Planning Commission
AGENDA

Wednesday, September 22, 2021, 6:00 p.m.

Teleconference - Broadcast via Webinar

Due to the increasing number of COVID-19 cases in San Luis Obispo County, City Administration has
made the difficult decision to return to a virtual meeting format. There will be no physical location for
the Public to view the meeting. Below are instructions on how to view the meeting remotely and how
to leave public comment. Additionally, members of the Planning Commission are allowed to attend
the meeting via teleconference and to participate in the meeting to the same extent as if they were

present.

Using the most rapid means of communication available at this time, members of the public are

encouraged to participate in Planning Commission meetings in the following ways:

Remote Viewing - Members of the public who wish to watch the meeting can view:

View the Webinar (recommended for the best viewing quality):

URL.: https://slocity-
org.zoom.us/j/862458630927?pwd=UVU3Um5hVzdGSklva3ZDakV0Y3Rtdz09
Telephone Attendee: +1 (669) 900-6833
Webinar ID: 862 4586 3092; Passcode: 986422

Note: The City utilizes Zoom Webinar for City Council Meetings. All attendees will enter

the meeting muted. An Attendee tutorial is available on YouTube; test your audio settings.
Televised live on Charter Cable Channel 20

View a livestream of the meeting on the City’s YouTube channel: http://youtube.slo.city

Public Comment - The Planning Commission will still be accepting public comment. Public comment
can be submitted in the following ways:
Mail or Email Public Comment
Received by 3:00 PM on the day of meeting - Can be submitted via email to
advisorybodies@slocity.org or U.S. Mail to City Clerk at 990 Palm St. San Luis Obispo,

CA 93401. All emails will be archived/distributed to Commissioners, however, submissions

after 3:00 p.m. on the day of the meeting may not be archived/distributed until the

following day. Emails will not be read aloud during the meeting.


https://slocity-org.zoom.us/j/86245863092?pwd=UVU3Um5hVzdGSklva3ZDakV0Y3Rtdz09
https://slocity-org.zoom.us/j/86245863092?pwd=UVU3Um5hVzdGSklva3ZDakV0Y3Rtdz09
http://youtube.slo.city
mailto:advisorybodies@slocity.org

Verbal Public Comment
In Advance of the Meeting — Call (805) 781-7164; state and spell your name, the agenda
item number you are calling about and leave your comment. The verbal comments must
be limited to 3 minutes. All voicemails will be forwarded to the Commissioners and saved
as Agenda Correspondence. Voicemails will not be played during the meeting.
During the meeting — Join the webinar (instructions above). Once public comment for the
item you would like to speak on is called, please raise your virtual hand, your name will be
called, and your microphone will be unmuted. If you have questions, contact the office of
the City Clerk at cityclerk@slocity.org or (805) 781-7100.

Pages
CALL TO ORDER

Chair Jorgensen will call the Regular Meeting of the Planning Commission to

order with Commissioners present via teleconference.

PUBLIC COMMENT

At this time, people may address the Commission about items not on the
agenda. Comments are limited to three minutes per person. Items raised at this
time are generally referred to staff and, if action by the Commission is

necessary, may be scheduled for a future meeting.

CONSENT

Matters appearing on the Consent Calendar are expected to be non-

controversial and will be acted upon at one time. A member of the public may

request the Planning Commission to pull an item for discussion. The public may

comment on any and all items on the Consent Agenda within the three-minute

time limit.

3.a. CONSIDERATION OF MINUTES - SEPTEMBER 8, 2021 PLANNING 5
COMMISSION MINUTES

Consideration of the Planning Commission Minutes of September 8,
2021.


mailto:cityclerk@slocity.org

PUBLIC HEARINGS

Note: Any court challenge to the action taken on public hearing items on this

agenda may be limited to considering only those issues raised at the public

hearing or in written correspondence delivered to the City of San Luis Obispo at,

or prior to, the public hearing. If you wish to speak, please give your name and

address for the record. Please limit your comments to three minutes; consultant

and project presentations limited to six minutes.

4.a.

4.b.

175 VENTURE DR. (ARCH-0624-2020) REVIEW OF THE PROPOSED

DESIGN AND LAYOUT FOR THE PHASED MEDIUM DENSITY

RESIDENTIAL (R-2) COMPONENT OF THE AVILA RANCH
DEVELOPMENT PROJECT

Recommendation:

Adopt a Resolution entitled, “A Resolution of the Planning Commission
of the City of San Luis Obispo approving site design and layout for 297
residential units within the R-2 Component of the Avila Ranch Project to
be developed within Phases 1-3 of the Development Plan, including a
fence height exception adjacent to an industrial area and finding the
project is exempt from further environmental review under the California
Environmental Quality Act (CEQA); as represented in the staff report
and attachments dated March 11, 2020, for the project located at 175
Venture Drive (ARCH-0624-2020).”

REVIEW OF A DRAFT ORDINANCE AMENDING TITLE 17 (ZONING

REGULATIONS) OF THE MUNICIPAL CODE WITH OBJECTIVE
DESIGN STANDARDS FOR QUALIFYING RESIDENTIAL PROJECTS

Recommendation:

Adopt a Resolution entitled, "A Resolution of the Planning Commission
of the City of San Luis Obispo recommending the City Council introduce
and adopt an Ordinance amending Title 17 (Zoning Regulations) of the
Municipal Code adding Objective Design Standards Chapter 17.69 for
qualifying residential projects with an exemption from Environmental
Review (CEQA) as represented in the Planning Commission Agenda
Report and attachments dated September 22, 2021 (Citywide; CODE-
0523-2021)."

331



COMMENT AND DISCUSSION
5.a. STAFF UPDATES AND AGENDA FORECAST

Receive a brief update from Deputy Community Development Director

Tyler Corey.
ADJOURNMENT

The next Regular Meeting of the Planning Commission meeting is scheduled for

October 13, 2021 at 6:00 p.m. via teleconference.

LISTENING ASSISTIVE DEVICES for the hearing impaired--see the Clerk

The City of San Luis Obispo wishes to make all of its public meetings accessible
to the public. Upon request, this agenda will be made available in appropriate
alternative formats to persons with disabilities. Any person with a disability who
requires a modification or accommodation in order to participate in a meeting
should direct such request to the City Clerk’s Office at (805) 781-7100 at least
48 hours before the meeting, if possible. Telecommunications Device for the
Deaf (805) 781-7410.

Planning Commission regular meetings are televised live on Charter Channel
20. Agenda related writings or documents provided to the Planning Commission
are available for public inspection on the City’s website:
http://www.slocity.org/government/advisory-bodies. Meeting video recordings
can be found on the City’s website:
http://www.slocity.org/government/department-directory/city-clerk/on-demand-

meeting-videos



o

Planning Commission Minutes

____“!iu' il

September 8, 2021, 6:00 p.m.
Teleconference - Broadcast via Webinar

Planning Commissioner Hemalata Dandekar, Commissioner Michael
Commissioners Hopkins, Commissioner Steve Kahn, Commissioner Michelle
Present: Shoresman, Commissioner Mike Wulkan, Chair Bob Jorgensen
Planning Vice Chair Nick Quincey

Commissioners

Absent:

City Staff Present: Senior Planner Brian Leveille, Assistant City Attorney Markie

Jorgensen, and Deputy City Clerk Kevin Christian

1. CALL TO ORDER

A Regular Meeting of the San Luis Obispo Planning Commission was called to
order on September 8, 2021, at 6:07 p.m.

2. PUBLIC COMMENT
Chair Jorgensen opened the public hearing.

Public Comments:
None

--End of Public Comment--

Chair Jorgensen closed the public hearing.

1
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3. CONSENT

3.a

CONSIDERATION OF MINUTES - AUGUST 25, 2021, PLANNING
COMMISSION MINUTES

Approve the Planning Commission Minutes of August 25, 2021.

Motion By Commissioner Wulkan
Second By Commissioner Shoresman

Ayes (6): Commissioner Dandekar, Commissioner Hopkins,
Commissioner Kahn, Commissioner Shoresman, Commissioner Wulkan,
and Chair Jorgensen

Absent (1): Vice Chair Quincey
CARRIED (6 to 0)

4. PUBLIC HEARINGS

4.a

1953 CHORRO (APPL-0512-2021) AN APPEAL OF THE COMMUNITY
DEVELOPMENT DIRECTOR’S DECISION TO DENY A DIRECTOR'’S
ACTION APPLICATION (DIR-0599-2019) REGARDING A REQUEST
FOR SETBACK EXCEPTIONS TO ACCOMMODATE AN 800 SQUARE-
FOOT ACCESSORY STRUCTURE

Assistant Planner Walter Oetzell presented the staff report and responded
to Commission inquiries. Additional input was supplied by Steve Sheats,
Code Enforcement Officer, and Senior Planner Brian Leveille.

Appellant Todd Miller provided rebuttal comments to items presented in
the staff report.

Chair Jorgensen opened the public hearing.

Public Comments:
None

--End of Public Comment--

Chair Jorgensen closed the public hearing.

2
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Motion By Commissioner Hopkins
Second By Commissioner Dandekar

Adopt a Resolution entitled, "A Resolution of the Planning Commission of
the City of San Luis Obispo, California, denying an Appeal and upholding
the Community Development Director’s decision denying a request for a
discretionary exception from Side and Rear Setback Standards for an
Accessory Structure at 1953 Chorro Street (APPL 0512 2021)."

Ayes (5): Commissioner Dandekar, Commissioner Hopkins,
Commissioner Kahn, Commissioner Shoresman, and Commissioner
Wulkan

Noes (1): Chair Jorgensen
Absent (1): Vice Chair Quincey
CARRIED (5to 1)

5. COMMENT AND DISCUSSION
5.a STAFF UPDATES AND AGENDA FORECAST
Senior Planner Brian Leveille provided an update of upcoming projects.
6. ADJOURNMENT

The meeting was adjourned at 7:38 p.m. The next Regular Meeting of the
Planning Commission meeting is scheduled for September 22, 2021, at 6:00 p.m.
via teleconference.

APPROVED BY PLANNING COMMISSION: XX/XX/2021

3
Page 7 of 355



Page 8 of 355



Planning Commission Agenda Correspondence

DATE: September 22, 2021
TO: Chair and Commissioners
FROM: John Rickenbach, Contract Planner

Tyler Corey, Deputy Community Development Director
SUBJECT: ITEM #4a — ARCH-0624-2020 (175 VENTURE DRIVE)

Staff has provided agenda correspondence to respond to questions from a Commissioner
that relate to conditions associated with the original project approval as well as
information related to project design and implementation.

1. Irequestthat you send to Commissioners Vesting Tentative Tract Map 3089 and
the accompanying Conditions of Approval (or a link to those items) in order for
us to make an informed decision on the finding of project consistency with the
Tentative Map.

Staff Response: Condition 2 of the current resolution refers to the project's need to
comply with previous conditions, including those related to the approval of VTTM
3089. A link to VTTM 3089 and these conditions is provided here to facilitate your
review:

VTTM3089:
https://www.slocity.org/home/showpublisheddocument/15847/636323520459170000

Tract Conditions (Resolution No. 10832 (2017 Series):
https://opengov.slocity.org/WebLink/DocView.aspx?id=68424&dbid=0&repo=CityClerk

2. What is the average size of all the Pocket Cottages within Phases 1-3? The size
information provided in the staff report and attachments appears to pertain only
to Phase 1, where the average size looks to be about 1,420 square feet, which
is larger than the 1,200 square feet specified in the Development Agreement.

Staff Response: Although the agenda report called out the average size for the 131
Cluster Units in Phase 1 (1,990 SF), it did not specify the average size of the 48
proposed Pocket Cottage Units in Phase 1, which is 1,346 SF. The applicant has not
indicated the average size of units for Phase 2 or 3, which would include up to 118
additional units (29 Pocket Cottage units in Phase 2; and 61 Cluster and 28 Pocket
Cottage units in Phase 3). Although the floor plans in Phases 2 and 3 would be the
same as those in Phase 1, the number and distribution of each within those phases
has not been established. Please see PC Agenda Packet Pages 19 & 20 for average
unit size analysis.

City of San Luis Obispo
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Staff Agenda Correspondence — 175 Venture Drive (ARCH-0624-2020) Page 2

3. Regarding energy use as specified in the Development Agreement:

a. Thereis a provision in the Development Agreement to provide solar energy
for 100% of onsite electrical demand. Is this considered part of the "net zero"
energy requirement that is proposed to be met in an alternative way as
discussed in the staff report?

b. There is a provision in the Development Agreement to provide integrated
power outlets for electric vehicles and bicycles. The project proposes
"dedicated circuit for EV charger prewire." Can you explain if the intent of
this Development Agreement provision is being satisfied?

Staff Response to 3.a: The applicant’s approach to energy provisions is considered
consistent with the intent of Development Agreement Section 7.07. The energy
discussion and analysis is included on Page 18 & 19 of the PC Agenda Package.

It is important to note that at the time the Development Agreement and Development
Plan were approved, the City expected the 2019 energy code to provide “net zero
energy” requirements. However, the California Energy Commission did not provide
net zero energy requirements in the 2019 code, and instead made a pivot to value
greenhouse gas emissions as a top priority and made changes to the energy code
that allowed for all-electric new development. This pivot occurred in parallel with the
City’s commitments to deep reductions in greenhouse gas emissions, prioritizing the
reduction in fossil fuels (including natural gas), and supporting the transition to all-
electric buildings.

Given the shift in state code and City policy towards operational greenhouse gas
emissions instead of net zero energy, the Community Development Director
determined that the proposed project complies with section 7.07(ii-vi) and achieves
the City’s policy objectives in alignment with the intent of the Development Agreement
and Development Plan, therefore satisfying section 7.07(i). First, the project is
committed to all-electric units. This is a key commitment that ensures that as the
electricity grid continues to be rapidly decarbonized, buildings in the project will
achieve operational carbon neutrality.

Additionally, the project proposes rooftop solar system sizes beyond what would be
minimally required by the California Energy Code. This is important because the
additional solar will help offset energy costs associated with increased electricity use.
In the cost effectiveness report presented to Council on September 3, 2019, staff
provided evidence that increases in rooftop solar above the amount required by the
2019 Energy Code ensure that the building occupants pay roughly the same or lower
energy costs than if they occupied a mixed fuel building of the same design.

One additional relevant note that is not included in the staff report is that the switch
from mixed-fuel to all-electric will increase the onsite electricity load and therefore
would have required solar installations beyond what was contemplated in the DA and
DP and would likely not be feasible given site constraints. The proposed approach
acknowledges this reality and provides a solution aligned with Council’s sustainability

policy.
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Staff Agenda Correspondence — 175 Venture Drive (ARCH-0624-2020) Page 3

Staff Response to 3.b: Section 7.07(b) of the DA notes that the project will provide
sustainability features as described in the Development Plan, one of which is
integrated power outlets for EVs and electric bicycles. At the same time, there is
flexibility built into Section 8.06 of the DA that allows for approaches that meet the
overall intent of the DA and Development Plan. As noted in the previous response,
certain provisions related to energy in the Development Plan are now outdated
because of the direction provide by the 2019 energy code. That said, the Planning
Commission can consider requiring integrated power outlets as an additional condition
to meet the intent of the DA.

4. Will development of Phases 1-3 include the specified number of affordable and
workforce housing units on the lots that are specified in the Development
Agreement?

Staff Response: Yes, affordable housing will be required in Phases 1-3 as specified
in the DA. Prior to final map recordation, the applicant shall enter into an affordable
housing agreement consistent with requirements of the DA. Ongoing compliance with
this agreement will be verified by staff.

5. The proposed site plan does not appear to include any parks within Phases 1-
3, but the Development Plan Phasing Plan (Fig. 9) includes 5 parks within
Phases 1-3, and the Development Plan text states that 5 acres of parkland are
to be developed with Phases 1-3. Please explain this apparent inconsistency.

Staff Response: The PC is being asked to review the site design associated with the
R-2 product of the Development Plan. The Development Plan Phases 1-3 requires
five parks with a total of 5 acres. The housing layout has been designed to provide for
these required parks, which were reviewed by the PRC and included as part of the
project approval by City Council. Please see sheet SP1.0 for the footprint locations of
the parks. See Appendix B of the Development Plan linked below for specific park
details.

https://www.slocity.org/home/showpublisheddocument/15853/636323578265600000
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» CITY OF Meeting Date: 9/22/2021
wifs) SAn LUIS OBISPO Item Number: 4a

Time Estimate: 60 minutes

PLANNING COMMISSION AGENDA REPORT

SUBJECT: REVIEW OF THE PROPOSED DESIGN AND LAYOUT FOR THE PHASED
MEDIUM DENSITY RESIDENTIAL (R-2) COMPONENT OF THE AVILA RANCH
DEVELOPMENT PROJECT, CONSISTING OF 297 RESIDENTIAL UNITS; THE
PROJECT APPLICATION INCLUDES A FENCE HEIGHT EXCEPTION TO ALLOW A
MAXIMUM 13

PROJECT ADDRESS: 175 Venture Drive BY: John Rickenbach, Contract Planner
Phone Number: 805-610-1109
Email: jfrickenbach@aol.com

FILE NUMBER: ARCH-0624-2020 FROM: Tyler Corey, Deputy Director

RECOMMENDATION

Adopt the Draft Resolution approving the proposed site design and layout for the R-2
component of the Avila Ranch Project to be developed within Phases 1-3 of the
Development Plan, including a fence height exception adjacent to an industrial area,
based on findings and subject to the Conditions of Approval.

SITE DATA
Applicant Wathen Castanos Homes
Representative Carol Florence; Reed Onate

General Plan and Medium Density Residential; R-2-SP
Zoning within the Airport Area SP

Site Area 150 acres for the entire Avila Ranch
area (27.3 acres within the R-2-SP
zone)

Environmental Consistent with Avila Ranch certified Figure 1. Avila Ranch Area within the
Status Final EIR Airport Area Specific Plan

1.0 BACKGROUND AND SUMMARY

On September 19, 2017, the City Council approved the Avila Ranch project, which
envisioned phased development of up to 720 homes and 15,000 square feet of
neighborhood-serving commercial uses on a 150-acre site on three parcels in the
southern portion of the City of San Luis Obispo, generally northeast of Buckley Road and
Vachell Lane (APNs 053-259-004, -005 and -006).
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Item 4a
ARCH-0624-2020
Planning Commission Report — September 22, 2021

The project as approved was determined to be consistent with the City’s General Plan,
Airport Area Specific Plan (as amended), and the City’s Community Design Guidelines.
It was also determined to be consistent with the County’s Airport Land Use Plan.

The project site is within a portion of the Airport Area Specific Plan and is designated as
Medium Density Residential (R-2). Figure 1 shows the proposed project site and key
information about the site. The proposed action is consistent with the certified Final EIR
for Avila Ranch project.

The following entitlements were included as part of project approval to facilitate
development:

e Resolution 1832 (2017 Series) certifying the Final Environmental Impact Report
for the project, amending both the Airport Area Specific Plan and General Plan,
and approving Vesting Tentative Tract Map No. 3089.

e Resolution 1638 (2017 Series) rezoning property at 175 Venture Drive (the
Project) from Business Park/Specific Plan Area (BP-SP) and Conservation /Open
Space/Specific Plan Area (C/OS/SP) to be consistent with the Project’s
Development Plan and with the General Plan and Airport Area Specific Plan, as
amended to enable development of 720 residential units and 15,000 square feet
of neighborhood commercial on a 150-acre site. The Project also includes 18 acres
of parks and 53 acres of designated open space.

e Ordinance 1639 (2017 Series) approving the Development Agreement (DA)
between the City and Avila Ranch LLC. The Project was subsequently sold to
Wathen Castanos Homes, and with it, the rights and obligations associated with
the DA. The DA ensures phased and orderly development of the Project, and
includes provisions for reimbursement for public infrastructure and improvements
beyond project requirements.

The applicant now requests that the Planning Commission approve the proposed design
and layout for the Medium Residential Density (R-2) component of the project. The
majority of the R-2 zoned property is located within Phase 1 of the approved Development
Plan, with the remainder of the R-2 zoning in Phases 2 and 3, consistent with what is
described in the Development Plan. In all, the project would accommodate 297 R-2 units,
which would be constructed in three phases (refer to Figure 2, Avila Ranch Project
Phasing and R-2 Locations). Phase 1 would include 179 R-2 units, with 29 R-2 units as
part of Phase 2 and 89 R-2 units in Phase 3. The current application also includes a
fence height exception request to provide screening between the residential development
and the adjacent existing industrial/manufacturing development north and west of
portions of Phase 1 development.

Page 14 of 355



Item 4a
ARCH-0624-2020
Planning Commission Report — September 22, 2021

2.0 PROJECT DETAILS

FUTURE
PHASE 4

el "~ FUTURE

PH. 6

 FUTURE
PHASE 5 : FUTURE

BUCKLEYROAD

$ FUTURE PHASES, NA.P .
NOTE: DEVELOPMENT OF PHASES MAY BE NON-SEQUENTIAL
! 1 PROJECT AREA (R-2 PRODUCT) STREET SCENE ELEVATION,
""" REFER TO SHEET AS-1.0

PREVIOUSLY APPROVED RO.W. /o s sy s
PUBLIC IMPROVEMENTS PARK / ARCHITECTURAL ‘. S e

RENDERING, SEE SHEET AS-1.1 SCALE: 1"=300"

The proposed application is for the Planning Commission to consider approval of the
design aspects of the R-2 component of the Avila Ranch project, which would be
constructed in Phases 1-3 of the project. If approved, the R-2 products as envisioned
would be developed in the framework of existing project entitlements, subject to the
policies of the General Plan, AASP, and requirements of the Avila Ranch Development
Agreement and Development Plan. Figure 2 shows the phasing within Avila Ranch, and
the R-2 areas in more detail, which is exclusively in the first 3 phases of the 6-phase
project. The layout shown is consistent with the approved Tract Map.

Two types of R-2 products are proposed, and these are described in the Avila Ranch
Development Plan. These are called the Cluster and Pocket Cottage units, which differ
in their design, size and layout. These are briefly described below but described in detail
on Sheets Al.1 through A9.2 of the project plans (Attachment B).
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Item 4a
ARCH-0624-2020
Planning Commission Report — September 22, 2021

Cluster units would range in size from 1,609 to 2,273 square feet (SF). These are 3-
bedroom units, most with 2.5 bathrooms, although some have 3 full bathrooms. Overall,
six floor plans are proposed, including two floor plans that are repeated from the pocket
cottage product. The Pocket Cottage units are slightly smaller, ranging in size from 819
to 1,708 SF, with five floor plans proposed. The smallest unit has 2 bedrooms and 1
bathroom, while the others have 1.5 to 2.5 bathrooms.

Architectural Design Concept

The overall community has been designed in small motor court clusters, sharing a drive
aisle and landscaped paseo on either side of the homes. This design approach is intended
to present a pedestrian friendly street fagade and scale along the main circulation streets
by eliminating the street facing garage door and driveways. Consistent with the
Development Plan, five architectural styles are proposed. These include Spanish
(Mission), Bungalow, Craftsman, Farmhouse and Contemporary. In the case of the
cluster units, any of the five styles could be applied to any of the six proposed floor plans.
For the cottage units, there is a greater emphasis on the Spanish style, especially for the
smallest units, which would be exclusively in this style. Please refer to the Agenda Report
for the Architectural Review Commission meeting of August 16, 2021.

Table 1 summarizes the proposed floor plans within the R-2 zone, including key features
and the applicability of the various architectural styles.

Table 1. Summary of Proposed R-2 Development
Cluster Units
Plan # Size Stories Bedroom/ Garage Architectural | # of Unitsin
Baths Styles Phase 1
Same as Cottage | 1,609 SF 2 3BR/ 1.5BA 1 car A,B,CD,E 15
plan 2
Same as Cottage | 1,708 SF 2 3BR/ 2.5BA 1car A B, CD,E 5
plan 3
1 1,805 SF 2 3BR/ 2.5BA 2 car A B,CD,E 17
2 1,900 SF 2 3BR/ 2.5BA 2 car AB,CD,E 20
3 2,066 SF 2 3BR/ 2.5BA 2 car + bonus room AB,CD,E 43
4 2,273 SF 2 3BR/3BA 2 car + bonus room AB,CD,E 31
TOTAL 131
Pocket Cottage Units
1 1,169 SF 2 3BR/ 1.5BA 1car A B, D 8
2 1,609 SF 2 3BR/ 2.5BA 1car A B CD,E 12
3 1,708 SF 2 3BR/ 2.5BA 1car A B CD,E 13
4 1,551 SF 2 3BR/ 2.5BA 1car A 2
5 819 SF 1 2BR/ 1BA 1car A 13
TOTAL 48
All Phase 1 179
Architectural Style Key:
A —Spanish (Mission) B —Bungalow C-Craftsman D - Farmhouse E - Contemporary
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ltem 4a

ARCH-0624-2020
Planning Commission Report — September 22, 2021

Figures 3 and 4 show renderings of the development concept, and how the various
architectural and design elements would interact with parks and pedestrian paseos. The
intent of the overall design is to mix architectural styles and floor plans throughout the
development consistent with the intent of the Development Plan. Additional renderings
and design details are included in the application package (Attachment B, Sheets AS1.0
through AS1.4).

Figure 4. Rendering of Development Concept
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ARCH-0624-2020
Planning Commission Report — September 22, 2021

ltem 4a

Details related to the treatment of pedestrian paseos, particularly how they would interact
with neighboring development and landscaping, are included on Sheets L1.0 to L1.8.
Additional details related to lighting, colors and materials are included on Sheets A10.0

to A10.5 (Attachment B, Project Plans).
3.0 PROPOSED FENCE HEIGHT EXCEPTION

Municipal Code section 17.70.070 allows a maximum
wall/fence height of 6 feet along rear and side
setbacks or up to 9 feet when combined with a
retaining wall. Exceptions to these requirements can
be granted for circumstances relating to topography
and privacy. (SLMC § 17.70.070(H).) A fence height
exception is requested along the north and west tract
boundaries adjacent to an industrial property (APN
053-259-003) to allow for a 6-foot high solid fence
atop a previously approved retaining wall. The
requested maximum total combined wall/fence height
is proposed at 13 feet.

This exception is requested in response to the site
topography and to provide privacy for proposed
residential uses from the adjacent active industrial
development, notably the parking areas near the
property line. The majority of the retaining wall would
face the residential development. The proposed
fences would be located in the rear and side yards of
the residential development and would not be visible
along public roads.

See Figure 5 for the proposed fencing concept, which
shows some of the detail from Sheet E1.0, included
as Attachment B. The site retaining walls were
approved and permitted as part of Tract 3089 Phase
1 Improvements (FMAP-1563-2018) and are
included for graphic reference only to depict the total
wall/fence height. The retaining wall varies in height
from 2 to 7 feet. Although the combined height of the
retaining wall and fence could be as high as 13 feet,
because of topographic variation, in other areas it
would be under 9 feet. Due to the tract drainage
improvements, topography, and location of the
approved walls, it is infeasible to offset the fence from
the retaining wall.

5 . :i 1350 Io#eof -~
SECTION A’ \ ilding envelope

1§ 13.5'"" to edge of 4]
uilding envelope 1

5" to edge of
building envelope

-_

Figure 5. Proposed Fence Height Exception
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Item 4a
ARCH-0624-2020
Planning Commission Report — September 22, 2021

4.0 PLANNING COMMISSION PURVIEW

The Planning Commission’s role is to consider approval of the proposed design of the R-
2 product and fence height exception request, informed by the recommendations of the
Architectural Review Commission. In arriving at a decision, the Planning Commission
should consider the proposal’s consistency with the General Plan?, Airport Area Specific
Plan (AASP), Zoning Regulations?, Community Design Guidelines, and other applicable
City development standards. The Planning Commission should determine if the proposal
is consistent with the intent of the Avila Ranch Development Plan.

If approved by the Planning Commission, any future development of the 297 allowed
housing units within the R-2 zone may be processed ministerially, provided it complies
with the Mitigation Measures in the certified Final EIR, the Conditions of Approval set forth
at the time the Avila Ranch project was originally approved, and is in conformance with
approved Venting Tentative Tract Map 3089 and Development Agreement.

5.0 PREVIOUS REVIEW

The Avila Ranch project was originally approved by the City Council in September 2017.
This included a Development Agreement, Development Plan, VTTM 3089, and a certified
Final EIR that addressed the entire development, including the R-2 portion of the project.
The approved project had been previously reviewed by the Planning Commission,
Architectural Review Commission, Parks and Recreation Commission, Bicycle Advisory
Committee, and Airport Land Use Commission, all of which informed the City Council’s
decision. The current application that is focused on the R-2 product design and fence
height exception was reviewed by the Architectural Review Commission on August 16,
2021, which unanimously recommended approval to the Planning Commission, with the
following direction:

1. The Contemporary architectural scheme should be revisited to bring more “grace,”
and have the massing match other styles more effectively;

2. Recommended flexibility in implementing Development Plan Standard 7.1.3, such
that the predominant architectural style within an identified neighborhood could be
40-60% of the units in that neighborhood, rather than the 60% prescribed by the
standard;

3. Confirm compliance with sustainability requirements of the Development
Agreement and Development Plan as appropriate; and

4. Supported the proposed fence height exception.

1 General Plan: Land Use Element Chapter 2 (Conservation and Development of Residential
Neighborhoods), Chapter 3 (Commercial and Industrial Development), Chapter 8 (Special Focus Areas)
and Chapter 9 (Sustainability); Housing Element Chapter 3 (Goals, Policies and Programs)

2 Zoning Regulations Article 3 (Regulations and Standards Applicable to All Zones)
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6.0 PROJECT ANALYSIS

The proposed development must be consistent with the requirements of the General Plan,
Zoning Regulations, AASP, Development Agreement, and Avila Ranch Development
Plan (ARDP). Notably, upon its approval, the project (including the Development
Agreement and ARDP) was found to be consistent with the General Plan and AASP, and
is directly referenced in the AASP. Therefore, consistency with the Development
Agreement and ARDP are the key considerations with respect to this project, and these
are the focus of the analysis that follows.

The Development Agreement (DA) and ARDP were intended to work together to provide
direction for the project, with the City’s Zoning Regulations used to determine
development parameters where the ARDP is either silent or open to interpretation. The
DA, in particular, is the overarching guidance document, which specifies the required
approach to a number of topics, including infrastructure, affordable housing, energy use
and others. As such, it is useful for determining the intent of the DA and ARDP when
provisions of those documents require interpretation, especially as the ARDP was put
together without the benefit of a detailed project design, and did not anticipate all
situations that arise through the design review process. For this reason, the analysis that
follows is often framed in terms of whether the project application meets the intent of the
ARDP, rather than necessarily follows all of the specific provisions described in that
document, some of which may no longer be applicable or appropriate based on updated
citywide regulations (notably some of the provisions related to energy use). Other
aspects of the ARDP may be more practically achieved through the applicant’s proposal,
notably with regard to certain site design considerations. This is especially the case with
regard to how setbacks and building heights are determined when considered in the
context of the City’s zoning requirements for R-2 development.

6.1 Development Agreement

Flexibility

With respect to project design within the R-2 Zone, the Development Agreement includes
several relevant provisions, the most important of which is Section 8.06, which recognizes
a need for flexibility during project implementation, and the need to potentially allow for
minor deviations from the Development Plan, if the project is consistent with the intent of
the Development Plan. Specifically, it states:

“...Implementation of the project may require minor modifications of the details of the
Development Plan and affect the performance of the Parties to this Development
Agreement. The anticipated refinements of the Project and the development of the
Property may require that appropriate clarifications and refinements are made to this
Development Agreement and Entitlements with respect to the details of the performance
of the City and the Developer. The Parties desire a certain degree of flexibility with
respect to those items covered in general terms under this Development Agreement.”
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In short, the Development Agreement recognized that in order to make a project
implementable, some flexibility in project design might be necessary so long as such
deviations from the Development Plan comport with the intent of the Development
Agreement and Development Plan.

Energy Use

Another key section of the DA concerns energy use, which could potentially affect the
project design. Section 7.07 of the Development Agreement addresses energy
requirements for the project. Specifically, Section 7.07 requires that the project “shall
provide for accelerated compliance with the City’s Energy Conservation Goals and its
Climate Action Plan by implementing energy conservation measures significantly above
City standards and norms.” At the time the DA was adopted in 2017, the project was
evaluated and approved in the context of the 2016 building codes, which provided for
energy conservation measures that were significantly greater than what was in place
before that time. The intent of the DA standards and guidelines as written below was to
go beyond that required by the 2016 building codes, and anticipate what was to be
required in the 2019 Building Energy Efficiency Standards and the City’s Clean Energy
Choice Program, which were not yet adopted at that time. The overall intent of the
Development Plan was to improve energy conservation measures in R-1 and R-2
buildings by at least 15% over the 2016 Title 24 standards, and at least 10% for the R-3,
R-4, NC and other uses. That was also the performance standard set forth in Section
7.07 of the DA.

Section 7.07 of the DA also requires that the project shall provide sustainability features
including:

0] housing that meets the 2019 net zero building and energy codes, or if the 2019
building and energy codes are not yet adopted upon building permit application,
the equivalent to the satisfaction of the Community Development Director,

(i) implementing any future city-wide policy regarding carbon emissions reduction,

(i) solar electric panels,

(iv)  integrated power outlets for electric vehicles and electric bicycles,

(V) building design that maximizes grey water usage, and

(vi)  work-at-home options with high-speed internet connectivity.

Thus, in order to comply with the DA, and meet the intent of the Development Plan, the
R-2 project must demonstrate energy conservation in excess of 15% over the 2016 Title
24 standards, and because the 2019 net zero building and energy codes were not
adopted, to satisfy section 7.07(i) the project must include sustainability features
consistent with 2019 energy codes to the satisfaction of the Community Development
Director. The Development Agreement provides the list shown above, but ultimately
leaves it to the Community Development Director to determine whether the proposed
energy design is sufficient to meet requirements.
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It is important to note that at the time the Development Agreement and Development Plan
were approved, the City expected the 2019 energy code to provide “net zero energy”
requirements. However, the California Energy Commission did not provide net zero
energy requirements in the 2019 code, and instead made a pivot to value greenhouse
gas emissions as a top priority and made changes to the energy code that allowed for all-
electric new development. This pivot occurred in parallel with the City’s commitments to
deep reductions in greenhouse gas emissions, prioritizing the reduction in fossil fuels
(including natural gas), and supporting the transition to all-electric buildings.®

Given the shift in state code and City policy towards operational greenhouse gas
emissions instead of net zero energy, the Community Development Director determined
that the proposed project complies with section 7.07(ii-vi) and achieves the City’s policy
objectives in alignment with the intent of the Development Agreement and Development
Plan, therefore satisfying section 7.07(i). First, the project is committed to all-electric units.
This is a key commitment that ensures that as the electricity grid continues to be rapidly
decarbonized, buildings in the project will achieve operational carbon neutrality.

Additionally, the project proposes rooftop solar system sizes beyond what would be
minimally required by the California Energy Code. This is important because the
additional solar will help offset energy costs associated with increased electricity use. In
the cost effectiveness report presented to Council on September 3, 2019, staff provided
evidence that increases in rooftop solar above the amount required by the 2019 Energy
Code ensure that the building occupants pay roughly the same or lower energy costs than
if they occupied a mixed fuel building of the same design.

Table 2 provides a summary of the proposed solar size by plan type as submitted by the
applicant. The applicant proposes increasing the size of the solar system by between 19
and 30 percent over 2019 California Energy Code requirements. Staff met with the
applicant’s solar consultant to review the proposal and concurs that the assessment
provided is accurate and reflects the maximum additional solar available given roof and
site conditions.

3 For example, in 2020 Council 1) joined Central Coast Community Energy (formerly Monterey Bay
Community Energy) to access clean electricity; 2) approved Resolution 11159 (2020 Series) committing to
a carbon neutral community by 2035 and a goal of no new operational emissions from onsite energy
consumption by 2020; and 3) adopted the Clean Energy Choice Program for New Buildings, which includes
Resolution 11133 (2020 Series), that states, “it is the Policy of the City that new building should be all-
electric.”,
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Table 2. Summary of Proposed Solar Installations
1)
9- Solar System Size | Code Minimum Size .
compliance
Plan 1 - cluster 2 1,848 2.80 kW 2.28 21%
Plan 2 - cluster 2 1,898 2.80 kW 2.28 21%
Plan 3- cluster 2 2,069 3.15 kW 2.61 20%
Plan 4 - cluster 2 2,273 3.15 kW 2.64 19%
Plan 1 - cottage 2 1,167 2.45 kW 1.86 30%
Plan 2 - cottage 2 1,611 2.80 kW 2.23 24%
Plan 3 - cottage 2 1,723 2.80 kW 2.25 24%
Plan 4 - cottage 2 1,554 2.80 kW 2.22 24%

In addition to the all-electric and additional solar commitments, the project also includes
the following sustainability commitments summarized here and described more fully in
Attachment C:

LEED — ND - Compliance with the U.S. Green Building Councils Leadership in
Energy and Environmental Design for Neighborhood Development (LEED- ND)
focuses on the following areas

Green Point Rated

Advanced framing systems

Quiality insulation inspections

Energy Star rated appliances

Dual zone high efficiency heat pumps for HYAC systems

High efficiency tanked heat pumps for hot water heating systems including
programmable “smart” systems to match heating with onsite solar production and
low cost grid energy

EPA water-sense fixtures

Bicycle storage area in garages

Voucher for $750 toward an e-bike

Dedicated circuit for EV charger pre-wire

Negotiating with ZipCar for rideshare services

Housing Size and Affordability

Section 7.05 of the DA addresses the projects requirements with respect to providing its
share of affordable and workforce housing. By reference, it bases its requirements on
Appendix G of that document, which describes the intent of development within each
zone, both in terms of housing size and affordability. Table 3 shows what the DA and
Development Plan specify for the R-2 zone, and compares those to what is currently
proposed:
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Table 3. Comparison of Housing Requirements in the DA and ARDP to Proposed
Zoning Unit Type Square Footage
DA (range) DA (avg size) ARDP (range) Proposed
R-2 Cluster (Standard) 1,050-2,200 SF 1,750 SF 1,000-2,400 SF 1,609-2,273 SF
R-2 Pocket Cottage 1,050-1,300 SF 1,200 SF 1,000-1,250 SF 819-1,708 SF

The comparison of the DA and the Development Plan is important, because while they
are similar, they do not completely agree. But while there are minor differences, the intent
of each is to provide a range of housing sizes, generally between 1,000 and 2,400 SF for
the Cluster units, and a slightly smaller size for the Pocket Cottage units. The housing
size is only important to the extent it affects affordability by design, operating under the
assumption that smaller housing sizes are typically more affordable.

While the DA expresses ranges for the square footage of various units, y, the proposed
mix addresses the intent of the housing size provisions of the DA and ARDP document.
Notably, the applicant has worked closely with City staff to develop the housing product
sizes that are proposed, balancing housing size with functionality, lot configurations,
outdoor open space requirements, and affordability by design. The average size of the
131 Cluster units proposed to be developed in Phase 1 is 1,990 SF, which is somewhat
higher than envisioned in either the DA or Development Plan. On the other hand, the
Pocket Cottage product includes 13 units at 819 SF in Phase 1, which is substantially
below the anticipated range of what either document calls for. Another 8 Pocket Cottage
units in Phase 1 would be 1,169 SF, which is also well below the average size envisioned
in the DA, suggesting product that would be relatively more affordable by design.

The development of the R-2 housing products would be subject to the affordable housing
provisions set forth in the DA, which includes 9 deed restricted units in the Pocket Cottage
product in addition to those that are intended to be more affordable by design (based on
size).

6.2 Avila Ranch Development Plan

The Avila Ranch Development Plan (ARDP) was approved by the City Council as one of
the key project entitlements in 2017. In general, it provides the blueprint for future
development in the Avila Ranch planning area, and provides the standards and guidelines
for such development pursuant to that portion of the Airport Area Specific Plan, of which
Avila Ranch is a part. The ARDP also works in conjunction with the Development
Agreement, and in some cases, the City’s Zoning Regulations, for some project aspects
that are not otherwise addressed in the ARDP.

At the time the ARDP was approved, the City Council provided direction to staff for certain
items to “clean up” without changing the fundamental direction of the document itself.
Some of these items related to input previously provided by the ARC and Planning
Commission prior to its approval and requested clarification with respect to how standards
for the smaller Pocket Cottage units might vary from those for Cluster units.
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Since then, staff has prepared a “cleaned up” version of the document that incorporates
Council’s direction, and also includes clarifying language regarding its application in
conjunction with the Development Agreement for the project. The Development Plan is
included as Attachment E. The applicant’s proposed refinement of R-2 standards included
in the ARDP for the Cluster and Pocket Cottage units is included as Attachment F.

Notably, some flexibility was built into the ARDP through the provisions of the
Development Agreement, as previously discussed. This is important, because it allows
for some deviation from Development Plan standards in project design, if such deviations
are determined to be consistent with the intent of both the Development Agreement and
ARDP as applicable.

Although the ARDP addresses a wide range of issues, the most important portion of the
document that relates to housing and site design is the Design Framework section
(Attachment E — Avila Ranch Development Plan, page 36). This section includes
numerous standards and guidelines that complement the City’s R-2 Zoning requirements,
and in some cases provide further direction or refinement as it relates to parameters such
as building height, setbacks, and minimum lot sizes. Table 4 summarizes the key
proposed project components within the R-2 zoned portion of the Avila Ranch project
area, and a comparison to the regulations as set forth in both the Avila Ranch
Development Plan and the City’s Zoning regulations:

Table 4. Comparison of Approved ARDP, R-2 Zoning Regulations, and Proposed
Development

Approved DP (2017)

Zoning Regs for R-2

Proposed
Cluster Units

Proposed
Cottage Units

Minimum Front
Street setback

15 feet to dwelling; 10
feet to porch

20 feet

Same as
Approved DP

Same as
Approved DP

Minimum Rear

Alley or street access: 20

Variable: 5-15 feet,

Same as

Same as

setback feet and 13 feet to which affects building Approved DP Approved DP
garage; 3.5 feet for height
detached units; Cluster
units 5 feet
Minimum Side 0 feet or as provided in R- 10 feet 8-13 feet for 8-13 feet for

Height

but 1 foot per 1.5 feet of
distance between road
centerline and front of
building.

based on setback
requirements per Table
2-7.

setback 2 zone (attached); 5 feet dwelling; 5-10 dwelling; 5-10

for detached feet for porch feet for porch
Minimum Interior - Variable: 5-15 feet, 4 feet 4 feet
setback which affects building

height

Minimum Side - 10 feet 10 feet 10 feet
Street setback
Maximum Building Variable: no maximum, Variable: up to 35 feet; 35 feet 35 feet

Page 25 of 355



ARCH-0624-2020

Item 4a

Planning Commission Report — September 22, 2021

Approved DP (2017) Zoning Regs for R-2 Proposed Proposed

Cluster Units Cottage Units

Minimum Lot Area 3,575 SF

5,000 SF 3,575 SF 2,620 SF

Lot Coverage 60% max

50% max 60% max 60% max

Although proposed development is generally consistent with the ARDP as approved,
there are certain areas where the proposed design would diverge slightly. This is
particularly true with respect to building heights and some setbacks. Issues related to
project architecture design were previously reviewed by the ARC, and found to be
consistent with the intent of the ARDP, with the following recommendations to Planning

Commission:

1. The Contemporary architectural scheme should be revisited to bring more “grace”,
and have the massing match other styles more effectively

2. Recommended flexibility in implementing Development Plan Standard 7.1.3, such
that the predominant architectural style within an identified neighborhood could be
40-60% of the units in that neighborhood, rather than the 60% prescribed by the

standard

3. Confirm compliance with sustainability requirements of the Development
Agreement and Development Plan as appropriate

For further discussion on how the modifications outlined above in Table 4 are consistent
with the intent of the ARDP, Community Design Guidelines (CDG) and Zoning
Regulations, see table Table 5 below.

Table 5. Consistency with Intent of the Development Plan and Community Design

Highlighted Sections

Guidelines

Discussion Items

Avila Ranch Development Plan — Design Framework

ARDP Standard 1.1: Adherence to
AASP Building Orientation and
Setback Standards

The ARDP builds on the streetscape and pedestrian orientation
standards included in the AASP, and follows the intent of
setback requirements included in the Municipal Code related to
the R-2 zone. The proposed design adheres to these standards
and meets the intent of ARDP standards that relate to these
issues. Figure 6 above shows the relevant proposed standards
for the R-2 zone within the ARDP, which is consistent with the
intent of the ARDP and zoning requirements.

ARDP Standards 1.2, 1.6 and 1.7 and
related guidelines: Building Height
and Setback relationship; driveway
orientation; open space orientation

The intent of this standard is to avoid blocking distant views of
the background topography through the relationship of
setbacks to building height. As designed, the project would
adhere to setback and building height restrictions of the R-2
zone as applied elsewhere in the City. The project meets the
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intent of City requirements, including the municipal code and
applicable ARDP standards.

The project as designed meets the intent of standards related
to driveway and garage orientation away from major street,
and with its paseos and parks, meet the intent of open space
orientation standards. These are also consistent with direction
in the AASP and CDG.

This standard calls for all mini parks and pocket park
programmed as part of Avila Ranch to be included in project
design. As indicated on project plans, the R-2 design within
phases 1-3 would allow for the parks shown within these
phases on the approved Tract Map and Development Plan,
including Parks A-E and Stevenson Park, and with appropriate
pedestrian connections as shown in Figures 3 and 4.

ARDP Standard 2.3: Pedestrian
Activity Areas

This standard requires that development use one or more of
ARDP Standard 7.1.2: Required these architectural styles: Farmhouse, California Bungalow,
Architectural Styles Contemporary, Craftsman, or Mission (Spanish). The project
design uses all five styles, distributed throughout the project.

This standard includes a detailed approach to ensure that
architectural styles are distributed throughout the planning
area. The intent is to ensure visual variety and interest
throughout, and large enclaves of overly uniform style and
architecture. The design as envisioned includes 6 different floor
plans for the cluster units, and 5 floor plans for cottage units,
with architectural styles that could apply to those floor plans.
ARDP Standard 7.1.3 and related The ARC recommended some flexibility in this ARDP standard,
guidelines: Distribution of to allow for the predominant style within an identified
Architectural Styles neighborhood to be 40-60% of the housing in that
neighborhood (rather than a strict 60% minimum). The
applicant has indicated the intent to comply with this
recommendation. Sheets AS1.0-AS1.4 demonstrate the intent
of the applicant, and show a variety of styles, colors and floor
plans within a given street scene. In addition, porches are
included in the project consistent with Guideline 7.1.3.E.

The ARDP builds on the streetscape and pedestrian orientation
standards included in the AASP, and follows the intent of
setback requirements included in the Municipal Code related to
ARDP Standards 7.2.3, 7.3.2, 7.3.5 the R-2 zone. A strict adherence to the ARDP standards for
and related guidelines: Scale and calculating building heights in the ARDP would result in variable
massing, including the relationship building heights that are keyed to street width and setbacks,
between building height and and would generally be much less than 35 feet, or in cases even
setbacks less than 30 feet. This would preclude 2-story designs for much
of the development, and make it difficult to achieve the amount
of housing in the context of expected densities approved with
the projectin 2017. Instead, the applicant proposes adherence
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to the 35-foot maximum building height provisions consistent
with the R-2 zone throughout the City. The proposed design
adheres to R-2 zoning requirements related to setbacks and
building heights, and meets the intent of ARDP by allowing for
the housing densities anticipated under the ARDP.

The intent of this standard is to ensure that visually prominent
design details are compatible with the overall architectural
style, and that compatible colors and materials are chosen. Key
features include entries, windows, doors, and garages. See
Sheets A1.0 through A9.2 that reflect this standard, showing
details related to each of these features, which are consistent
with the applicable architectural theme. Colors and materials
proposed are shown on Sheets A10.0 to A10.5. These reflect a
variety of color and material choices within compatible
parameters. Colors range from muted grays, whites and
browns augmented by a variety of color choices. Materials
differ depending on architectural style.

ARDP Standards 7.4.1 and 7.5.1:
Architectural facades and
treatment; colors and materials

The proposed project responds to these standards with a
landscape plan that enhances and complements the
architectural design, as shown on several project sheets,
notably Sheets L1.0-L1.8, and the renderings shown on Sheets
AS1.0-AS1.4.

ARDP Standards 8.1.1-8.1.4:
Landscaping

The project has not yet established a formal lighting plan,
although Sheet A10.0 shows potential lighting fixtures as they
ARDP Standards 9.3.2-9.3.8: relate to the different architectural styles. The project will be
Lighting required to comply with the City’s night sky ordinance;
however, the PC may provide specific direction regarding
exterior lighting for the project.

The intent of this standard is to ensure that fencing design does
not block views of open spaces or Tank Farm Creek. The project
as designed complies with this requirement. The proposed
exception to the fence height would apply only to areas
ARDP Standard 12.1: Fencing between residences and industrial areas, not areas associated
with open space or the creek. As described earlier in this
Agenda Report, the proposed fence height exception meets the
criteria for considering such exemptions, and was
recommended for approval by the ARC.

The ARDP was adopted prior to the 2019 energy conservation
standards, and thus refers to outdated standards. However, as
noted previously, the DA includes performance standards to
exceed citywide requirements as they were in place at the time
of project approval. The project is consistent with the intent of

ARDP Standards 13.1.1 and 13.1.2:
Energy
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these standards. An analysis of the consistency with the intent
with the DA and the intent of the ARDP is included in Section
4.1 of this Agenda Report.

CDG Chapter 5 — Residential Project Design Guidelines

This section of the CDG includes several key principles related
to integrating open space into the design, project scale, and
pedestrian orientation. More specifically related to
architectural review, the section also calls for durable and low
maintenance finishes, the use of a variety of materials, building
articulation, and garage orientation. The project seems
generally responsive to these issues, and consistent with the
intent of these principles. Sheets A10.0 to A10.5 illustrate a
variety of complementary colors and materials that would be
applied to the varied design details shown on Sheets A1.0-A9.2.

§ Section 5.2: Subdivision Design
and General Residential Design
Principles

The ARDP was previously found to be consistent with the CDG,
and reflects and expands on many of the same principles
articulated in the CDG. Among the principles articulated in this
section of the CDG include:

1. pedestrian orientation;
2. architectural variety, housing sizes and design details;

3. variable setbacks in compliance with the Municipal
Code;

primary entrances facing a street, encouraging porches
to transition between public and private spaces; and

$§ Section 5.5: Single-Family Housing
Design

garages subordinate to living spaces, preferably not
facing the primary street entrance to the home.

The project is responsive to these principles. Sheets L1.1-L1.4
show how homes are integrated into and have access to
pedestrian paseos. Also see the renderings in Figures 3 and 4
above. Consistent with the ARDP, five architectural styles are
proposed throughout the project, with considerable design
variation as described above. Garages are oriented to the side
along alleys, as shown in Sheets Al.1, A2.1, A3.1, A4.1, A5.1,
A6.1, A7.1, A8.1 and A9.1.

6.3 Consistency with the Zoning Regulations

Although the DA and ARDP are the primary guidance documents for the proposed R-2
design, in some cases there are design provisions of the ARDP that would be difficult to
implement without sacrificing some of the density anticipated under the approved plan.
This is particularly true with respect to the interaction of setbacks, building heights, and
lot sizes.
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As proposed, the project complies with City zoning requirements for building heights and
setbacks where such design challenges exist within the framework of the ARDP. This
analysis is included above in Section 4.2 and Table 5 of this report.

7.0 ENVIRONMENTAL REVIEW

The Avila Ranch project and associated Final Environmental Impact Report (FEIR) were
respectively approved and certified by the City Council on September 19, 2017, pursuant
to Resolution No. 10832 (2017 Series). The FEIR constitutes the complete environmental
determination for the project, which included the Development Agreement, Development
Plan and approved VTTM 3089. The proposed R-2 design complies with previously
approved project documentation as described above. For that reason, it is in substantial
conformance with the Final EIR and prior environmental determination.

8.0 OTHER DEPARTMENT COMMENTS

The project has been reviewed by various City departments and divisions including
Planning, Engineering, Transportation, Building, Utilities, and Fire. While a number of
code requirements will apply to the project review at the building permit stage, minimal
comments were provided for project specific conditions of approval since the project is
consistent with the previously approved ARDP and tract map which has included prior
review for tract conditions and public improvements which are not in the scope of this
project review.

9.0 ALTERNATIVES

1. Continue project. An action continuing the application should include direction to
the applicant and staff on pertinent issues.

2. Deny the project. Deny the proposed R-2 design by finding the finding the project
inconsistent with the General Plan, AASP, previously approved Avila Ranch
Development Agreement, and/or the intent of the Development Plan when
considered in the context of the Development Agreement and City Zoning
regulations.

10.0 ATTACHMENTS

A — Draft PC Resolution approving the project

B — Project Plans

C — Avila Ranch Development Agreement (relevant provisions)

D — Avila Ranch Sustainability Features

E — Avila Ranch Development Plan

F — Proposed R-2 Standards for Cluster and Pocket Cottage Development
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RESOLUTION NO. (2021 SERIES)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN LUIS OBISPO APPROVING SITE DESIGN AND LAYOUT
FOR 297 RESIDENTIAL UNITS WITHIN THE R-2 COMPONENT OF
THE AVILA RANCH PROJECT TO BE DEVELOPED WITHIN
PHASES 1-3 OF THE DEVELOPMENT PLAN, INCLUDING A
FENCE HEIGHT EXCEPTION ADJACENT TO AN INDUSTRIAL
AREA AND FINDING THE PROJECT IS EXEMPT FROM FURTHER
ENVIRONMENTAL REVIEW UNDER THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT (CEQA); AS REPRESENTED IN
THE STAFF REPORT AND ATTACHMENTS DATED MARCH 11,
2020, FOR THE PROJECT LOCATED AT 175 VENTURE DRIVE
(ARCH-0624-2020)

WHEREAS, this Resolution is adopted under the authority of Government Code 88
65864 et seq. and San Luis Obispo Municipal Code Chapter 17.94; and

WHEREAS, the City Council of the City of San Luis Obispo approved the Avila Ranch
Project on September 19, 2017, including a General Plan Amendment, Specific Plan
Amendment, Rezone, Development Agreement, Development Plan, Vesting Tentative
Tract Map No. 3089 and certified Final Environmental Impact Report (FEIR) under the
California Environmental Quality Act (CEQA) on September 19, 2017; and

WHEREAS, the Architectural Review Commission of the City of San Luis Obispo
conducted a public hearing to consider the design of the R-2 portion of the Avila Ranch
project on August 16, 2021, and made recommendations to the Planning Commission; and

WHEREAS, the Planning Commission of the City of San Luis Obispo conducted a
public hearing to consider approval of the design of the R-2 portion of the Avila Ranch
project on September 22, 2021; and

WHEREAS, notices of said public hearing were made at the time and in the manner
required by law; and

WHEREAS, the Planning Commission has duly considered all evidence, including
the testimony of the applicant, interested parties, and the evaluation and recommendations
by staff, presented at said hearing.

BE IT RESOLVED, by the Planning Commission of the City of San Luis Obispo as
follows:

SECTION 1: Findings. Based on the recitals above and the evidence contained in
the record, the Planning Commission hereby finds that:

1. The proposed action is consistent with applicable City planning regulations, including
the General Plan, Airport Area Specific Plan, Zoning Regulations, and Community
Design Guidelines.
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2. The proposed action is consistent with previously approved entitlements associated
with the Avila Ranch project, including the Development Agreement, Development
Plan, and Vesting Tentative Tract Map No. 3089; and

3. The project is consistent with Housing Element Policies 6.1 and 7.4 because the
project supports the development of more housing in accordance with the assigned
Regional Housing Needs Allocation and establishes a new neighborhood, with
pedestrian and bicycle linkages that provide direct, convenient, and safe access to
adjacent neighborhoods consistent with the Avila Ranch Development Plan.

4. Wil not adversely affect the health, safety or welfare of persons living or working in the
surrounding area; and

5. The fence height exceptions are warranted since they are necessary due to
circumstances relating to topography and privacy. Provisions to allow for fencing on
top of retaining walls will allow for adequate privacy of residential uses located adjacent
to nearby industrial development and the combined wall and fence height will not be
visible along public roads.

SECTION 2: Environmental Determination. Environmental Review. The project is
consistent with the certified Final Environmental Impact Report (FEIR) for The Avila Ranch
Project and exempt from the California Environmental Quality Act (CEQA), pursuant to
CEQA Guidelines Section 15182(c) (Residential Projects Implementing Specific Plans). On
September 17, 2017, the City Council certified the FEIR for the Avila Ranch Development
Plan (ARDP) and approved the ARDP through Council Resolutions 1638 and 1832 (2017
Series). All mitigation measures adopted as part of the ARDP Certified FEIR that are
applicable to the proposed project are carried forward and applied to the proposed project
to effectively mitigate the impacts that were previously identified. The project is exempt
from the provisions of the CEQA under Government Code 865457 because the project
consists of a residential development and is consistent with the ARDP.

SECTION 3. Action. The project conditions of approval do not include mandatory
code requirements. Code compliance will be verified during the plan check process, which
may include additional requirements applicable to the project. The Planning Commission
hereby grants final approval to the project with incorporation of the following conditions:

1. Final project design and construction drawings submitted for a building permit shall be
in substantial compliance with the project plans approved by the Planning Commission
(ARCH-0624-2020). A separate, full-size sheet shall be included in working drawings
submitted for a building permit that lists all conditions and code requirements of project
approval listed as sheet number 2. Reference shall be made in the margin of listed
items as to where in plans requirements are addressed and include all conditions,
mitigation measures, and development agreement provisions as noted in Condition #2.
Any change to approved design, colors, materials, landscaping, or other conditions of
approval must be approved by the Director or Planning Commission, as deemed
appropriate.
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Resolution No. (2021 Series) Avila Ranch Project
Page 3 ARCH-0624-2020

2. The project shall comply and demonstrate full conformance with all mitigation measures
and conditions applicable to the project site, as established under previous development
plan approvals from the September 19, 2017, Avila Ranch project approval (City Council
Resolution No. 1832 (2017 Series) and 1638 (2017 Series) and Ordinance No 1639
(2017 Series).

2. Plans submitted for construction permits shall include elevation and detail drawings of
all walls and fences. With the exception of fence and wall heights included in the fence
height exception approved by the Planning Commission, all other fences, walls, and
hedges will comply with the development standards described in the Zoning
Regulations (817.70.070 —Fences, Walls, and Hedges).

3. The location of any required backflow preventer and double-check assembly shall be
shown on all site landscaping plans and pertinent building plans. Construction plans
shall also include a scaled diagram of the equipment proposed. Any back-flow
preventers and double-check assemblies shall be located in the street yard shall be
screened using a combination of paint color, and landscaping, and, if deemed
appropriate by the Community Development Director, a low wall.

4. Prior to occupancy, an overflight notification shall be recorded and appear with the
property deed. The applicant shall also record a covenant with the City to ensure that
disclosure is provided to all buyers and lessees at the subject property. Notice form and
content shall be to the satisfaction of the Community Development Director and include
the following language:

NOTICE OF AIRPORT IN VICINITY: This property is presently located in the
vicinity of an airport, within what is known as the airport influence area. For that
reason, the property may be subject to some of the annoyances or
inconveniences associated with proximity to airport operations (for example:
noise, vibration, or odors). Individual sensitivities to those annoyances can vary
from person to person. You may wish to consider what airport annoyances, if
any, are associated with the property before you complete your purchase and
determine whether they are acceptable to you.
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Resolution No. (2021 Series) Avila Ranch Project
Page 4 ARCH-0624-2020

Indemnification

5. The applicant shall defend, indemnify, and hold harmless the City and/or its agents,
officers and employees from any claim, action or proceeding against the City and/or its
agents, officers or employees to attack, set aside, void or annul, the approval by the
City of this project, and all actions relating thereto, including but not limited to
environmental review (“Indemnified Claims”). The City shall promptly notify the applicant
of any Indemnified Claim upon being presented with the Indemnified Claim and the City
shall fully cooperate in the defense against an Indemnified Claim.

On motion by , seconded by , and on the following roll call vote:

AYES:
NOES:
REFRAIN:
ABSENT:

The foregoing resolution was passed and adopted this 22" day of September 2021.

Tyler Corey, Secretary
Planning Commission
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SUPPLEMENT TO THE
ARCHITECTURAL DEVELOPMENT REVIEW APPLICATION
for the
AVILA RANCH R-2 MEDIUM DENSITY RESIDENTIAL COMPONENT of[hc
AVILA RANCH DEVELOPMENT PLAN
11 June 2021

I. PROJECT HISTORICAL OVERVIEW

Avila Ranch (Project) implements the City’s vision for the project site as guided by the 2014
Land Use and Circulation Elements of the General Plan (LUCE). The LUCE specifically
identifies the project site as a Special Focus Area that included planning and environmental
design and analysis of the designation of an appropriate land use mix, the need for a variety of
housing types and levels of affordability, provision of open space, parks and trails, restoration
of Tank Farm Creek, protection and mitigation of impacts to agricultural resources, a
circulation network and linkages to the surrounding community, and incorporation of utility
and infrastructure.

The Avila Ranch site encompasses three (3) adjacent parcels (APN 053-259-008, 011, and 012)
totaling 150-acres. It is located at the northeast corner of Buckley Road and Vachell Lane. The
Project site is currently undeveloped and has historically been used for agriculture. Tank Farm
Creek, a tributary to San Luis Obispo Creek, diagonally bisects the Project site from northeast
to southwest and conveys storm water from the Chevron Tank Farm and adjacent properties
to San Luis Creek. Prior to its annexation to the City in 2008, the Project site was zoned by the
County of San Luis Obispo (County) for Business Park and Conservation/Open Space (COS)
uses. The City’s 2005 AASP also designated the site for Business Park uses and the Project site
remained zoned Business Park and COS since its annexation. However, the City’s 2014 Land
Use Element of the General Plan rejected past Business Park land use designations in favor of
new housing and designated the Project site as a Special Focus Area (SP-4) for provision of
residential units and small-scale neighborhood commercial uses, with associated policies and
performance standards that would guide future development.

The following represents the entitlements received for the Project.

e Resolution No. 1832 (2017 Series) certifying the Final Environmental Impact Report
for the Project, amending both the Airport Area Specific Plan and General Plan, and
approving Vesting Tentative Tract Map No. 3089.

e Resolution No. 1638 (2017 Series) rezoning property at 175 Venture Drive (the
Project) from Business Park/Specific Plan Area (BP-SP) and Conservation /Open
Space/Specific Plan Area (C/OS/SP) to be consistent with the Project’s Development
Plan and with the General Plan and Airport Area Specific Plan, as amended to enable
development of 720 residential units and 15,000 square feet of neighborhood
commercial on a 150-acres site. The Project also includes 18-acres of parks and 53-acres
of designated open space.

e Ordinance No. 1639 (2017 Series) approving the Development Agreement (DA)
between the City and Avila Ranch LLC. The Project has subsequently been sold to
Wathen Castanos Homes. In essence, the DA represents a negotiated agreement on
important areas related to the phased and orderly development of the Project. It
includes extended vesting of the development entitlements and reimbursement for
public in fracture and improvements beyond project requirements

1L

A. Applicant’s Request

This application includes information for the Architectural Review Commission’s and
Planning Commission’s review and approval of the Medium Residential Density (R-2)
component of the project. The majority of the R-2 zoned property is part of the Phase I
construction, with additional R-2 zoning/product in Phases II and III, as noted in the
Development Agreement and related Project conditions of approval and mitigation
measures. The application also includes a fence height exception request to provide
adequate screening between the residential development and the adjacent existing
industrial/manufacturing development (see Sheet E1.0 for additional information).

B. Previous Entitlements & Permits
As noted above, the City Council certified the Environmental Impact Report (EIR) and
approved amendments to the General Plan and Airport Area Specific Plan, the Vesting

Tentative Tract Map in addition to various Project-related documents. In addition, the
following plans have been reviewed, approved, and/or permitted to date.

e Conformance Determination by the County of San Luis Obispo Airport Land Use
Plan, Airport Land Use Commission,

e General Plan Parks & Recreation Element Consistency Determination, Parks &
Recreation Commission for the proposed seven (7) parks totaling 18-acres, 04
January 2017.

Issued Permits:

e Avila Ranch Offsite Improvements - COA 114 - FEMAP-1622-2018 - Tank Farm/South

Higuera
e Avila Ranch - Tract 3089 - Mass Grading Plans - FMAP-1844-2018 - Onsite early
grading and walls.

e Sidewalk on Higuera between Los Osos Valley Road and Vachell Lane -
FMAP-1537-2018 - Partial improvements along Vachell Lane regarding drainage
management.

e Higuera Street to South Street Right-turn Extension - FMAP-1538-2018

e Avila Ranch Phase 1 Tract 3089 Improvement Plans - FMAP-1563-2018

e Buckley Road Extension, County of San Luis Obispo, ENC 20200306, May 2021

e Miscellaneous Permits: These permits authorize work within the regulatory
jurisdiction of each entity.

= Lake &Streambed Alteration Agreement — CA Department of Fish & Wildlife
=  Waste Discharge Permit 34018 WQ35 — Regional Water Quality Control
Board

ARCHITECTURAL DEVELOPMENT REVIEW SUBMITTAL
A. Avila Ranch Development Plan

The Avila Ranch Development Plan (Plan), dated May 2017, was prepared in collaboration
with the applicant’s design and environmental team, City staff, and City decision-makers.
While not technically a Specific Plan, it nonetheless contains many of the requisite
components — Land Use Plan & Framework, Design Framework, Circulation, and
Infrastructure Framework.
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The focus of this and subsequent applications is the Design Framework This section of the
Plan includes design standards and guidelines specific to the Project and are meant to work
in conjunction with the adopted goals, policies, standards, and guidelines found in the
Airport Area Specific Plan, the City’'s Community Design Guidelines, the City’s Zoning
Regulations (Chapter 17 of the Municipal Code) and related documents.

Standards define actions or requirements that must be fulfilled by the Project, while
Guidelines refer to methods or approaches that may be used to achieve a stated goal, but
allow for flexibility and interpretation given specific conditions. The development
standards for the R-2 product have been modified to better reflect the minor revisions to
the product type to account for the transition from a conceptual design through design
development and, ultimately, construction document level design. These minor revisions
are in keeping with the intent of the Development Plan and are in substantial conformance
with the project-specific documents that regulate the design and implementation of the
Avila Ranch project. The R-2 development standard table is noted below.

. Mitigation Measures and Conditions of Approval

The Avila Ranch project was approved under a certified EIR. The EIR described potential
impacts and related mitigation measures. While the majority of measures relate to the
physical environment (e.g,, transportation improvements, biological considerations, public
services, etc.), there are measures that specifically address design aspects that are under
the purview of the Architectural Review Commission (ARC) and the Planning
Commission (PC).

The project vesting tentative tract map was approved with a set of conditions of approval
that were created by all City departments, reviewed by the various City advisory bodies,
and ultimately approved by the City Council. Development of the project should be
consistent with these conditions, which will allow for a detailed review of the development
plans to assure compliance with City plans, policies, and standards. Again, while the
majority of the conditions relate to major transportation and other improvements, there are
conditions that specifically address design components that are under the purview of the
ARC and PC. Those specific mitigation measures and conditions of approval are noted on
the table below.

Table 2. Mitigation Measure and Conditions of Approval Conformance

MITIGATION MEASURE or
CONDITION OF APPROVAL

CONFORMANCE
COMMENT

ARC, Specitic Plan, or separate Fence Height
exception process.

Fence heights in all other areas of the
development area are consistent with
the Zoning Regulations.

44. The ARC plans and public improvement plans
shall show the location of the proposed mail
receptacles or mailbox units (MBU’s) to the
satisfaction of the Postmaster and the City Engineer.
The subdivider shall provide a mailbox unit or
multiple units to serve all dwelling units within this
development as required by the Postmaster. MBU’s
shall not be located within the public right-of-way or
public sidewalk area unless specifically approved by
the City Engineer. Contact the Postmaster at 543-
2605 to establish any recommendations regarding the
number, size, location, and placement for any MBU’s
to serve the several neighborhoods and occupancies.

Mailbox locations are shown on sheet
L-1land L-1.2.

45. Porous concrete, pavers, or other surface
treatments as approved by the City Engineer shall be
used for private parking areas, V-gutters, private curb
and gutter, etc. to the extent feasible within the over-
all drainage design for water quality
treatment/retention in accordance with the specific
plan and General Plan.

Surface treatments for shared and
private areas depicted on sheet L-1.1
and [-1.2

AG-2c. To augment the existing 100-foot agricultural
butffer to the Caltrans property to the west of the
Project site, the Applicant shall add a 20-foot
hedgerow/windrow of trees and vegetation along the
cast side of Vachell Lane.

See sheet L-1.7 for the Vachell Lane
Landscape Buffer.

MITIGATION MEASURE or
CONDITION OF APPROVAL

CONFORMANCE
COMMENT

32. Private street lighting may be provided along the
private streets/alleys/parking areas, pocket parks, and
linear parks per City Engineering Standards and/or as
approved in conjunction with the final ARC
approvals.

Private lighting is depicted on sheets
L-11and L-1.2. Shared driveway
lighting consists of wall light fixtures,
as shown on building elevations (See
Architectural Sheets)

43. Retaining wall and/or retaining wall/fence
combinations along property lines shall be approved

to the satisfaction of the Planning Division and shall
conform with the zoning regulations for allowed
combined heights or shall be approved through the

See sheet E1.0 for details regarding the
requested Fence/Wall Height
exception for a maximum combined
wall/fence height of 11 feet along the
shared boundary with Trust
Automation (APN 053-259-003).

NO-3a. R-1 and R-2 residential units planned in the
area of the Project site within 300 feet of Buckley
Road and R-4 units in the northwest corner of the
Project site shall include noise mitigation for any
potential indoor space and outdoor activity areas that
are confirmed to be above 60 dBA as indicated in the
Project’ s Sound Level Assessment. The following
shall be implemented for residential units with noise
levels exceeding 60 dBA:

e Outdoor Activity Area Noise Mitigation. Where
exterior sound levels exceed CNEL = 60 dBA,
noise reduction measures shall be implemented,
including but not limited to:

e Exterior living spaces of residential units such as
yards and patios shall be oriented away from
Project boundaries that are adjacent to noise-
producing uses that exceed exterior noise levels

All homes that may be impacted by
projected noise levels of 60 dBA or
greater will be acoustically
constructed utilizing Sound
Transmission Class (STC) rated
materials (e.g., sealing &
weatherproofing, window, doors,
walls, ceilings, flooring, ventilations,
etc.), as noted.
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MITIGATION MEASURE or
CONDITION OF APPROVAL

CONFORMANCE
COMMENT

CONFORMANCE
COMMENT

MITIGATION MEASURE or
CONDITION OF APPROVAL

of CNEL = 60 dBA, such as roadways and
industrial/commercial activities.

Construction of additional sound barriers/berms
with noise-reducing features for affected
residences.

Exterior Glazing. Exterior window glazing for
residential units exposed to potential noise
above Ldn=60 dBA shall achieve a minimum
Outdoor-Indoor Transmission Class (OITC) 24 /
Sound Transmission Class (STC) 30. Glazing
systems with dissimilar thickness panes shall be
used.

Exterior Doors Facing Noise Source. According
to Section 1207.7 of the California Building Code,
residential unit entry doors from interior spaces
shall have a combined STC 28 rating for any door
and frame assemblies. Any balcony and ground
floor entry doors located at bedrooms shall have
an STC 30 rating. Balconies shall be oriented
away from the northwest property line.

Exterior Walls. Construction of exterior walls
shall consist of a stucco or engineered building
skin system over sheathing, with 4-inch to 6-
inch deep metal or wood studs, fiberglass batt
insulation in the stud cavity, and one or two
layers of 5/8-inch gypsum board on the interior
face of the wall. If possible, electrical outlets shall
not be installed in exterior walls exposed to
noise. If not possible, outlet box pads shall be
applied to all electrical boxes and sealed with
non-hardening acoustical sealant.

Supplemental Ventilation. According to the
California Building Code, supplemental
ventilation adhering to OITC/STC
recommendations shall be provided for
residential units with habitable spaces facing
noise levels exceeding Ldn=60 dBA, so that the
opening of windows is not necessary to meet
ventilation requirements. Supplemental
ventilation can also be provided by passive or by
fan-powered, ducted air inlets that extend from
the building’s rooftop into the units. If installed,
ducted air inlets shall be acoustically lined
through the top-most 6 feet in length and
incorporate one or more 90-degree bends
between openings, so as not to compromise the
noise insulating performance of the residential
unit’s exterior envelope.

e Sound Walls. Sound walls shall be built on the
north and east property lines of the Project in
Phase 3 that adjoin Suburban Road. The barrier
shall consist of mortared masonry. Further,
proposed carports with solar canopies shall be
installed around the western and northern
perimeter of the R-4 units, and these units shall
be setback a minimum of 100 feet from the
property line.

e Tandscaping. Landscaping along the north and
east Project site boundaries that adjoin Suburban
Road shall include a line of closely space trees
and shrubs with sufficient vegetative density to

help reduce sound transmission.

C. The Proposed Project — Architecture & Landscape Architecture Narratives

To accompany the graphics in this submittal, the following narrative provides an overview
of the design from an architectural and landscape architectural perspective for the
proposed R-2 homes. The Avila Ranch development includes a total of 297 R-2 units when
fully built. The majority of the R-2 units (179 units) are part of the Phase 1 development
with 29 units as part of Phase 2 and 89 units in Phase 3.

1. Architectural Design Concept — The Cottage Units & The Cluster Units

The proposed architecture presents five (5) different floor plan designs of the Cottage units
and six (6) different floor plan designs for the Cluster units, with a combination of five (5)
different elevation styles for both the Cottage and Cluster product types. The overall
community has been designed in small motor court clusters, sharing a drive aisle and
landscaped paseo on either side the homes. This design approach to the community
presents a much more pedestrian friendly street facade and scale along the main circulation
streets by eliminating the street facing garage door and driveways.

The floor plans have been specifically designed to cover a diversity of potential future
homeowners. From the more affordable 819 sq. ft. two-bedroom Cottage plan up to a
potential four-bedroom 2,273 sq. ft. Cluster plan, each plan is designed with an open plan
concept that engages both sides of the home by providing an entry to both the paseo and
motorcourt. Specific attention was given to the end units facing the community streets
with massing designs that include variation in the wall plane, in wall height, and rooflines
at different levels to help create an inviting and identifiable sense of place.

The elevations styles designated in the Avila Ranch Development Plan reflect the character
of San Luis Obispo’s agricultural heritage and now associated with its greenbelt, as well as
architectural styles typically found within the City. The proposed elevation styles include
Spanish (Mission), Bungalow, Craftsman, Farmhouse (Agrarian), and Contemporary. The
goal in the selection of architectural styles is to aid in defining context and character for
the site — a character that both engages and identifies itself amongst the surrounding
properties to the northern and southern edges of the City.
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In keeping with the overall community vision to create individual and distinct
neighborhoods, the project is divided, accordingly, with an integration of the five (5)
elevations styles. Each neighborhood will have a proportional mixed use of the different
architectural styles, with specific neighborhoods having both dominant and subordinate
architectural styles, as prescribed by the Avila Ranch Development Plan.

2. Architectural Floor Plans - The Cottage Units & The Cluster Units

The following tables represents the architectural style, unit types, square footage, and
bedroom/bath counts for the R-2 Cottage units. A total of 48 Cottage units are included in
the Phase 1 development. Detailed design information is also depicted on the building
elevations, related floor plans, and color/material matrix.

Table 3. Cottage Units

PLAN  SIZE (SF)*/  BEDROOMS/BATHROOMS+
LIS 840 2 TYPE STORIES GARAGES

Style Key: A - Spanish; B - Bungalow; C - Craftsman; D - Farmhouse; &
E - Contemporary

A,B&D Planl 1169 SE/2-Stories  3BR/LS BA +1-Car Garage
A-E Plan2 1,609 SF/2-Stories 3 BD/2.5 BA + 1-Car Garage
A= T8 Plan3 1,708 SF/2-Stories 3 BD/2.5 BA + 1-Car Garage
A- Plan4 1,551 SF/2-Stories 3 BD/2.5 BA + 1-Car Garage
A- Plan5 819 SF/1-Story 2 BD/1 BA + 1-Car Garage

NOTE: Unit sizes (SF) shown are subject to minor changes in Construction Documents.

The following tables represents the architectural style, unit types, square footage, and
bedroom/bath counts for the R-2 Cluster units. A total of 131 Cluster units are planned for
the Phase 1 development. Detailed design information is also depicted on the building
elevations, related floor plans, and color/material matrix.

Table 4. Cluster Units

PLAN SIZE (SF)/
TYPE STORIES

BEDROOMS/BATHROOMS+
BONUS + GARAGES
Style Key: A - Spanish; B - Bungalow; C - Craftsman; D - Farmhouse; &
E - Contemporary

UNIT STYLE

A-E Planl 1805 SF/2-Stories 3 BR/2.5 BA +2-Car Garage

A-E Plan2 1,900 SF/2-Stories 3 BD/2.5 BA + 2-Car Garage

AE Plan3 2,066 SF/2 Stories 5 bD/2:> BA + Bonus Room +
2-Car Garage

A-E 3BD/3 BA + Bonus Room +

Plan4 2,273 SF/2-Stories 2 Car Garage

NOTE: Unit sizes (SF) shown are subject to minor changes in Construction Documents.

To increase the mix of units, and in response to specific lot-fit configurations, fifteen (15) units
of Cottage Plan 2 and five (5) units of the Cottage Plan 3 are included in the 131 Cluster unit
development configuration for Phase 1.

3. Color and Material Boards -

Attached, separately, are the physical color and material boards for the project. The project
balances the use of traditional residential color and material palettes to a more
contemporary vernacular with some modern color accents to work in harmony with the
architectural design.

In the spirit of creating a unique and desirable neighborhood, each elevation design
portrays a unique elevation appearance that provides variation, and yet uniformity
throughout the overall community design. As shown on the color and material boards,
there are five (5) different color schemes for each of the five (5) elevation styles, which will
create additional variation between both the homes elevation and also the exterior color.
Each board contains photographs and samples of the materials and colors for the stucco
body, painted blocking accents, front doors, and brick masonry elements.

4. Landscape Architectural Design Concept

The overall landscape design concept is one that embraces connectivity and cohesiveness,
that helps to encourage social interaction, while providing a sense of community. The
pedestrian-oriented paseos are at the heart of this community and provide access to the
numerous trails that link to a wide array of outdoor amenities.

Each pedestrian paseo (walkway) is individually marked by a decorative entry space with
pilaster column, identifying each home’s address along the well-lit meandering pathway. A
low height semi-private decorative fence surrounds the perimeter of most homes’ front
yards and offers an opportunity for social interaction between neighbors. An entry gate
allows access into each front yard or porch. A taller, solid fence encloses the rear and side
yards and provides homeowner privacy.

The pedestrian paseos are planted with a mix of deciduous and evergreen trees, to provide
shade during the summer months and solar access during the winter. Flowering shrubs and
perennials, grasses, and groundcover provide an attractive, drought-tolerant mix of colors
and textures to provide year-round interest while reducing water use. Swaths of
decomposed granite weave amongst the plant material to provide additional interest and
water use reduction.

Each of the four neighborhood’s streets are identified with its own signature specimen
canopy tree, adding a distinctive feel to each neighborhood. Each home’s lot showcases the
drought-tolerant, Mediterranean-style plant palette along the vegetated streetscapes and
MOLOr Courts.

The overall landscape design embraces low impact development (LID) and best
management practices (BMPs) through energy conservation, soil regeneration, integrated
pest management, mulching, and species diversity. Additionally, the design of efficient
automatic irrigation systems reflects the latest technology and are designed specifically for
particular plant species water demand, soil type, and exposure.

4. Architectural & Landscape Architectural Image Boards —

While the Avila Ranch Development Plan and the City’s Community Design Guidelines
provide the basis for implementing the project’s design, “image boards” were created to
allow for a window into the designer’s inspiration and thought process. The architectural
images focus on the interpretation of the guidelines via building style, related details (e.g.,
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doors and window styles, lighting, architectural features) and miscellaneous components
of the proposed units.

The landscape architectural image board includes proposed landscape materials that
complement the community’s architectural styles and promote the Central Coast lifestyle.
Hardscape materials were selected for cohesive aesthetics, longevity, and maintenance
considerations while the softscape material reflect a native and Mediterranean-style plant
palette appropriate for our climate.

1. AFFORDABLE (INCLUSIONARY) HOUSING - R-2 HOUSING PROJECT

The Development Agreement describes the long-term housing affordability component of the
Avila Ranch project, including design and development strategies to provide lower cost
housing. These strategies include the design and construction of a range of housing sizes and
types, while providing a greater number of inclusionary housing units than required by the
City’s Inclusionary Housing Ordinance. A total of seventy-one (71) inclusionary units are
included in the overall development of the project. A total of nine (9) inclusionary units will
be constructed within the R-2land use. Phase 1includes six (6) moderate income for sale units,
while Phase 3 includes three (3) moderate income for sale units.
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AVILA RANCH DEVELOPMENT PLAN OCTOBER 2020

Medium Density Residential Building Standards (R-2)

EXAMPLES (B) 10 fl EandjcapiE?semerE o

i

(C) 20 ft. Landscape Easement (B) 10 ft. Landscape Easement

These sketches
show basic lot H H
layouts based on vv Bassenlaﬂ | Lagonl
the Development ARCHITECTURE » PLANNING = INTERIDRS
Standards. Not all
features are shown in <
each layout. 2
A
[ ~—Z
: | A
B : [TTTTT
: : T ! A OASIS ASSOCIATES
Public Street @ Public Street L Public Street
ALLEY OR STREET ACCESS
STANDARDS ATTACHED -

ZERO LOT LINE
(includes pairs of

DETACHED Public Street Public Street

Minimums, unless >
(parking access from

otherwise noted. (A)

DETACHED -
ZERO LOT LINE

dwellings on adjacent street) CLUSTER DEVELOPMENT POCKET COTTAGE DEVELOPMENT
lots) 4 TO 6 LOTS 8 LOTS

Lot Area 3,575 sf Min. 3,575 sf Min. 3,575 sf Min. 3,575 sf Min. 2,620 sf Min.

Lot Coverage 60% Max 60% Max 60% Max 60% Max 60% Max A V | L A
1- Street Setback:

Dwelling 15 ft 15 ft 15 ft 15 ft 15 ft R A N C H

Front Porch 10 ft 10 ft 10 ft 10 ft 10 ft
2- Rear Setback:

Dwelling 20 ft (F) 20 ft (F) 3.5 ft 5 ft 5 ft TRACT 3089

Garage 13 ft (F) 13 ft (F) N/A 5 ft 5 ft R-2 LAND USES WITHIN
3 gdelsl.e“’a"‘ 41t 4t 4t 8t (B) /13 ft (C) 8t (B) /13 ft (C) PHASES 1,2 &3

Dwelling N/A N/A N/A 5 ft (B) / 10 ft (C) 5 ft (B) / 10 ft (C) SAN LUIS OBISPO, CA
4- Interior Setback 0 ft / 4 ft (D) 0 ft (attached) / 4ft 4 ft 4 ft 4 ft (E)
5- Garage Setback see rear setback see rear sethack 18.5 ft 13 ft (F) 13 ft (F)
6- Side Street
Setback 10 ft 10 ft 10 ft 10 ft 10 ft
Building Height (G) 35 ft Max 35 ft Max 35 ft Max 35 ft Max 35 ft Max

AT | Map(s) to includ: Ispecif h back and/ based dl fi beyond el llowed I (Allowed ARCHITECTURAL &
A- Tract 3089 Final Map(s) to include any parcel-specific encroachments into setback and/or easements based on map and lotting configurations beyond elements allowed per Zoning Regulation §17.70.170 (Allowed Projections into

Setback Area). DEVELOPMENT REVIEW
B- Setback is from property line to dwelling in areas with 10-foot landscape easements.

- Setback is from property line to dwelling in areas with 20-foot landscape easements.

D- Where a building wall is located on a lot line, there shall be an easement of at least 4 feet wide on the neighboring lot for maintenance access.
E- Setback for uncovered parking spaces is 1 foot.

F- Assumes property line and center line of driveway/alley are coterminous. 11.24.20
G- Second floor setbacks shall match ground floor setbacks. Revised 06.11.21

Excerpt of updated R-2 development standards from the Avila Ranch Development Plan. The design of the R-2 product is consistent with the applicable

standards. PROJECT DESCRIPTION
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' §17.70.070 Fences, Walls, and Hedges
City of San Luis Obispo Zoning Regulations
Maximum wall/fence height in the rear and side setbacks is 6 feet. When located on a retaining the wall the combined height
maximum is 9 feet as measured from the base of the retention wall to the top of the fence. Exceptions to these requirements
can be granted for circumstances relating to topography and privacy.

Chapter 6.1.B.2: Fences and Walls

Community Design Guidelines
 Tall retaining walls (five feet and higher) should be divided up into two or more shorter walls (depending on height), with the
.\, upper portion of the wall set back from the lower wall at least two feet, with the slope between the walls not exceeding 4:1.
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LARMUSCAFE RREHITECTUSE & PLANNINE

Project Condition (0 ey 2

LY v a1
A fence height exception is requested along the north and west tract boundaries adjacent to the industrial - T
property (APN 053-259-003) to allow for a 6-foot tall solid fence atop a previously approved retaining wall. The :
requested maximum total combined wall/fence height is proposed at 13-feet.

This exception is requested in response to the site topography and to provide privacy for the residential use(s)
from the adjacent active industrial development (i.e., parking areas near the property lines). The majority of the
retaining wall faces the residential development. The proposed fences are located in the rear and side yards of the
residential development and would not be visible along public roads. The portion of the retaining wall that faces
the adjacent property is visually minimized at the side of the property which is the lowest area of the property.

The site retaining walls were approved and permitted as part of Tract 3089 Phase 1 Improvements (FMAP-1563-
2018) and are included for graphic reference only to depict the total wall/fence height. The retaining wall varies
in height from 2- to 7-feet. The requested maximum total combined wall/fence height of 13 feet is required
in few locations; in many areas the combined height is under 9 feet. Due to the tract drainage improvements, S

topography, and location of the approved walls, it is infeasible to off-set the fence from the retaining wall. — \

@ AVILA
RANCH
TRACT 3089
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PHASES 1,2 &3
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o
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FUTURE

VACHELL LANE

PHASE 4 =
VN T RE DRIV E e P = 8 8
" FUTURE
~ _PH.6
: R
1 o 4
s b~ ¥
N At |
8 e B8 b ey 5 = $
 FUTURE
' "PHASE 5 T

PHASE 6

BUCKLEY’ROAD™

UESPERSEN" ||
ROAD

LEGEND

ro——— NOTE: DEVELOPMENT OF PHASES MAY BE NON-SEQUENTIAL

.........

STREET SCENE ELEVATION,
El-» REFER TO SHEET AS-1.0

PARK / ARCHITECTURAL
RENDERING, SEE SHEET AS-1.1

| 1 PROJECT AREA (R-2 PRODUCT)

LI |

PREVIOUSLY APPROVED R.O.W.
PUBLIC IMPROVEMENTS

SCALE: 1"=300"
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LEGEND

20" WIDE PEDESTRIAN
PASEO, TYPICAL OF 7,
THROUGHOUT PHASE 1

10" WIDE PEDESTRIAN
PASEO, TYPICAL OF 38,
THROUGHOUT PHASE 1

VACHELL LANE

PREVIOSULY APPROVED
LANDSCAPE PUBLIC
IMPROVEMENTS

MAILBOX KIOSK(S), 7
LOCATIONS TOTAL. SEE M|
EXAMPLE, BELOW,

20" WIDE PEDESTRIAN PASEO
ENLARGEMENT, SEE SHEET L-1.1

10° WIDE PEDESTRIAN PASEO
ENLARGEMENT, SEE SHEET L-1.2

LANDSCAPE BUFFER SEE
EET L-1.6

10’ WIDE PEDESTRIAN PASEO
ENLARGEMENT WITHIN 4-PACK,
SEE SHEET L-1.3

LOCATION OF PROPOSED
PROJECT MONUMENT SIGN,
SEE EXAMPLE, ABOVE

BU CKI.EY ROAD

0

MAILBOX KIOSK

PROPOSED RESIDENTIAL STREET TREES

Kiosks are equipped with up fo
19 front loading tenant mail
compartments, 2 parcel locker
compartments, and 1 drop slot.
There may be more than one unit
at each location, depending on
addresses served.

Final mailbox kiosk locations shall
| be approved by the Postmaster and
be ADA compliant.

Zelkova serrata / SAWLEAF ZELKOVA

Pistacia chinensis / CHINESE PISTACHE
SIZE: 24" BOX WUCOLS: L
DECIDUQOUS, FALL COLOR

Ulmus parv. ‘Sempervirens’ / EVERGREEN ELM
SIZE: 24" BOX  WUCOLS: L
EVERGREEN, BROAD CANOPY

SIZE: 15 GAL WUCOILS: L
DECIDUOUS, BROAD CANOPY

150° 300° 150 S BN
W
£ 17=300" ‘ .

SCALE

Lophostemeon confertus / BRISBANE BOX
SIZE: 15 GAL WUCOLS: L
EVERGREEN, UPRIGHT
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@ EXAMPLE OF PASEO ENTRY
PILASTER

KEYNOTE LEGEND [ # ]

1

oW N

o

PASEO LANDSCAPING, EQUAL MIX OF LOW WATER-USE
PLANTS WITH DECOMPOSED GRANITE AS PART OF EACH
LOT WITHIN PASEOQ EASEMENT

FRONT YARD LANDSCAPING BY HOMEOWNER

PRIVATE YARDS BY HOMEWONER

COVERED PORCH, TYR

4’ TALL SOLID WOOD FENCE WITH GATE,

WHERE SHOWN
6’ TALL SOLID WOOD FENCE WITH GATE,
WHERE SHOWN e

TRASH BIN LOCATION, TYP.

MEANDERING CONCRETE PASEO WALK

6’ SQ. FRONT GATE ENTRY NODE
CITY-APPROVED STREET TREE, TYP

DECORATIVE PASEO PATIO WITH ADDRESSING PILASTER
CLUSTER MAILBOX UNIT, AT BACK OF SIDEWALK
SHARED ALLEY

ALLEY ACCENT SHRUBS, TYP.

PASEO TREE, TYP.

FRONT YARD TREE, TYR

PASEO BOLLARD DIRECTIONAL LIGHT @
BOLLARD LIGHT(S) AT END OF ALLEY @

EXAMPLE OF PA;EO BOLLARD LIGHT

WITH CUSTOMIZABLE LIGHT DISTRIBUTION

NOTE: FENCING THAT BORDERS
UNMANAGED BRUSH-COVERED
LANDS WILL BE CONSTRUCTED OF
NON-COMBUSTIBLE MATERIALS.

20’ PASEO PRELIMINARY MAWA/ETWU CALC’S
FOR DEVELOPER-INSTALLED LANDSCAPE PER 7-LOT
COLLECTION ADJACENT TO 20" WIDE PASEO

5,510.00]

82,296.26|Gallons
11,001.45|Cubic Feet
110.01|HCF
0.25|Acrefeet
0.08|Millions of Galions

Select System
From the Plant Water Enter
Dropdown List | Use Type (s) Hydrozone | rrigation
click on cell | (low, medium, | Plant Factor | Area (HA) (ft) | Efficiency
Hydrozone below high) (PF) Without SLA (IE) (PF x HA (FE))IE
Zone 1 Drip Low 025 5 081 1701
1,701
ISLA 0 0]
5.510]
Results ETWU= 46,189 Gallons [ETWU complies with MAWA
MAWA = 82 206) 6.175|Cubic Feet
62|HCF
O|Acre-feet
O]Milions of Gallons

| COTTAGEPLAN 2

COTTAGE PLAN 3

USTER

3
6] (7
HE
CLUSTER PLAN .
(EARTHWOODIEANE
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NOTE: FENCING THAT BORDERS

u

1

o wN

NMANAGED BRUSH-COVERED

LANDS WILL BE CONSTRUCTED OF 6

NON-COMBUSTIBLE MATERIALS.

KEYNOTE LEGEND | # |

PASEO LANDSCAPING, EQUAL MIX OF LOW WATER-USE
PLANTS WITH DECOMPOSED GRANITE AS PART OF EACH
LOT WITHIN PASEO EASEMENT
FRONT YARD LANDSCAPING BY HOMEOWNER
PRIVATE YARDS BY HOMEWONER
COVERED PORCH, TYP
4’ TALL SOLID WOOD FENCE WITH GATE,
WHERE SHOWN
6’ TALL SOLID WOOD FENCE WITH GATE,
WHERE SHOWN e
TRASH BIN LOCATION, TYP
MEANDERING CONCRETE PASEO WALK
6’ SQ. FRONT GATE ENTRY NODE
0 CITY-APPROVED STREET TREE, TYP
1 DECORATIVE PASEO PATIO WITH ADDRESSING PILASTER
2 CLUSTER MAILBOX UNIT, AT BACK OF SIDEWALK
3 SHARED ALLEY
4 ALLEY ACCENT SHRUBS, TYP
5 PASEO TREE, TYP.
6 FRONT YARD TREE, TYP
7 PASEO BOLLARD DIRECTIONAL LIGHT @
8 BOLLARD LIGHT(S) AT END OF ALLEY @

10’ PASEO PRELIMINARY MAWA/ETWU CALC’S
FOR DEVELOPER-INSTALLED LANDSCAPE PER 7-LOT
COLLECTION ADJACENT TO 10" WIDE PASEO

San L Obisp ame of Cify

43.80|ET, (inches/year)

4mml

66,509.12|Gallons
8,891.01|Cubic Feet
88.91|HcF
0.20|Acre-teet
0.07|Millions of Galions

Select System
From the Plant Water Enter
Dropdown List | Use Type (s) Hydrozone | jrrigation
click on cell | (low, medium, | Plant Factor | Area (HA) (ft}) | Efficiency
Hydrozone below high) (PF) i SLA (IE) (PF x HA (ft}))/IE
| Zoned1 | Dip  Jlow | 025 | 0.81 1,374
[ 1,374
[SLA 0 0]
Sum 4.453]
Results ETWU= 37.328|Gallons ETWU complies with MAWA
- 4.990|Cubic Feet
IMAWA 66,500 = [
O|Acre-feet
0jMillions of Gallons

q

NS
I

ey

——

=
| E
I
AGE PLAN
7
— 14 J.-
i- 3
| = : tin
238
|
3
COTTAGE PLAN 2
I
I
3]
756
I
I
i AGE PLAN 1
= 9
l F
I
— 14] - P "
3
I
I
COTTAGE PLAN 3
1
1 =
10)

e

ETPND

ki

WEN

6

o wwz

<
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s
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2]

EARTHWOODIEANE

SCALE: 1'= 20'
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NOTE: FENCING THAT BORDERS
UNMANAGED BRUSH-COVERED
LANDS WILL BE CONSTRUCTED OF
NON-COMBUSTIBLE MATERIALS.

KEYNOTE LEGEND [ #]

1

oA WwN

PASEO LANDSCAPING, EQUAL MIX OF LOW WATER-USE
PLANTS WITH DECOMPOSED GRANITE AS PART OF EACH
LOT WITHIN PASEQ EASEMENT

FRONT YARD LANDSCAPING BY HOMEOWNER

PRIVATE YARDS BY HOMEWONER

COVERED PORCH, TYP

4’ TALL SOLID WOOD FENCE WITH GATE,

WHERE SHOWN
6" TALL SOLID WOOD FENCE WITH GATE,
WHERE SHOWN
TRASH BIN LOCATION, TYP.

MEANDERING CONCRETE PASEO WALK

6’ SQ. FRONT GATE ENTRY NODE

CITY-APPROVED STREET TREE, TYP

DECORATIVE PASEO PATIO WITH ADDRESSING PILASTER
CLUSTER MAILBOX UNIT, AT BACK OF SIDEWALK
SHARED ALLEY

ALLEY ACCENT SHRUB, TYP

PASEO TREE, TYR

FRONT YARD TREE, TYP.

PASEO BOLLARD DIRECTIONAL LIGHT @

BOLLARD LIGHT(S) AT END OF ALLEY @

EARTHWOODIEANE
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' DEVELOPMENT REVIEW
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1 PASEO LANDSCAPING, AS PART OF 7 TRASH BIN LOCATION, TYP. " SCALE: 1= 10’
[2CH LOt B DIRYBLOIHER 8 MEANDERING CONCRETE PASEO
e e 50N RESIDENTIAL LANDSCAPE
6’ SQ. FRONT GATE ENTRY NODE
3 ALTERNATIVE PRIVATE YARD LANDSCAPE PLAN SAMPLE
DESIGN SCENARIO, BY HOMEOWNER 10 PASEO BOLLARD DIRECTIONAL LIGHT.
4 COVERED PORCH, TYP 11 ALLEY TREE, TYP
5 4 TALL SOLID WOOD FENCE WITH 12 ASEO TREE,
GATE, WHERE SHOWN 13 FRONT YARD TREE, TYP
6 6 TALL FENCE WITH GATE, WHERE L_ 1 4
SHOWN °
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PROPOSED PLANT LIST - PASEOS AND LOTS

PROPOSED PLANT PHOTOS

EVERGREEN TREES

WUCOLS* NOTES
ARBUTUS ‘MARINA" / MARINA STRAWBERRY L

LOW-BRANCH, FLOWERING

MAGNOLIA GRAND. ‘LITTLE GEM’ / MAGNOLIA M WHITE BARK, UPRIGHT FORM
OLEA EUROPAEA ‘SWAN HILL’ / FRUITLESS OLIVE L ROUNDED FORM
DECIDUOUS TREES

CERCIS OCCIDENTALIS / WESTERN REDBUD
COTINUS COGGYGRIA / SMOKEBUSH
PYRUS CALLERYANA ‘CHANTICLEER’ / ORNAMENTAL PEAR M

LOW-BRANCH, FLOWERING
SMALL COLOR ACCENT
WHITE FLOWERS

MEDIUM SHRUBS

ARCTOSTAPHYLOS ‘HOWARD MCMINN’ / MANZANITA L CA. NATIVE, PINK FLOWERS
BERBERIS THUNB. ‘ROSE GLOW' / JAPANESE BARBERRY L BURGUNDY FOLIAGE
CARPENTERIA CALIFORNICA / BUSH ANENOME L CA. NATIVE, WHITE FLOWERS
LEUCADENDRON ‘SAFARI SUNSET" / SAFARI CONEBUSH L RED NEW GROWTH
OLEA “LITTLE OLLIE’ / DWARF OLIVE L ROUNDED FORM
COPROSMA REPENS ‘PICTURATA’ / MIRROR PLANT L VARIEGATED FOLIAGE
SMALL SHRUBS

CISTUS ‘SUNSET’ / MAGENTA ROCKROSE L MAGENTA FLOWERS
NANDINA DOMESTICA ‘GULFSTREAM’ / HEAVENLY BAMBOO L RED/ORANGE NEW GROWTH
POLYGALA FRUTIC. ‘PETITE BUTTERFLIES’/ SWEET PEA SHRUB L PURPLE FLOWERS

ROSA ‘FLOWER CARPET’ / FLOWER CARPET ROSE M FLOWERING

TEUCRIUM X LUCIDRYS / GERMANDER L LAVENDER FLOWERS
WESTRINGIA FRUIT. "MORNING LIGHT" / COAST ROSEMARY L YELLOW/GREEN FOLIAGE
PERENNIALS

ANIGOZANTHOS CTVS. / KANGAROO PAW L FLOWERING

KNIPHOFIA “SHINING SCEPTER’ / RED HOT POKER M ORANGE FLOWERS
LAVANDULA SPS. / LAVENDER L PURPLE FLOWERS
LIMONIUM PEREZII / SEA LAVENDER L PURPLE FLOWERS
PENSTEMON CLTVS. / PENSTEMON L FLOWERING

SALVIA SPS. / SAGE L FLOWERING

ACCENTS

AGAVE ATTENUATA / FOXTAIL AGAVE L SUCCULENT

CORDYLINE ‘RED STAR’ / CABBAGE PALM L RED FOLIAGE, VERTICAL
PHORMIUM CLTVS. / NEW ZEALAND FLAX L STRAP-SHAPED LEAVES
YUCCA ‘COLOR GUARD’ / VARIEGATED ADAM’S NEEDLE L YELLOW/GREEN LEAVES
ORNAMENTAL GRASSES

LOMANDRA LONGIFOLIA ‘BREEZE’ / BLUE OAT GRASS L GREEN FOLIAGE

CAREX TESTACEA / ORANGE SEDGE L ORANGE FOLIAGE
HELICTOTRICHON SEMPERVIRENS / BLUE OAT GRASS L BLUE FOLIAGE FOLIAGE
CALAMAGROSTIS ‘KARL FOERSTER’ / FEATHER REED GRASS L VERTICAL TAN STALKS
MUHLENBERGIA LINDHEIMERI / LINDHEIMER’S MUHLY L STRAW COLORED STALKS
GROUNDCOVER

ARCTOSTAPHYLOS ‘EMERALD CARPET’ / MANZANITA L WHITE FLOWERS

CISTUS SALVIIFOLIUS / ROCKROSE L WHITE FLOWERS
COPROSMA KIRKII / KIRK’'S COPROSMA L GREEN FOLIAGE
CORREA ‘DUSKY BELLS / AUSTRALIAN FUCHSIA L PINK FLOWERS
ROSMARINUS OFFIC. ‘PROSTRATUS’ / TRAILING ROSEMARY L BLUE FLOWERS

SENECIO MANDRALISCAE / BLUE CHALKSTICKS L BLUE SUCCULENT

*WUCOLS (WATER USE CLASSIFICATIONS OF LANDSCAPE SPECIES) IS A GUIDE TO HELP IDENTIFY IRRIGATION WATER NEEDS OF
PLANT SPECIES. DEVELOPED BY THE UNIVERSITY OF CALIFORNIA COOPERATIVE EXTENSION, CALIFORNIA DEPARTMENT OF WATER
RESOURCES, 2000

FINAL PLANT MATERIAL SECECTION WILL INCLUDE FIRE-RESISTIVE TREE, SHRUB AND GROUNDCOVER SPECIES.

WATER CONSERVATION STATEMENT

CONCEPT NOTES

THE CONCEPTUAL LANDSCAPE PLAN, CONCURRENT WITH THE PLANTING AND IRRIGATION
CONSTRUCTION DOCUMENTS, PLAN INSTALLATION, RELATED SPECIFICATIONS AND NOTES,
QUALIFIES THIS PROJECT AS ONE WHICH EMBRACES THE FOLLOWING CURRENT WATER
CONSERVATION TECHNOLOGY AND METHODOLOGIES:

. UTILIZATION OF STATE OF THE ART IRRIGATION CONTROLLER(S) ALLOWING FOR PRECISION
INCREMENTAL WATER SCHEDULING IN ALL HYDROZONES.

. USE OF DRIP-TYPE AND/OR MICROSPRAY SYSTEMS ONLY.

. INTEGRATED PLANT DESIGN. PLANT PALETTES HAVE BEEN FORMED TO REFLECT PARALLEL
WATERING REQUIREMENTS WITHIN EACH HYDROZONE GROUP

w N

4. PLANTS INSTALLED WITH MOISTURE RETENTIVE SOIL AMENDMENTS, ENABLING STRONG ROOT
AND PLANT GROWTH, WITH THE USE OF LESS WATER.

o

. 3" DEEP MULCHING OF ALL PLANT BASINS AND PLANTING AREAS, INHIBITING EVAPORATION.
. USE OF LOW WATER USE PLANTS.

o

1. PLANT MATERIAL WAS CHOSEN FOR ITS COMPATABILITY WITH THE
MACRO/MICROCLIMATIC CONDITIONS OF THE REGION AND SITE;

TOLERANCE OF WIND; TOLERANCE OF DROUGHT CONDITIONS;

LONGEVITY; SCREENING CAPABILITIES; AND OVERALL ATTRACTIVENESS.
2. IRRIGATION SYSTEM SHALL BE DESIGNED FOR MAXIMUM WATER

EFFICIENCY AND SHALL INCLUDE AN AUTOMATIC CONTROLLER,

BACKFLOW PREVENTION DEVICE, AND LOW-GALLONAGE HEADS

FOR TURF AND LARGE GROUND COVER AREAS. A DRIP-TYPE SYSTEM

SHALL BE USED WHERE APPROPRIATE. TREES SHALL BE IRRIGATED ON
SEPARATE BUBBLER SYSTEMS.

3. PLANT MATERIAL QUANTITIES, NARRATIVE SPECIFICATIONS, SITE
DETAILS, AND MATERIAL DEFINITIONS WILL BE DETERMINED AND
NOTED ON THE CONSTRUCTION DRAWINGS.
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LOW WATER-USE SHRUBS, PERENNIALS, AND GROUNDCOVER

LOW-HEIGHT PLANT MATERIAL WITHIN VEHICULAR SIGHT LINES

KEYNOTE LEGEND Izl
1. 8'-12" WIDE MEANDERING BERM (18" TALL)
2. EVERGREEN SCREENING TREE, TYR
3. EVERGREEN CANOPY TREE, TYR
4. ACCENT TREE, TYP
5. LOW WATER-USE SHRUBS (4’-6" HEIGHT)
6.
(2’-3" HEIGHT)
7
8. PROPOSED INTERIOR STREET TREE

PROPOSED PLANT LIST - LANDSCAPE BUFFER AT VACHELL LANE FRONTAGE

EVERGREEN SCREENING TREES

GEIJERA PARVIFLORA / AUSTRALIAN WILLOW
MELALEUCA QUINQUENERVIA / CAJEPUT TREE
QUERCUS AGRIFOLIA / COAST LIVE OAK

ACCENT TREES

CERCIS OCCIDENTALIS / WESTERN REDBUD
ARBUTUS ‘MARINA" / MARINA STRAWBERRY TREE
LAURUS NOBILIS ‘SARATOGA' / SWEET BAY

MEDIUM SHRUBS

ARCTOSTAPHYLOS "HOWARD MCMINN’ / MANZANITA
CARPENTERIA CALIFORNICA / BUSH ANENOME

OLEA ‘LITTLE OLLIE" / DWARF OLIVE

RHAMNUS CALIFORNICA ‘EVE CASE’

SMALL SHRUBS

CISTUS ‘SUNSET" / MAGENTA ROCKROSE

SALVIA CLEVELANDII / CLEVELAND SAGE

PHLOMIS FRUTICOSA / JERUSALEM SAGE

WESTRINGIA FRUIT. ‘MORNING LIGHT" / COAST ROSEMARY

PERENNIALS

ACHILLEA VARIETIES / YARROW
LAVANDULA SPS. / LAVENDER
PENSTEMON CLTVS. / PENSTEMON
SALVIA SPS. / SAGE

ORNAMENTAL GRASSES

HELICTOTRICHON SEMPERVIRENS / BLUE OAT GRASS
CALAMAGROSTIS ‘KARL FOERSTER’ / FEATHER REED GRASS
MUHLENBERGIA LINDHEIMERI / LINDHEIMER'S MUHLY

GROUNDCOVER

ARCTOSTAPHYLOS ‘EMERALD CARPET’ / MANZANITA
CISTUS SALVIIFOLIUS / ROCKROSE

CORREA ‘DUSKY BELLS / AUSTRALIAN FUCHSIA

WucoLs*
L

L
VL

- - —

-

-

L
L
L

NOTES

ROUNDED FORM

WHITE BARK, UPRIGHT FORM
CA. NATIVE

LOW-BRANCH, FLOWERING
FLOWERING. RED BARK.
EVERGREEN

CA. NATIVE, PINK FLOWERS
CA. NATIVE, WHITE FLOWERS
ROUNDED FORM

RED BERRIES

MAGENTA FLOWERS
PURPLE FLOWERS
YELLOW FLOWERS
YELLOW/GREEN FOLIAGE

FLOWERING
PURPLE FLOWERS
FLOWERING
FLOWERING

BLUE FOLIAGE FOLIAGE
VERTICAL TAN STALKS
STRAW COLORED STALKS

WHITE FLOWERS
WHITE FLOWERS
PINK FLOWERS

*WUCOLS (WATER USE CLASSIFICATIONS OF LANDSCAPE SPECIES) IS A GUIDE TO HELP IDENTIFY IRRIGATION WATER NEEDS OF
PLANT SPECIES. DEVELOPED BY THE UNIVERSITY OF CALIFORNIA COOPERATIVE EXTENSION, CALIFORNIA DEPARTMENT OF WATER

RESOURCES, 2000.

FINAL PLANT MATERIAL SECECTION WILL INCLUDE FIRE-RESISTIVE TREE, SHRUB AND GROUNDCOVER SPECIES.

0’ WiD
WNDSCA%}
BUFFER

CTIONAY.,

m-IEEI' L-1.7
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SECTION ‘A’: LANDSCAPE BUFFER AT VACHELL LANE FRONTAGE

NOT TO SCALE

KEYNOTE LEGEND Izl

812’ WIDE MEANDERING BERM (18" TALL)

EVERGREEN CONIFEROUS TREE, TYP

EVERGREEN CANOPY TREE, TYP

ACCENT TREE, TYP

LOW WATER-USE SHRUBS (4/-6’ HEIGHT)

LOW WATER-USE SHRUBS, PERENNIALS, AND GROUNDCOVER
(2'-3' HEIGHT)

N
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PLAN

SPANISH
LOT 5%

I A

MOTOR COURT PLAN 28

BUNGALOW
LOT &&

PLAN IE

CONTEMPORARY
LOT &7

MOTOR COURT PLAN 23

BUNGALOW
LOT 712

A. EARTHWOOD STREET SCENE

PLAN 2CR

CRAFTSMAN
LOT 73

ALPHA LANE

PLAN IBR

BUNGALOW
LOT 174

PLAN 2D

FARMHOUSE
LOT 173

PLAN 1A PLAN 2C
tranise T

B. VENTURE STREET SCENE

:' 41?;; g B _‘L-

PLAN 2ER

CONTEHMPORARY
LOT 165

L) e g

PLAN 2A

SPAMISH
LOT 147
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265054

456"

=L

EDROOM

: 12 xi02
I |
‘ AbBIA

OWNER'S
BEDROOM
142 X144

BEDROOM 3
12 xlo4

E 5P

,,,,,,,

2ND FLOOR

80"

] PORCH K

STREET SIDE

AT 10" PASEO EASEMENT

IST FLOOR

PLAN |

3 BEDROOMS / 2.5 BATHS
2 - CAR GARAGE

FLOOR AREA TABLE
IST FLOOR 868 SQ. FT.
2ND FLOOR 937 SQ. FT.
TOTAL LIVING 1,805 SQ. FT.
2 - CAR GARAGE 418 SQ. FT.

365 SQ. FT.

PORCH
NoTE:

NOTE: ALL LOT SIZES AND SETBACKS AS DEFINED
IN THE AVILA RANCH DEVELOPMENT PLAN

0 4 8
K | ]

16
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4 P

L IR

RIGHT - STREET SIDE

MATERIAL LEGEND

I
2.
3
4.
s
6.
7.

COMPOSITION ROOF
CONCRETE '§' TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
'WOOD GRAIN CORBEL
COMPOSITE SHUTTER
'WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
'WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

T T

I
P K |
| - |
I |
| -

|
| ~ |
I |
777777777777 4 |
L — [ — A

ROOF PLAN

PITCH: 4:12
RAKE: 2"

EAVE: 12"
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

FRONT - PASEO SIDE 16

T

+25-11"

0.1

A - SPANISH

0
K

-

moo
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE 'S TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
s

6.

7.

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD

AND BATTON SIDING
8 CEMENTITIOUS SHINGLE SIDING
9. CEMENTITIOUS TRIM
10.  STUCCO OVER FOAM TRIM
1l. WOOD GRAIN CORBEL
12, COMPOSITE SHUTTER
13.  WOOD BRACKET
14, LIGHT FIXTURE
15, GABLE END DETAIL
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LANDSCAPE ARCHITECTURE ¢ PLANNING

16.  WOOD POST
17 POT SHELF

18, BRICK VENEER
19, METALAWING
20.  METALRAILING

ROOF PLAN B
P 412 @ AN LA
ER?)\zg;II'IBA‘I'ENAL:COI"IPOSI‘I’EROOFSHINGLES R A N C H

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

—¥ ARCHITECTURAL &
o = DEVELOPMENT REVIEW
—_— " 06.11.21
® SHEET NAME

CLUSTER PLAN 1
FRONT - PASEO SIDE 1w a6 B - BUNGALOW B-BUNGALOW ELEVATIONS

AND ROOF PLAN

Al.3
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REAR - ALLEY SIDE <

o ER )
i

RIGHT - STREET SIDE & &,

MATERIAL LEGEND

I
2.
3
4.
s
6.
7.

COMPOSITION ROOF
CONCRETE '§' TILE ROOF

METAL ROOF

ROLL-UP GARAGE DOOR

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD

AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM

STUCCO OVER FOAM TRIM
'WOOD GRAIN CORBEL
COMPOSITE SHUTTER

'WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL

'WOOD POST
POT SHELF
BRICK VENEER
METAL AWING
METAL RAILING

ROOF PLAN

PITCH: 3:12 UN.O
RAKE: 12"

EAVE: 18"

ROOF MATERIAL: COMPOSITE ROOF SHINGLES

FRONT - PASEO SIDE

TOP OF RIDGE,

C - CRAFTSMAN

L oy
.
—

o o
5 3
2
Sy
in
g
P — H
d
.
5 2
©
0 4 8 16
K |} |} |
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MATERIAL LEGEND

Newawp -

COMPOSITION ROOF
CONCRETE '§' TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
'WOOD GRAIN CORBEL
COMPOSITE SHUTTER
'WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
'WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

ROOF PLAN

PITCH: 7:12 UN.O
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

FRONT - PASEO SIDE

I

ToPOFRIDGE o
-

9u|"

D - FARMHOUSE

0
K

)
® %
~
5
+
L
— N
5 2
@
4 8 16
| | |
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MATERIAL LEGEND
COMPOSITION ROOF

.
2. CONCRETE'S' TILE ROOF
3. METALROOF
4 ROLLUPGARAGEDOOR [
5. SAND FINISH STUCCO F A
6. CEMENTITIOUS HORIZONTAL SIDING | |
7. CEMENTITIOUS BOARD | |
AND BATTON SIDING | - T e =
8 CEMENTITIOUS SHINGLE SIDING | | | - .
9. CEMENTITIOUS TRIM | | | Bassenla“ | Lagon'
10.  STUCCO OVER FOAM TRIM e = |
1l WOOD GRAIN CORBEL | } [ ARCHITECTURE « PLANNING « INTERIORS
12, COMPOSITE SHUTTER | | [
13 WOOD BRACKET | | } 3
14, LIGHT FIXTURE | | e
15, GABLE END DETAIL } | |
16, WOOD POST ( | ) |
17. POT SHELF } | 1|
18, BRICK VENEER | } .
19, METALAWING | | !
i | ! o OASIS ASSOCIATES
| | } LANDECAPE ARCHITECTURE + PLANNING
| — - || 25
| i g
|
Lo =~ === ] |

ROOF PLAN E
:I;ES:JZ UN.O e @ A V ] L A
RANCH

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

EAVE: 12"
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

RIGHT - STREET SIDE

TopoFRIDGE o
(-

ARCHITECTURAL &
DEVELOPMENT REVIEW

+28-3"

06.11.21

101"

8.0"

SHEET NAME

CLUSTER PLAN 1
FRONT - PASEO SIDE E - CONTEMPORARY E- CONTEMPORARY

ELEVATIONS AND ROOF PLAN

0 4 8 16 9

SEN
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N OWNERS
BATH
OWNERS
BEDROOM

152 x143,

N|
e}

@ ws05H

385G
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BEDROOM 2

JIESIES
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BEDROOM 3
102 X124

0505

Qa0sosH

2ND FLOOR

S0505H

v
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&

X
IS
&
ES

47‘&4
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GREAT
ROOM
152 X192

&l

@ 305050

STREET SIDE

o
z
5
=
4

{

oo

{
gpee
0

0005,
===

KITCHEN

¥ 1

=

oo

PORCH

AT 10' PASEO EASEMENT

IST FLOOR

PLAN 2

3 BEDROOMS / 2.5 BATHS
2 - CAR GARAGE

FLOOR AREA TABLE

IST FLOOR 925 SQ. FT.
2ND FLOOR 975 SQ. FT.
TOTAL LIVING 1,900 SQ. FT.
2 - CAR GARAGE 431 SQ. FT.
PORCH 239 SQ. FT.

Y DUE

NOTE: ALL LOT SIZES AND SETBACKS AS DEFINED
IN THE AVILA RANCH DEVELOPMENT PLAN

16

mo

4 8
| ]
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MATERIAL LEGEND

CCOMPOSITION ROOF

1
2. CONCRETE'S' TILE ROOF
3. METALROOF
4 ROLLUPGARAGEDOOR 1
5. SAND FINISH STUCCO T | |
6. CEMENTITIOUS HORIZONTAL SIDING | | [
7. CEMENTITIOUS BOARD | | o~ |
AND BATTON SIDING | | |
8 CEMENTITIOUS SHINGLE SIDING } } } B = | L .
9. CEMENTITIOUS TRIM
10, STUCCO OVER FOAM TRIM ! ! j assenlan agonl
11, WOOD GRAIN CORBEL — ! } | ARCHITECTURE « PLANNING « INTERIORS
12 COMPOSITE SHUTTER | | | [
13 WOOD BRACKET | | | [
14, LIGHT FIXTURE | | { ) | ~ [
15, GABLE END DETAIL I | | |
16, WOOD POST ! I | |
17, POT SHELF ! ! ! }
18, BRICK VENEER } { } ‘r ,,,,,, .
19, METAL AWING
20, METAL RAILING } } } OASIS ASSOC l_ATE_S
| | | LANDSCAPE ARCHITECTURE & PLANNING
| | |
REAR - ALLEY SIDE (4 kil £ | | |
L O S |
| I
I ~ |
| I
ROOF PLAN A
AVILA
PITCH: 4:12 e
RAKE: 2"
oo @ RANCH
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

RIGHT 1

ToP OF RIDGE
-

ARCHITECTURAL &
DEVELOPMENT REVIEW
Ll ; 06.11.21
| RO S
FRONT-PASCOSIOE by LEFT - STREET SIDE 1 A - SPANISH iLSUPS AT,E f;f,’ LE/T_’\,‘E\EAHONS
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a4

RIGHT

[oR)

B - BUNGALOW

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD

AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM

STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER

WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL

WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

ROOF PLAN

PITCH: 4:12
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

LEFT - STREET SIDE 10 18 (6

ToP OF RIDGE

B - BUNGALOW

-~
—
o o
IS
© R
«§
o
S
+
" o
[
—
o ©
©
0 4 8 16
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DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 2

B-BUNGALOW ELEVATIONS

AND ROOF PLAN

A2.3
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RULLTLER ]

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

ROOF PLAN

PITCH: 4:12
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

C - CRAFTSMAN

ToP OF RIDGE
-

10-1"

+26'-5"

mo

-

moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 2
C-CRAFTSMAN ELEVATIONS
AND ROOF PLAN

A2.4
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e

MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
s,

6.

7.

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING

CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTURE ¢ PLANNING

ROOF PLAN D
:EESZ"IZ UN.O e @ A V ] L A
RANCH

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

EAVE: 12"
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

TOPOFRIDGE o]
-

ARCHITECTURAL &
DEVELOPMENT REVIEW

+29-9"

06.11.21

101"

SHEET NAME

CLUSTER PLAN 2
D-FARMHOUSE ELEVATIONS
AND ROOF PLAN

LEFT - STREET SIDE 10 16 D - FARMHOUSE

A2.5
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REAR - ALLEY SIDE (1

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

ROOF PLAN E

PITCH: 3:12 UN.O Ve
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPOSITE ROOF SHINGLES

TOP OF RIDGE_o
-

+27-9"

LEFT - STREET SIDE

E - CONTEMPORARY

mo

-

moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 2
E- CONTEMPORARY
ELEVATIONS AND ROOF PLAN

A2.6
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30505

BONUS / OPT.
BEDROOM 4

BEDROOM 2
148 X120

= B

178 x148 l=i=] BEDROOMN 3
-
- |

W s0sh

o0sh

2ND FLOOR

40",

N

N -
I
I
\ )
™
i fa
I
| 5
| @30505H. ~
I
| i
OWNER'S
! [BEDROOM
|
L::: 142 x132 -
| T
:—[ B
I -] — T
& @ ENTRY [ §7] GARAGE
‘ = — 202 x201
| R
‘ ey
| ]
|
I
I
I
I
| 4
I
|
| PORCH ES
©
| | —
Eeeme==e======2
' B
e -

AT 10" PASEO EASEMENT

IST FLOOR

PLAN 3

3 BEDROOMS / 2.5 BATHS / BONUS RM
2 - CAR GARAGE

FLOOR AREA TABLE
IST FLOOR 1,157 SQ. FT.
2ND FLOOR 909 SQ. FT.
TOTAL LIVING 2,066 SQ. FT.
2 - CAR GARAGE 434 SQ. FT.
PORCH 148 SQ. FT.
PORCH 2 29 SQ. FT.

NOTE: SQUARE FOOTAGE MAY VARY DUE TO METHOD OF GALGULATION

NOTE: ALL LOT SIZES AND SETBACKS AS DEFINED
IN THE AVILA RANCH DEVELOPMENT PLAN

mo

4 8 16
| ] ]

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

ASSOCIATE

A

E & PLANMING

OASIS

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 3
A - SPANISH FLOOR PLAN

A3.1
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
5. SAND FINISH STUCCO

6.

7.

CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

15, GABLE END DETAIL
16.  WOOD POST ~
17 POT SHELF

18 BRICK VENEER
19 METALAWING
20.  METALRAILING L

I

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

ROOF PLAN A
ER/évOE;=I!'I%‘:TEI'{\AL:CONCRETE"S"TILE R A N C H

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

ToporRIDGE o
-

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21
SHEET NAME
S GRADE CLUSTER PLAN 3
FRONT - PASEO SIDE A - SPANISH A-SPANISH ELEVATIONS
AND ROOF PLAN
8 16 : i : ¥
K |} |} ]

A3.2
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REAR - ALLEY SIDE «

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

ROOF PLAN B

PITCH: 4:12 =t
RAKE: 6" & 12"

EAVE: 18"
ROOF MATERIAL: COMPOSITE SHINGLE

ToporRDGE |
-

8.0"

+26"10"

®
FRONT - PASEO SIDE 18 510 16 B - BUNGALOW
0 4 8 16
K |} |} |

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 3
B-BUNGALOW ELEVATIONS
AND ROOF PLAN

A3.3
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF

3. METALROOF

4. ROLL-UP GARAGE DOOR

5. SAND FINISH STUCCO

6. CEMENTITIOUS HORIZONTAL SIDING

7. CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTU

+ PLANMING

REAR - ALLEY SIDE .

0 @ ® ® G ROOF PLAN C
Prc e @ AN LA
ER‘(\J\g;II'IS}:TER\AL:C(JI"IPOSITESHINGLE R A N C H

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

RIGHT g 10 4

ToPoFDGE |

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

ol |

SHEET NAME
CLUSTER PLAN 3
FRONT - PASEO SIDE 5510 149 C- CRAFTSMAN C-CRAFTSMAN ELEVATIONS
AND ROOF PLAN
8 16 = : ¥
| | | | |

A3.4
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
s,

6.

7.

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD S r——-
AND BATTON SIDING 412

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

G

|
|
|
|
|
12, COMPOSITE SHUTTER | } e
13. ‘WOOD BRACKET W
14, LIGHT FIXTURE F{
15, GABLE END DETAIL iy
16, WOOD POST L !
17 POT SHELF | }
18, BRICK VENEER | o
1 HETALAWNG i OASIS ASSOCIATES

20.  METALRAILING

LANDSCAPE ARCHITECTURE ¢ PLANNING

[ -

il
i
|
|
|
|

ROOF PLAN D
:HES:?ZU'N'O' R @ A V ] L A
Ekg\g:FIl'lz;;TERIAL:COMPOSITESHINGLE R A N C H

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

Top OF RIDGE
_ Torormee ¢
~

ARCHITECTURAL &
. DEVELOPMENT REVIEW
M
06.11.21
w7 SHEET NAME
CLUSTER PLAN 3
FRONT - PASEO SIDE (=) 10 D D FARMHOUSE D-FARMHOUSE ELEVATIONS
AND ROOF PLAN
8 16 0 4 8 16
| | | | |

A3.5
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF

3. METALROOF

4. ROLL-UP GARAGE DOOR

5. SAND FINISH STUCCO

6. CEMENTITIOUS HORIZONTAL SIDING

7. CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

FRONT - PASEO SIDE

o
L
—
i
|
|
|
{: I
s |
|
|
i
i
|
|
]\ ‘
= i
b !
|
|
|
|
U |

ROOF PLAN E

PITCH: 25:12 UN.O =
RAKE: 6"

EAVE: 18"
ROOF MATERIAL: COMPOSITE SHINGLE

ToporPARAPET |
~

+26-9"

FINISH GRADE

E - CONTEMPORARY

0
K

SEN
moo
EN

Bassenian | Lagoni

ARCHITECTURE » PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 3
E- CONTEMPORARY
ELEVATIONS AND ROOF PLAN

A3.6
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2650544

245054

@ 30s95

2505

15LF OWNER'S
BEDROOM
142 x150

BEDROOM 3|

120 xnz

&

BONUS ROOM / 2
OPT. BEDROOM 4 H
58 3

BEDROOM 2
105 x112

&

Tes05H

@sosh

‘ @sin

2ND FLOOR

Sesosn,

2es0sH

GARAGE
202 x4

| PANTRY
S 4
KITCHEN

w05k

5054

@S

AT 10" PASEO EASEMENT

IST FLOOR

PLAN 4

4 BEDROOMS / 3 BATHS / BONUS ROOM
2 - CAR GARAGE

FLOOR AREA TABLE
IST FLOOR 946 SQ. FT.
2ND FLOOR 1,327 SQ. FT.

TOTAL LIVING

2,273 SQ. FT.

2 - CAR GARAGE 455 SQ. FT.
PORCH | 114 SQ. FT.
PORCH 2 59 SQ. FT.

NoTE:

NOTE: ALL LOT SIZES AND SETBACKS AS DEFINED
IN THE AVILA RANCH DEVELOPMENT PLAN

mo

4 8 16
| ] ]

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

ASSOCIATE

E + PLAN

OASIS

A

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 4
A-SPANISH FLOOR PLAN

A4 .1
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF

3. METALROOF

4 ROLLUPGARAGEDOOR Ny — — — — ————————
s,

6.

7.

SAND FINISH STUCCO u]
CEMENTITIOUS HORIZONTAL SIDING i |
CEMENTITIOUS BOARD 1 - | -
AND BATTON SIDING |

8 CEMENTITIOUSSHINGLESDING [ ————————— {

5. CEMENTITIOUS TRIM

10. STUCCO OVER FOAM TRIM

1. WOOD GRAIN CORBEL

12 COMPOSITE SHUTTER

13, ‘WOOD BRACKET

|

|

|

|

|
14, LIGHT FIXTURE }
15, GABLE END DETAIL |
6. WOOD POST [ N N
17. POT SHELF | ‘ » O
18, BRICK VENEER }

|

|

|

|

|

|

ARCHITECTURE « PLANNING « INTERIORS

) ‘ Bassenian | Lagoni

19 METALAWING OASIS ASSOCIATES

|
|
|
20, METAL RAILING !
| LANDSCAPE ARCHITECTURE ¢ PLANNING
|
|
|
|

, ROOF PLAN A
@ st tn
- gl RANCH

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

EAVE: 12"
ROOF MATERIAL: CONCRETE "S" TILE

ToPOFRIDGE 4|
-

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21
SHEET NAME
P GRADE CLUSTER PLAN 4
FRONT - PASEO SIDE a4 16 A - SPANISH A-SPANISH ELEVATIONS
AND ROOF PLAN
0 4 8 16 9 i E ]
| —— —

A4.2
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Gy

RIGHT

o)

&

i

MATERIAL LEGEND

CCOMPOSITION ROOF

I
2. CONCRETE 'S TILE ROOF
3. METALROOF
4. ROLL-UP GARAGE DOOR [~ ——————————————— 9
5 SANDFINISHSTUcco [ i |
6. CEMENTITIOUS HORIZONTAL SIDING I | |
7. CEMENTITIOUS BOARD | - I - |
AND BATTON SIDING 1 | !

8 CEMENTITIOUS SHINGLE SIDING - - }
9. CEMENTITIOUS TRIM | .
10.  STUCCO OVER FOAM TRIM | i
11, WOOD GRAIN CORBEL | |
12 COMPOSITE SHUTTER ! |
13 WOOD BRACKET } ~ |
14, LIGHT FIXTURE | |
15, GABLE END DETAIL | J
16, WOOD POST 4 0N R
17. POT SHELF | { ) i
18 BRICK VENEER | |
19, METAL AWING ! !
20.  METAL RAILING } }

| |

| |

| |

| |

I —— T———t———q————— _

I I
Lo~

ROOF PLAN B

PITCH: 4:12 e

RAKE: 12"

EAVE: 18"
ROOF MATERIAL: COMPOSITE SHINGLE

LI |}

FRONT - PASEO SIDE

B - BUNGALOW

+27-2"

Tororoee

FINISH GRADE.

0
K

-

moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 4
B-BUNGALOW ELEVATIONS
AND ROOF PLAN

A4.3
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RIGHT e,

@ i, i) 1 o)

MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF

3. METALROOF

4. ROLL-UP GARAGE DOOR

5. SAND FINISH STUCCO

6. CEMENTITIOUS HORIZONTAL SIDING

7. CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

FRONT - PASEO SIDE 16

ROOF PLAN C

PITCH: 4:12 et

RAKE: 12"
EAVE: 18"
ROOF MATERIAL: COMPOSITE SHINGLE

C - CRAFTSMAN

Top oF RIDGE

-~

FINISH GRADE.

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 4
C-CRAFTSMAN ELEVATIONS
AND ROOF PLAN

0
K

-

moo

Ad.4
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
s,

6.

7.

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING

CEMENTITIOUS BOARD

AND BATTON SIDING
8. CEMENTITIOUS SHINGLE SIDING
9. CEMENTITIOUS TRIM
10.  STUCCO OVER FOAM TRIM

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

|

|

11, WOOD GRAIN CORBEL |
12, COMPOSITE SHUTTER !
13, WOOD BRACKET !
14, LIGHT FIXTURE }
15, GABLE END DETAIL |
16, WOOD POST |
17. POT SHELF I
|

|

|

|

|

|

|

18 BRICK VENEER
19 METALAWING
20.  METALRAILING

ROOF PLAN D
;EES:E’:'IZUVN‘OY R @ A V ] L A
RANCH

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

RIGHT i

TopornoGE
-~

ARCHITECTURAL &
DEVELOPMENT REVIEW

+30-1"

06.11.21

SHEET NAME

CLUSTER PLAN 4
D-FARMHOUSE ELEVATIONS
AND ROOF PLAN

FRONT - PASEO SIDE 1 e D - FARMHOUSE

8 16 0
K

SEN
moo
EN

A4.5
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RIGHT

G

MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
5. SAND FINISH STUCCO

6.

7.

CEMENTITIOUS HORIZONTAL SIDING

CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

ROOF PLAN

PITCH: 3:12 UN.O.
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

FRONT - PASEO SIDE

E - CONTEMPORARY

0
K

-

+28-9"

8.0"

ToPoFRIDGE o
-

FINISH GRADE.

moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CLUSTER PLAN 4
E- CONTEMPORARY
ELEVATIONSAND ROOF PLAN

A4.6
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-FARMHOUSE

mo
-
moo

Bassenian | Lagoni

ARCHITECTURE = PLANNING = INTERIORS

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTURE + PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 1
FRONT ELEVATIONS

AS5.0
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Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

ASSOCIATES

TECTURE + PLANNIN

OASIS

A

EDROOM
106 x 92 2

&
| o m =
: @ AVILA
TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA
PLAN | ARCHITECTURAL &
3 BEDROOMS / 1.5 BATHS DEVELOPMENT REVIEW
| - CAR GARAGE
FLOOR AREA TABLE
2ND FLOOR IST FLOOR oo R 0611 21
2ND FLOOR 554 5Q. FT.
TOTAL LIVING 1,169 SQ. FT.
| - CAR GARAGE 280 SQ. FT.
PORCH 99 SQ. FT. SHEET NAME
PORCH 2 95 SQ. FT.
NOTE: ALL LOT SIZES AND SETBA(‘:K; AS DEFINED COTTAGE PLAN 1
IN THE AVILA RANCH DEVELOPMENT PLAN A-SPANISH FLOOR PLAN
0 4 8 16
| | | | |

AS.1
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF

3. METALROOF

4. ROLL-UP GARAGE DOOR

5. SAND FINISH STUCCO

6. CEMENTITIOUS HORIZONTAL SIDING

7. CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

21 EXPOSED RAFTER TAILS

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

ROOF PLAN A
Uo7 e gono @ AVILA
g RANCH

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

EAVE: 12"
ROOF MATERIAL: CONCRETE "S" TILE

0. s> 15! A2

. L ARCHITECTURAL &
r DEVELOPMENT REVIEW
g 06.11.21
AV r
s 7 SHEET NAME

. COTTAGE PLAN 1
ALLEY SIDE A - SPANISH (i A-SPANISH ELEVATIONS

AND ROOF PLAN

0 4 8 16 0 4 8 16

A5.2
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MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

EXPOSED RAFTER TAILS

SROE I DDGE @

ROOF PLAN B

PITCH: 4:12 UN.O. e
RAKE: 6" & 12"

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

ToP OF RIDGE

o T
R ow
5
N
—
2
ALLEY SIDE 18) (16 B - BUNGALOW 14
0 4 8 16
| | | | | | |

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 1
B-BUNGALOW ELEVATIONS
AND ROOF PLAN

A5.3
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PASEQ SIDE 9 D - FARMHOUSE

RIGHT i

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

. EXPOSED RAFTER TAILS

ROOF PLAN

PITCH: 4:12 UN.O.
RAKE: 6" & 12"

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

ToP OF RIDGE

of =

P
_F q
—

+26'-6"

ALLEY SIDE

D - FARMHOUSE 14

mo

-

moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 1
D-FARMHOUSE ELEVATIONS
AND ROOF PLAN

AS5.4
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050G,

@3ms0sH

OWNER'S
BEDROOM
128 X152

20005H,

20005H,

320"

BEDROOM 2
12 xiod

30505 H.

0s0SH

BEDRQOM 3
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0505h,

2ND FLOOR

AT 10 PASEO

i 2
I i
Pz X i
@ wssn K
I
PORCH |
@355 ‘
I
I
GREAT |
ROOM I
24 xI58 ‘
I
2 I
B PDR.
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s I
I
ENTRY ‘
I
I
- ﬂ ‘
"
|
2040FG. !
I
PORCH ‘
[ I T L
‘ ‘ / |
I
! 2
‘ L
I
I

IST FLOOR

PLAN 2

3 BEDROOMS / 2.5 BATHS

| - CAR GARAGE

FLOOR AREA TABLE

IST FLOOR 766 SQ. FT.
2ND FLOOR 843 SQ. FT.
TOTAL LIVING 1,609 SQ. FT.
| - CAR GARAGE 254 SQ. FT.
PORCH 135 SQ. FT.

MAY VARY DUE

ATION

NOTE: ALL LOT SIZES AND SETBACKS AS DEFINED
IN THE AVILA RANCH DEVELOPMENT PLAN

16

mo

4 8
| ]

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

ASSOCIATE

TECTURE # PLANNING

OASIS

A

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 2
A-SPANISH FLOOR PLAN

AG6.1
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MATERIAL LEGEND

I COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
5. SANDFINISH sTucco T n
6. CEMENTITIOUS HORIZONTAL SIDING r - |
7.

CEMENTITIOUS BOARD
AND BATTON SIDING
8. CEMENTITIOUS SHINGLE SIDING
9. CEMENTITIOUS TRIM
10.  STUCCO OVER FOAM TRIM
Il. WOOD GRAIN CORBEL
12, COMPOSITE SHUTTER
13, WOOD BRACKET

- Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

18 BRICK VENEER
19 METALAWING
20.  METALRAILING
21 EXPOSED RAFTER TAILS

OASIS ASSOCIATES

LANDSCAPE ARCHITECTURE + PLANNING

PASEQ SIDE e, A - SPANISH

|
|
|
|
|
|
|
|
|
14, LIGHT FIXTURE }
15, GABLE END DETAIL | { } |
16, WOOD POST | R
17. POT SHELF |
|
|
|
|
|
|
|
|

ROOF PLAN A
ey e @ AVILA
i ';‘ ST ﬁg\g Il'lz;;TER\AL: CONCRETE "S" TILE R A N C H

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

5 @ & i 7 &

Top oF RIDGE

. ARCHITECTURAL &
i DEVELOPMENT REVIEW
s 06.11.21
= SHEET NAME

COTTAGE PLAN 2
ALLEY SIDE (@) A - SPANISH A-SPANISH ELEVATIONS
AND ROOF PLAN

(0O
N
mo
SEN
moo
EN

A6.2
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fiiy

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD

AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM

STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER

WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL

WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

. EXPOSED RAFTER TAILS

ROOF PLAN

PITCH: 412 UN.O
RAKE: 6" & 12"

e

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

ALLEY SIDE

B - BUNGALOW

Top OF RIDGE

_ Torormpe
-

726"
8-1"

+25'2"

mo
-

moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 2
B-BUNGALOW ELEVATIONS
AND ROOF PLAN

A6.3
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MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD

AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM

STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER

WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL

WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

EXPOSED RAFTER TAILS
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ROOF PLAN C

PIT¢
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CH: 4.5:12 UN.O e
KE: 6" & 12"

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

ALLEY SIDE

(o C- CRAFTSMAN

ToP OF RIDGE
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w
S
+
_r
L
— N
5 o
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0 4 8 16
| BN B |

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 2
C-CRAFTSMAN ELEVATIONS
AND ROOF PLAN

A6.4
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PASEO SIDE

v
19

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

EXPOSED RAFTER TAILS

ROOF PLAN D

PITCH: 4:12 werr
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPSITE SHINGLE

ToP OF RIDGE

QV
o I e
R ow® g
8
+
7T
—
3
ALLEY SIDE 16) ‘4, D -FARMHOUSE
0 4 8 16
| | | | | | |

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 2
D-FARMHOUSE ELEVATIONS
AND ROOF PLAN

A6.5
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PASED SIDE

E - CONTEMPORARY

et l
RIGHT it
0 4 8 16
| —— —

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

EXPOSED RAFTER TAILS

ROOF PLAN E

PITCH: 3:12 UN.O
RAKE: 6"

Ve

EAVE: 12"
ROOF MATERIAL: COMPSITE SHINGLE

ALLEY SIDE

4)E - CONTEMPORARY

ToP OF RIDGE
A

o =

N
|
J—

8.0"

+25%5"

mo

-

moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTU

+ PLANMING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 2
E- CONTEMPORARY
ELEVATIONS AND ROOF PLAN

Ab6.6
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OWNER'S
BEDROOM
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1305051
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IST FLOOR

~

PLAN 3

3 BEDROOMS / 2.5 BATHS
| - CAR GARAGE

FLOOR AREA TABLE

IST FLOOR
2ND FLOOR

805 SQ. FT.
903 SQ. FT.

TOTAL LIVING 1,708 SQ. FT.

mo

| - CAR GARAGE 240 SQ. FT.

PORCH | 132 5Q. FT.

PORCH 2 42 SQ. FT.
MAY VARY DUE ATION

NOTE: ALL LOT SIZES AND SETBACKS AS DEFINED
IN THE AVILA RANCH DEVELOPMENT PLAN

4 8 16
| ]

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

ASSOCIATE

TECTURE # PLANNING

OASIS

A

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 3
A-SPANISH FLOOR PLAN

A7
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF
3. METALROOF

4. ROLL-UP GARAGE DOOR
s,

6.

7.

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD

AND BATTON SIDING
8. CEMENTITIOUS SHINGLE SIDING

14 LIGHT FIXTURE
15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

21 EXPOSED RAFTER TAILS

I
I - .
- B 'Lag
9. CEMENTITIOUS TRIM
10. STUCCO OVER FOAM TRIM } asse n I a “ a on I
Il. WOOD GRAIN CORBEL 1 ) ARCHITECTURE « PLANNING « INTERIORS
12.  COMPOSITE SHUTTER 1
13, ‘WOOD BRACKET I ~
I
I

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTURE + PLANNING

ROOF PLAN A
oy e @ AVILA
il ! Ekl(\)\g:FIl'lz}:TERIAL:CONCRETE"S"TILE R A N C H

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

LEFT . STREET SIDE

ToP OF RIDGE

— ARCHITECTURAL &
-
DEVELOPMENT REVIEW
N B 06.11.21
& T
= 7 SHEET NAME
N COTTAGE PLAN 3
ALLEY SIDE ‘a 1 A - SPANISH A-SPANISH ELEVATIONS
AND ROOF PLAN
16 0 4 8 16
| B — [ | | ]

A 2
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PASEQ SIDE

B - BUNGALOW

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR

SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD

AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM

STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER

WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL

WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

EXPOSED RAFTER TAILS

ROOF PLAN B

PITCH: 4.5:12 UN.O =
RAKE: 6" & 12"

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

Top OF RIDGE

ALLEY SIDE ) 14

»~
QV
o T
K@
S
g
H
"
gv
S{
B - BUNGALOW
0 4 8
K |} |}

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 3
B-BUNGALOW ELEVATIONS
AND ROOF PLAN

A 3
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@ e e n e

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

. EXPOSED RAFTER TAILS

 e— T"i 7777777 J
:‘i‘
ROOF PLAN C
PITCH: 45:12 UN.O Ve
RAKE: 6" & 12"
EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE
5110 SOINO)] 5

ALLEY SIDE )

ToP OF RIDGE
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mo
-
moo

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDSCAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 3
C-CRAFTSMAN ELEVATIONS
AND ROOF PLAN

A A4
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF

3. METALROOF

4. ROLL-UP GARAGE DOOR

5. SAND FINISH STUCCO

6. CEMENTITIOUS HORIZONTAL SIDING

7. CEMENTITIOUS BOARD
AND BATTON SIDING

8. CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

Il. WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

21 EXPOSED RAFTER TAILS

I

ROOF PLAN

PITCH: 7:12 UN.O
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

e

D - FARMHOUSE

ToP OF RIDGE
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ARCHITECTURE » PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 3
D-FARMHOUSE ELEVATIONS
AND ROOF PLAN

A .5
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MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
'WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
'WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

. EXPOSED RAFTER TAILS

ROOF PLAN D

PITCH: 3:12 Ve
RAKE: 6"

EAVE: 12"
ROOF MATERIAL: COMPOSITE SHINGLE

ToPorRDGE |

gt
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+
T
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2
ALLEY SIDE 4 19 E- CONTEMPORARY
0 4 8 16
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Bassenian | Lagoni

ARCHITECTURE = PLANNING » INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 3
E- CONTEMPORARY
ELEVATIONS AND ROOF PLAN

A .6
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BEDROOM 3

18 xi02
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li PORCHz b }r

T I T r»
IST FLOOR

PLAN 4

3 BEDROOMS / 2.5 BATHS

| - CAR GARAGE

FLOOR AREA TABLE

IST FLOOR 695 SQ. FT.
2ND FLOOR 856 SQ. FT.
TOTAL LIVING 1,551 SQ. FT.
| - CAR GARAGE 202 SQ. FT.
PORCH 50 SQ. FT.

NOTE: ALL LOT SIZES AND SETBACKS AS DEFINED
IN THE AVILA RANCH DEVELOPMENT PLAN

mo

4 8 16
| ] ]

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATE

ARCHITECTURE + PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 4
A-SPANISH FLOOR PLAN

A8.1
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MATERIAL LEGEND

I. COMPOSITION ROOF

2. CONCRETE'S' TILE ROOF

3. METALROOF

4. ROLL-UP GARAGE DOOR

5. SAND FINISH STUCCO

6. CEMENTITIOUS HORIZONTAL SIDING

7. CEMENTITIOUS BOARD
AND BATTON SIDING

8 CEMENTITIOUS SHINGLE SIDING

9. CEMENTITIOUS TRIM

10.  STUCCO OVER FOAM TRIM

I, WOOD GRAIN CORBEL

12, COMPOSITE SHUTTER

13, WOOD BRACKET

14 LIGHT FIXTURE

15, GABLE END DETAIL

16.  WOOD POST

17 POT SHELF

18 BRICK VENEER

19 METALAWING

20.  METALRAILING

21, EXPOSED RAFTER TAILS

Bassenian | Lagon

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

PASEC) SIDE A - SPANISH

ROOF PLAN A

PITCH: 4:12 et
RAKE: 2"

Eg\z'E;:rI'IaTERIAL:CONCRETE"S"TILE @ A V ] L A
RANCH

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

205 10

— ARCHITECTURAL &
-
DEVELOPMENT REVIEW
g 06.11.21
4\V r
= SHEET NAME
2 COTTAGE PLAN 4
ALLEYSIDE & @ A - SPANISH A-SPANISH ELEVATIONS
AND ROOF PLAN
16 0 4 8 16
| B — ] K | | 1 ]

A8.2
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41

200"

OWNER'S
BEDROOM

122 x102

PLAN 5
2 BEDROOMS / | BATHS
| - CAR GARAGE

FLOOR AREA TABLE

TOTAL LIVING 819 SQ. FT.
| - CAR GARAGE 224 SQ. FT.

mo
SEN
moo

N

PORCH 73 SQ. FT.

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 5
A-SPANISH FLOOR PLAN

A9.1

Page 102 of 355



3
3
)
)

&
@
&

5 10 o)

MATERIAL LEGEND

CCOMPOSITION ROOF
CCONCRETE 'S’ TILE ROOF
METAL ROOF

ROLL-UP GARAGE DOOR
SAND FINISH STUCCO
CEMENTITIOUS HORIZONTAL SIDING
CEMENTITIOUS BOARD
AND BATTON SIDING
CEMENTITIOUS SHINGLE SIDING
CEMENTITIOUS TRIM
STUCCO OVER FOAM TRIM
WOOD GRAIN CORBEL
CCOMPOSITE SHUTTER
WOOD BRACKET

LIGHT FIXTURE

GABLE END DETAIL
WOOD POST

POT SHELF

BRICK VENEER

METAL AWING

METAL RAILING

EXPOSED RAFTER TAILS

ROOF PLAN A

PITCH: 4:12 e
RAKE: 2"

EAVE: 12"
ROOF MATERIAL: CONCRETE "S" TILE

Top OF RIDGE

—% r :‘Z
i W
o -
é o
FRONT 1 (a) A
0 4 8 16
K | ] 1 ]

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

COTTAGE PLAN 5
A-SPANISH ELEVATIONS
AND ROOF PLAN

A9.2
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5

BUN ALOW

NE—

COLUMNS + POSTS

GARAGE DOORS

METAL AWNINGS

E

A SPANISH

i

B BUNGALOW

C CONTEMPORARY

LIGHTING

Bassenian | Lagoni

ARCHITECTURE « PLANNING « INTERIORS

O

OASIS ASSOCIATES

LANDECAPE ARCHITECTURE ¢ PLANNING

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

06.11.21

SHEET NAME

CONCEPTUAL
ARCHITECTURAL DETAILS

A10.0
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AVILA RANCH [LS———
EORALI §18 & 1R UD

—— - —

TCRRATS T8 AW
A e

AL 3YUCC0

Fa

SCHEME 2 "A’ SPANISH

AL, EAYTS, MLADSRS, THM & CARAZL

BHUTTERS, & LHTRY GOk

__AVILARANCH

COTTAGE SFD & CLUSTER SFD

AVILA RANCH

COTTAGE SFD & CLUSTER SFD
JOB# 457-19201 & 457-19202
COLOR SELECTION CHART

Bassenian | Lagoni

ARCHITELTUTE « FLAKK WG  INTERIDFT

DECEMBER 23, 2019
REVISED FEBRUARY 4, 2020(NEW COLORS PER REQUEST)
*REVISED JULY 28, 2020(NEWCOLORS)

PAINT: SHERWIN WILLIAMS

ROOF: BORAL. CERTAINTEED

BRICK: MCNEAR, BORAL

STUCCO: OMEGA (TED)

WROUGHT IRON: SW4770 CAVIAR

FAUX CLAY VENTS: SW 6094 JUTE BROWN

s __AVILARANCH

SCHEMES 1-5 ARE FOR
‘A’ SPANISH
SCHEME 1 2 3 4 5
FASCIA, EAVES, SW 7019 SW 7510 SW 6104 SW 7026 SW 8041
HEADERS, TRIM & GAUNTLET GREY CHATEAU BROWN KAFFEE GRIFFIN OTIER
GARAGE DOOR
SHUTTERS & ENTRY SW 7614 SW 2150 SW 6466 SW 6349 SW 6432
DOOR ST. BARTS'S ENDLESS SEA GRANDVIEW PENNYWISE GARDEN SPOT
BASE STUCCO SW 7757 SW 7543 SW 6148 SW 7050 SW 7529
HIGH REFLECTIVE WHITE RESTFUL WHITE WOOL SKEIN USEFUL GRAY SAND BEACH
‘S’ ROOF THBCS0300 1HBCS 6169 THBCS4330 THBCS0431 THBCS6464
(BORAL) BRONZE PEARL BLEND CASA GRANDE BLEND SALERNO CLAY APPLE BARK CA MISSION BLEND
GUTTERS & BRONZE BEAVER BROWN BEAVER BROWN BRONZE BEAVER BROWN
DOWNSPOUTS

SCHEME 3 A’ SPANISH

B

FALCIA, EAVES, MLADOEY, THA & CARACY

BHUTTERS, & CNTAY DOOR

LR

COTTAGE SFD & CLUSTER SFD

. EAVES, MEADHRS, TR & CARACE

MAUTTERS & LNTRY G0k

LS STuCeD

e ___AVILARANCH Brrrmn iy

COTTAGE SFD & CLUSTER SFD

TS

e

COTTAGE S#D & CLUSTER 5FD

SHUTTERS, & CNTRY COR

Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIDRS

O

OASIS ASSOCIATES

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

11.24.20
Revised 06.11.21

A. Spanish - Color and
Material Matrix

~ 1  A10.1
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SCHEME & "B’ BUNGALOW

AVILA RANCH

COTTAGE SFD & CLUSTER SFD
JOB# 457-19201 & 457-19202
COLOR SELECTION CHART

Bassenian | Lagoni

AREHITECTUNE « FLAKKIKE = ITER OB

PAINT: SHERWIN WILLIAMS

ROOF: BORAL, CERTAINTEED

BRICK: MCNEAR, BORAL

STUCCO: OMEGA (TBD)

WROUGHT IRON: SW&770 CAVIAR

FAUX CLAY VENTS: SW 60946 JUTE BROWN

DECEMBER 23, 2019

REVISED FEBRUARY 4, 2020(NEW COLORS PER REQUEST)

*REVISED JULY 28, 2020{NEWCOLORS)

SCHEMES 6-10 ARE FOR
‘B’ BUNGALOW
SCHEME 6 7 8 7 10
FASCIA, EAVES, SW 7048 SW 7551 SW 2091 SW 7035 SW 7041
HEADERS, TRIM & URBANE BRONZE GREEK VILLA HALF-CAFF AESTHETIC WHITE VAN DYKE BROWN
GARAGE DOOR
SHUTTERS & ENTRY SW 7402 SW 6076 SW 6209 SW 2838 SW 2836
DOOR INDIGO BATIK TURKISH COFFEE RIPE OLIVE POLSHED MAHOGANY QUARTERSAWN OAK
BASE STUCCO SW 7051 SW 7065 SW 7548 SW 7643 SW7015
ANALYTICAL GRAY ARGOS PORTICO PUSSYWILLOW REPOSE CGRAY
SIDING SW 2836 SW9134 SW 7548 SW 6249 SW 2130
QUARTERSAWN OAK DELFT NEUTRAL GROUND STORM CLOUD EVERGREEN FOG
GABLE SIDING SW 2836 SW 7551 SW 2091 SW 7035 SW 7041
QUARTERSAWN OAK GREEK VILLA HALF-CAFF AESTHETIC WHITE VAN DYKE BROWN
BRICK MCHNEAR BORAL MCNEAR BORAL BORAL
TUNBRIDGE MT RUSHMORE EMBARCADERO MARSH POINT CAPERS ISLAND
COMPOSITION ROOF HEATHERWOOD COLONIAL SLATE WEATHERED WOOD CHARCOAL MISSION BROWN
GUTTERS & BRONZE WHITE BEAVER BROWN WHITE BRONZE
DOWNSPOUTS

___AVILA RANCH

COTTACE SFD & CLUSTER SFO0

SCHEME 7 "B’ BUNGALOW

SCHEME B 'B' BUNGALOW

__AVILA RANCH _

COTTAGE SFD & CLUSTER SFD

Breman g

__AVILA RANCH _

COTTAGE SFD & CLUSTER 5FD

SCHEME 9 "B' BUNGALOW

___AVILA RANCH

Bereman Lagr

COTTAGE SFD & CLUSTER SFD0

SCHEME 10 'B' BUNGALOW

__AVILARANCH

COTTACE SFD & CLUSTER SFD

Remvmmnn L

Bassenian | Lagoni

ARCHITECTURE = PLANNING = INTERIDRS

O

OASIS ASSOCIATES

AVILA
RANCH

TRACT 3089

R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

11.24.20
Revised 06.11.21

B. Bungalow - Color and
Material Matrix

A10.2
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SCHEME 11 'C" CRAFTSMAN

AVES, MLADORS, TN b CARAZL

__AVILA RANCH

COTTAGE SFD & CLUSTER SFD

Breman g

SCHEME 12 'C' CRAFTSMAN

___AVILA RANCH _

COTTAGE SFIT & CLUSTER SFD

lwle

AVILA RANCH

COTIAGE SFD & CLUSTER SFD
JOB# 457-19201 & 457-19202
COLOR SELECTION CHART

Bassenian | Lagoni

ARUNITECTUTE « FLANK T = INTERIDRS

PAINT: SHERWIN WILLIAMS

ROOF: BORAL, CERTAINTEED

BRICK: MCNEAR, BORAL

STUCCO: OMEGA (TBD)

WROUGHT IRON: SW&990 CAVIAR

FAUX CLAY VENTS: SW 6096 JUTE BROWN

DECEMBER 23, 2012
REVISED FEERUARY 4, 2020(NEW COLORS PER REQUEST)
*REVISED JULY 28, 2020(NEWCOLORS)

SCHEMES 11-15 ARE FOR

‘C' CRAFTSMAN
SCHEME 1 12 13 14 15
FASCIA, EAVES, SW 8076 SW 7043 SW 4104 SW 7054 SW 7551
HEADERS, TRIM & TURKISH COFFEE WORLDLY GRAY KAFFEE SUITABLE BROWN GREEK VILLA
GARAGE DOOR
SHUTTERS & ENTRY SW 2179 SW 8069 SW 7605 SW 4223 SW 7510
DOOR ANCHORS AWHGH FRENCH ROAST GALE FORCE STILL WATER CHATEAU BROWN
BASE STUCCO SW 6149 SW 74655 SW 7644 SW 157 SW 7064
RELAXED KHAKI STAMPED CONCRETE GATEWAY GRAY FAVORITE TAN PASSIVE
SIDING SW &165 SW 6235 SW 6207 SW 2820 SW 6074
CONNECTED GRAY FOGGY DAY RETREAT DOWING EARTH SPALDING GRAY
GABLE SIDING SW 7622 SW 7043 SW 6104 SW 2807 SW 2848
HOMBURG GRAY WORLDLY GRAY KAFFEE ROOKWOOD MEDIUM ROYCROFT PEWTER
BROWN
COMPOSITION ROOF WEATHERED WOOD THUNDERSTORM GRAY HEATHER BLEND MISSION BROWN DRIFTWOOD
GUTTERS & BEAVER BROWN WHITE BEAVER BROWN BRONZE WHITE
DOWNSPOUTS

SCHEME 13 'C" CRAFTSMAN

FASEE, EAVES, MLADERS, THA & CARAZL

]

___AVILARANCH

COTTACE SFD & CLUSTER SFOY

SCHEME 14 "'C" CRAFISMAN

__AVILA RANCH

COTTACE SFO & CLUSTER SFDY

SCHEME 15 'C" CRAFTSMAN

BASL AT CABLA Yo

___AVILA RANCH

COTTAGE SFD & CLUSTER SFD

Bewman L

fe

Benmman s

Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIDRS

O

OASIS ASSOCIATES

AVILA
RANCH

TRACT 3089

R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

11.24.20
Revised 06.11.21

C. Craftsman- Color and
Material Matrix

A10.3
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SCHEME 14 "D FARMHOUSE

\- SariaI T A5

MiTaL hewt

FAACLA, EAVES, WMLADERS, TR & CARALD
o
BHUTTERS, & DNTRY COOH

S STUCC0

o __AVILARANCH

COTTAGE SFIT & CLUSTER SFD

SCHEME 17 'D' FARMHOUSE

AVILA RANCH

COTTAGE SFD & CLUSTER SFD
JOB# 457-19201 & 457-17202
COLOR SELECTION CHART

Bassenian | Lagoni

ARENITECTURE » FLAY NINE « INTEFILRS

PAINT: SHERWIN WILLIAMS

ROOF: BORAL, CERTAINTEED

BRICK: MCNEAR, BORAL
STUCCO: OMEGA (TBD)

WROUGHT IRON: SW4990 CAVIAR
FAUX CLAY VENTS: SW 6094 JUTE BROWN

DECEMEBER 23, 2019

REVISED FEBRUARY 4, 2020{NEW COLORS PER REQUEST)
*REVISED JULY 28, 2020(NEWCOLORS)

Bassenian | Lagoni

ARCHITECTURE = PLANNING = INTERIDRS

B g

SCHEMES 16-20 ARE FOR
‘D' FARMHOUSE
SCHEME 1% 7 18 17 20 (::
FASCIA, EAVES, SW 7668 SW7102 SW 7636 SW 6203 SW 7008
HEADERS, TRIM & MARCH WIND WHITE FLOUR ORIGAMI WHITE SPARE WHITE ALABASTER OASIS ASSOCIATES
GARAGE DOOR SO MEATHCHIE < Piakior
SHUTTERS & ENTRY SW 9026 SW7510 SW 2740 SW 6227 SW 6988
DOOR TARNISHED TRUMPET CHATEAU BROWN MINERAL GRAY MEDITATIVE BOHEMIAN BLACK
BASE STUCCO SW 7102 SW 7547 SW 7017 SW 4203 SW 7648
WHITE FLOUR SANDBAR DORIAN GRAY SPARE WHITE MARCH WIND
SIDING SW 7668 SW 9164 SW 7025 SW 6203 SWS141
MARCH WIND ILLUSIVE GREEN BACKDROP SPARE WHITE DUSTBLU
COMPOSITION ROOF COLONIAL SLATE WEATHERED WOOD MISSION BROWN DRIFTWOOD GEORGETOWN GRAY
METAL ROOF OLD TOWN CRAY BRONZE MUSKET BRONZE OLD TOWN GRAY @ AVILA
GUTTERS & CONONIAL GRAY WHITE WHITE WHITE WHITE RANCH
DOWNSPOUTS

SCHEME 18 "D’ FARMHOUSE

e __AVILARANCH

COTTAGE SFD & CLUSTER SFD

e g

___AVILARANCH

COTTAGE SFD & CLUSTER SFD

e

SCHEME 19 D' FARMHOUSE

COMPOAL T RN

__AVILARANCH

COTTACE SFD & CLUSTER SFD

SCHEME 20 ‘D' FARMHOUSE

BB AT

o Lo puriacd

__AVILARANCH

COTTAGE SFD & CLUSTER SFO

Herpmn L

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

11.24.20
Revised 06.11.21

D. Farmhouse - Color and
Material Matrix

A10.4
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SCHEME 21 "E' CONTEMFPORARY

oarhi i R

FALCEA, LAVES, MLACHES, THM & CARAC

A BYUCCo

o __AVILARANCH

COTTAGE SFD & CLUSTER SFD

SCHEME 22 "E' CONTEMPORARY

BHUTTLRS & DNTHY CO04

sl ¥Yucen

o __AVILARANCH

COTTAGE SFD & CLUSTER SFO

e L

hsle

AVILA RANCH

COTTAGE SFD & CLUSTER SFD
JOB# 457-19201 & 457-19202
COLOR SELECTION CHART

Bassenian | Lagoni

MRENIZESTURL + TLANKING = INTERIBRS

PAINT: SHERWIN WILLIAMS

ROOF: BORAL, CERTAINTEED

BRICK: MCNEAR, BORAL

STUCCO: OMEGA (TBD)

WROUGHT IRON: SWé&790 CAVIAR

FAUX CLAY VENTS: SW 6096 JUTE BROWN

DECEMBER 23, 2019

REVISED FEBRUARY 4, 2020(NEW COLORS PER REQUEST)
*REVISED JULY 28, 2020(NEWCOLORS)

SCHEMES 20-25 ARE FOR

‘E' CONTEMPORARY

SCHEME 2] 22 23 24 25
FASCIA, EAVES, SW 7019 SW 7059 SW 7006 SW 7551 SW 7674
HEADERS, TRIM & GAUNTLET GRAY UNUSUAL GRAY EXTRA WHITE GREEK VILLA PEPPERCORN
GARAGE DOOR
SHUTTERS & ENTRY SW 00s0 SW 2865 SW 6503 SW 6635 SW 6712
DOOR ALEXANDRITE CLASSICAL YELLOW BOSPORUS DETERMINDED ORANGE LUAU GREEN
BASE STUCCO SW 7028 SW 7566 SW 6191 SW 9138 SW 7653
INCREDIBLE WHITE WESTHIGHLAND WHITE CONTENTED STARDEW SILVERPOINTE
SIDING SW 7019 SW 7059 SW 7006 SW 2140 SW 9139
GAUNTLET GRAY UNUSUAL GRAY EXTRA WHITE BLUSTERY SKY DEBONAIR
COMPOSITION ROOF MISSION BROWN GRANITE GRAY CHARCOAL BLACK WEATHERED WOOD DRIFTWOOD
GUTTERS & BRONZE COLONIAL GRAY WHITE QLD TOWN GRAY BRONZE
DOWNSPOUTS

s __AVILARANCH

SCHEME 23 "E' CONTEMPORARY

COTTAGE SFD & CLUSTER SFO

BAMEAIVCLD

i __AVILARANCH

SCHEME 24 'E' CONTEMPORARY

COTTAGE SFD & CLUSTER SFD

SCHEME 25 'E' CONTEMFORARY

A STUCCD

__AVILARANCH

COTTAGE SFD & CLUSTER SFO

Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIDRS

O

OASIS ASSOCIATES

@ AVILA
RANCH
TRACT 3089
R-2 LAND USES WITHIN

PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

11.24.20
Revised 06.11.21

E. Contemporary - Color
and Material Matrix

A10.5
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Recording Fees Exempt Pursuant to
Government Code § 27383.

Recording Requested By And
When Recorded Mail to:

City of San Luis Obispo

c/o City Clerk

990 Palm Street

San Luis Obispo, California 93401

2017053192

;‘HHT?F Gong
an uiﬁ Db-" - [:a Loy
11/17/2017 Bl?:] Pr unty Clerk-Recorder

Recorded at the req L of:
Blaarse uss!l o

Titles: 1 Pages: 124

i et A

RECEIVED

NOV 20 2017

SLO CITY CLERK

DEVELOPMENT AGREEMENT

BY AND BETWEEN

THE CITY OF SAN LUIS OBISPO

AVILA RANCH, LLC

RELATING TO

THE AVILA RANCH SPECIFIC PLAN

(The “AVILA RANCH DEVELOPMENT AGREEMENT")

As Adopted by the San Luis Obispo City Council
on October 3, 2017 by Ordinance No. 1639 (2017 Series)

1832471

Page 1 1@ Mq
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H — Water Improvements
| = Water Well Site Plan
J = Bicycle Improvements

IN WITNESS WHEREOF, the Parties have executed this Development Agreement as
of the Execution Date above.

CITY:
CITY OF SAN LUIS OBISPO, a municipal

corporation
/dé‘m_

armon, Ma_yd? /

APPROVED AS TO FORM:

4 Ci‘t“:',r’Attumey

41

183247.1
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ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

State of California
County of Douny LuwiS Oleispd )

on _Novemnber d 20VT  before me, Heather Suzewnne Govtunn, Mot Publc
(insert name and title of the officer) U

personally appeared Finchrew . Monaen( ;
who proved to me on the basis of satisfactory evidente to be the person(s)whose name(s) is/are-
subscribed to the within instrument and acknowledged to me that he/she/they executed the same in
his/ber/thett authorized capacity(iesy, and that by his/ber/their signature(syon the instrument the
person(sy, or the entity upon behalf of which the person(sy acted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.

PR, HEATHER SUZANNE GOODW
AT Motary Public - California

(g o San Luls Obispa County g
WITNESS my hand and official seal. Y Commisions 210868 ¢

My Comm, Expires Jun 21, 2021
avatws A S-S v
Signature "\ é Y "USeal)
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ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

State of California

County of San Luis Obispo )
on November 6, 2017 before me, Heather Suzanne Goodwin, Notary Public
(insert name and title of the officer)
Heidi Harmon

personally appeared :
who proved to me on the basis of satisfactory evidence to be the person(sy whose name(sy is/are~
subscribed to the within instrument and acknowledged to me that hefshe/they executed the same in
bis/herftheir authorized capacity(ies)” and that by histher/tbeir signature(s}on the instrument the
persunj;}fcr the entity upen behalf of which the person(s}-acted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.

BRIy,  HEATHER SUZANNE GOODWIN

y  NotaryPublic - California K

: EW SRR SanluisObispoCounty €

WITNESS my hand and official seal. ot Commission§ 2198660 §
SEEET My Comm, Expires Jun 21, 2021

Signature‘ﬁ&f’/’% { waff L (Seal)
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FERER TO AB FOR
ADDIMOMNAL DETARL
FEFER TO AT FOR
ADDIMOMAL DETAIL

FEFER TO A% ROR
ACDIMOMNAL DETAL
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Economic & Planning Systems, Inc
One Kaiser Plaza, Sufte 1410
Qaktand, CA 946.12-3604
510.841.9190 tel
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APPENDIX A:

Avila Ranch Services CFD Preliminary Rate Allocation,
Local Area Maintenance, and Fiscal Mitigation Combined
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Tahle A-4
Fiscal Mitigation Assumptions

Budget Category Total

General Fund Revenues
Taxes
Property Tax 30
Property Tax in lieu of VLF 297,169
Sales Tax; General £129 987
Sales Tax: Measure G 564 994
Sales Tax: Public Safety $3.220
Utility Users Tax $122,980
Franchise Fees 334,435
Business Tax Certificates $1,463
Real Property Transfer Tax $22,963
Service Charges
Recreation Fees £58, 856
Other Charges for Services $38,704
Other Revenue
Fines and Forfeitures $3.449
Interest Earnings and Rents $4.263
Other Revenues £2.31
Transfers In
Gas Taxw/TDA $35,971
Other £29.820
Total Revenues $850,605

General Fund Expenditures
General Government £294,029
Police £332,799
Fire [1] $398 463
Transportation [2] $51,536
Leisure, Cultural and Social Services $130,497

Park and Landscape Maintenance [3] 213,528

Community Development $106,747
Transfers Out $2.226
Total Expenditures $1,529,825
Met Fiscal Impact ($679,220)
Reduce Parks and Landscape Maintenance [4] $213,528
Reduce for Transportation [4] $51,536
REVISED Net Fiscal Impact ($414,156)

[

(2
(3l
[4

Increased per City allocation 7-28-2017; reflects cost of operating station

and Avila Ranch's share (25% of 590 acres).
Included in LAM; exclude for Fiscal Mitigation.
Included in LAM; exclude for Fiscal Mitigation.

Included in LAM.

Ecanomic & Manning Syeteams, fnc. Q012007

P LT NO00 B 1AL
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APPENDIX B:

Avila Ranch Infrastructure Cost and Allocation Analysis
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THE Newspaper of the Central Coast

TRIBUNE

)

SLO CITY CLERK

3823 South Higuera * Post Office Box 112 « San Luis Obispo, California 93406-0112 - (805) 781-7800

In The Superior Court of The State of California
In and for the County of San Luis Obispo

AD #3297337
CITY OF SAN LUIS OBISPO
OFFICE OF THE CITY CLERK

STATE OF CALIFORNIA
§5.
County of San Luis Obispo

[ am a citizen of the United States and a resident of the
County aforesaid; Iam over the age of eighteen and not
interested in the above entitled matter; [ am now, and at
all times embraced in the publication herein mentioned
was, the principal clerk of the printers and publishers of
THE TRIBUNE, a newspaper of general Circulation,
printed and published daily at the City of San Luis
Obispo in the above named county and state; that notice
at which the annexed clippings is a true copy, was
published in the above-named newspaper and not in any
supplement thereof — on the following dates to wit;
SEPTEMBER 23, 2017 that said newspaper was duly
and regularly ascertained and established a newspaper of
general circulation by Decree entered in the Superior
Court of San Luis Obispo County, State of California, on
June 9, 1952, Case #19139 under the Government Code
of the State of California.

[ certify (or declare) under the penalty of perjury that the
foregoing is true and correct,

e £ Duvand

(Signdfure of Principal Clerk)
DATE: SEPTEMBER 23, 2017
AD COST: $180.96

—

CrTY OF
San Los OBISPO

ORDINANCE NO. 1638 (2017 SERIES)

, and on the Kilowing ol call vole: |

YES: Council Mambar Castyn Chriatan-
, Aaron Gomaz, Andy Pesoe, Vies May-
Dan Rivolre, and Mayor Heldi Hanmmon

MOES: Mo

Mo, 1630 (2017 Serioa] — This
s & City Osdinance ihal adopts the negotl-
aled agreemant batwesn the appliicant and
tha City en important areas relatad to the
|phased and ormdery developmant of the
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AVILA RANCH ENERGY GUIDELINES

The Avila Ranch Energy Guidelines are designed to promote sustainability, affordability, and a
healthy home environment for our clients. The Development plan, as approved, has some
inconsistencies with current codes updates; for instance, the 2019 code update did not adopt a
ZERO NET ENERGY threshold. The CEC (California Energy Council) did not deem ZERO NET
ENERGY to be a cost effective solution for homebuyers. The Majority of updates to section 13 is
focused on solar and the language around “ZERO NET”. We feel these homes will be designed
with the RIGHT SIZE solar design, which is an avg of 19-30% above the current t-24 requirements.
Current t-24 min requirements have about 50-53% usage offset, with our increase in size we will be
offsetting around 70-80% of electrical usage. Other minor changes included tweaks to the
language around the REACH CODE and minor crhanges to Advanced framing methods. Some of
the methods provided in the original DP were neither cost affective or structurally sound.

1. BUILDING DESIGNS
e SOLAR
o Maximized the solar size for each plan type while being able to stay compliant
with T-24 and competing with all requirements and lot constraints.
o See below for breakdown of each plan — we are able to increase the size of the
photovoltaic design by 19% to 30% above the current 2019 title 24 code
requirements. We believe this isthe RIGHT SIZE SYSTEM for these homes.

Avila Ranch - ALL Electric

PROPOSED
2019 Code Title | % above code
Plan Stories | Sq.Ft | RightSized 24 Code minimum size
Solar Minimum Size compliance
System Size
Plan 1 - cluster 2 1848 2.80 kW 2.28
Plan 2 - cluster 2 1898 2.80 kW 2.28
Plan 3- cluster 2 2069 3.15 kW 2.61

Plan 4 - cluster 2 2273 3.15 kW 2.64




Plan 1 - cottage 2 1167 2.45 kW 1.86

Plan 2 - cottage 2 1611 2.80 kW 2.23
Plan 3 - cottage 2 1723 2.80 kW 2.25
Plan 4 - cottage 2 1554 2.80 kW 2.22

e ALL ELECTRIC — meeting city requirements for clean energy choice program by going all
electric.

e LEED-ND - Compliance with the U.S. Green Building Councils Leadership in Energy and
Environmental Design for Neighborhood Development ( LEED- ND) focuses on the following

areas
o Smart Location and Linkage
o Neighborhood Pattern and Design
o Green Infrastructure and Buildings
o Innovation and Design Process

o Regional Priority Credits
e GREEN POINT RATED - GreenPoint Rated is a credible and accessible pathway to ensure you have
the elements of a sustainable, efficient, and healthier home while focusing on these 5 key areas
o Energy Efficiency
o Indoor Air Quality
o Water Conservation
o Resource Conservation
o Community
e ADVANCED FRAMING SYSTEMS
e Qll-Quality Insulation Inspections
o Qllensures that insulation is installed properly in floors, walls, and roofs/ceilings to
maximize the thermal benefit of insulation.

e ENERGY STAR RATED APPLIANCES

e HVAC
o Dual Zones
o Heat Pump Efficiency Rating 10.5
o SEER 26% better than min T-24 reqgs
o EER12% better than min T-24 reqgs
o Bypass Ducts

o Standard A/C
e WATERHEATER
o Northwest Energy Efficiency Alliance (NEEA) rated heat pump water heater
o 3.85UEF
o Upto 400% more efficient than a standard electric water heater
o Energy Saving Scheduling
* Programable water heater to match demand throughout the day.




= Link - https://s3.amazonaws.com/WebPartners/ProductDocuments/71FFBB6F-7E6F-
48F3-9B6D-9CB9FEBE6FA3.pdf

e EPA WATER-SENSE FIXTURES
e BICYCLE STORAGE AREA IN GARAGES

o Plus each single family home to receive a voucher for $750 toward an e-bike

o Multi-family to include a bicycle rideshare component.
e DEDICATED CIRCUIT FOR EV CHARGER PRE-WIRE
e NEGOTIATING WITH ZIPCAR FOR RIDESHARE SERVICES
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Avila Ranch Development Plan

The Avila Ranch Development Plan was approved by the City Council on September 19, 2017.
This update of the Development Plan incorporates direction provided by the City Council in 2017, plus
additional input from various City advisory bodies that provided input to the process prior to the
document being considered by the City Council. This version of the Plan includes minor refinements to
certain development standards to clarify and be consistent with current plans and documentation
developed to date. Land use patterns and most development standards are fundamentally the same as
those considered and approved by the City Council in 2017. The Development Plan also incorporates
the various mitigation measures included in the certified Final Environmental Impact Report (EIR) for the
project. The Plan represented herein is based on the “Mitigated Project Alternative” in the Draft and
Final EIR.

The overall land use plan and site design provide residential land uses with varying densities,
accommodating up to 720 residential units. R-1 low density single-family residential neighborhoods
would be located south of Tank Farm Creek, and that land use would now include about a third of the
units with alley loaded uses, with shared open spaces. Figure 6 shows the approved land plan, and the
detailed site plans and special development details are provided in Appendix A hereof.

Land uses northwest of the creek would consist of a predominantly R-2 medium density single-
family neighborhood, with R-4 high density residential uses allowed along both sides of the Earthwood
Lane at the site’s northwest corner. In the R-2 area, there would be common drives, common open
space, and “pocket cottage” setting would be introduced for up to 76 units. The Pocket Cottage units
would have relatively smaller lot sizes and floor plans to address affordability.

The planned R-3 medium-high density residential uses would be located in the northeast area of
the site, and would include a centralized park, as well as a “duplex” configuration that would offer larger
unit sizes in the R-3 area to provide for a wider range of unit sizes (and a wider representation of income
groups, presumably) in that area.

The Town Center would be located in the eastern portion of the site, south and east of the creek
along the west side of the Jespersen Road Extension, and would include 15,000+ square feet (sf) of
commercial buildings. Additionally, the Development Plan would allow a broad mix of uses in the Town
Center to potentially reduce the number of offsite trips that may be generated. General (nonmedical)
professional, business, and services offices would be allowed. Uses expected for the Town Center would
be neighborhood serving uses only including general (non-medical) accessory, professional, business and
service offices, general retail, restaurants, limited indoor commercial recreation such as fitness/gym
facilities, religious facilities, specialized and technical schools, private schools and tutoring services,
laundromats, and community meeting rooms. The Town Center would provide parking for the
Neighborhood Park, and for the Tank Farm Creek Bike Path (as a trailhead). It would also provide
parking for special events in the adjoining parks and park structures such a weekly farmers markets,
neighborhood movies and other neighborhood gatherings.

The size and configuration of open space areas would result in a contiguous open space, with
open space concentrated in and adjacent to the 300-foot wide buffer along Buckley Road, along the
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creek, and in the northeast and southeast corners of the site. Park distribution and layout would create
opportunities for approximately 18 acres in a total of ten parks. Resulting park area at buildout would
be approximately 10.9 acres per thousand population.

A final parks plan has also been developed and has been reviewed and approved by the City
Parks and Recreation Commission. Each phase of the project includes a public park. Special park and
community facilities will include several dog parks, community gardens, basketball courts, natural
interpretive areas, soccer field, baseball fields, pickleball courts, “tot lot” play areas, tennis courts and
other facilities.

Primary internal circulation is responsive to the approved land use plan and the circulation
improvements addressed in the EIR, including the extension of Horizon Road to Suburban as part of
Phase 4 (pedestrian and vehicle improvements).

Many “green” design features are included to address changes in the State and local building
codes. The following features are included in the Plan:

1. Building energy efficiency standards that will enable the project to comply with the
requirements of Section 7.07 of the Development Agreement. The Plan includes guidelines
to achieve structures that use high performance structural methodologies, solar PV systems,
water conservation techniques, high-efficiency lighting, and compliance with the EV parking
requirements.

2. Shared Mobility strategies would be included to reduce the necessity for additional vehicles
for each family. Car sharing would be provided in the development at an initial rate of one
car per 50 residences, with at least 50 percent of that fleet in the form of electric vehicles.
Vehicles would be stored onsite on public streets, near public parks and on public streets, as
permitted. There would also be a bike sharing program, or provision of bicycles for each
household or tenant.

3. Transit usage would be encouraged by extension of Route 2 to the project site as provided
in the plan, plus information and/or incentive packages for transit ridership.

4. Special design requirements may include the use of Building Performance Institute (“BPI”)
certified trades, Advanced Framing/Engineering (wider stud placement for decrease in
transmission loss and reduction in required framing lumber), Quality Insulation Installation
(Qll) to minimize envelope and duct seal energy losses, compact plumbing to minimize
plumbing runs and distance between hot water taps and water heaters, and usage of EPA
WaterSense fixtures to reduce indoor water usage.

Many project features are the result of recent physical or regulatory conditions, or changes in
the setting for the project. Some of these include:

1. Afinding and determination that re-routing Tank Farm Creek to connect to the Chevron
open space had significant environmental impacts and uncertain timing. The previous
version of the plan relied upon expected drainage improvements by Chevron, and the timing
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of those improvements is now uncertain. Connecting to the Chevron open space also
resulted in the loss of federal and state wetlands. The revision avoids those impacts while
maintaining adequate flood control.

2. Setbacks have been increased along Tank Farm Creek so that they are a minimum of 35 feet
along at least 90 percent of the corridor, and no less than 20 feet, the minimum allowed by
the City Zoning Ordinance and Conservation and Open Space Element.

3. The project was modified to provide for more contiguous open space, a longer and wider
Reservation Area along the Buckley frontage, and an expanded Safety Zone S-1B area to
accommodate extension of Runway 7-25, and the elimination of all residential uses from the
expanded S-1B Safety Zone. The project received its final Conformity Finding from the San
Luis Obispo Airport Land Use Commission on December 21, 2016.

4. More specific designs were prepared for the parks and recreation areas of the project and
the number and size of the parks was increased. The project has received approval for the
design of the public parks and open space in Phases 1-3 and has received conceptual
approval for the public parks and open spaces in development phases 4-6. The location and
sizes of the parks have been adjusted in accordance with those approvals. The plan now
reflects the park facilities approved by the Parks and Recreation Commission.

5. Enhanced pedestrian and bicycle connectivity. These changes include narrower vehicle
lanes and wider bike lanes on internal streets. Vehicle lanes have been narrowed to 10 feet
while bicycle lanes have been widened to a full 8-foot buffered bike lane standard. These
buffered bike lanes occur on all internal major streets, including Earthwood, Venture,
Jespersen and Horizon. Special at-grade “speed table” pedestrian street crossings have also
been included. These provide for traffic calming and a continuous walking experience.
Finally, pedestrian through-connections have been specified along and between residential
blocks. This results in a pedestrian intersection density of over 500 intersections per square
mile, well in excess of the standard established by LEED and the Smart Growth Coalition.

The net result of these project features, which evolved through the CEQA and planning review
process, includes the following:

1. Increase in open space area.
2. Reduction in wetland impacts by 0.7 acres.

3. Improvement of storm water management and effectiveness of LID measures.

4. Increase in building energy efficiency.
5. Reduction in projected vehicle miles.
6. Reduction in projected water usage consistent with SB 606 (Hertzberg) and AB 1668
(Friedman).
Avila Ranch Development Plan (approved September 19, 2017) Page 3
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7. Increase in the number of units that are affordable to workforce income groups (160
percent of local median family income and below).

8. Finding of conformity with the County Airport Land Use Plan by the ALUC.

9. Increase in the amount of park space from 16 acres to 18 acres onsite, to 10.9 acres per
thousand, ten percent about the standard for Expansion Area specific plans, and four
times the current citywide average.

10. Approval of the parks plan by the City Parks and Recreation Commission.

11. Areduction in air quality impacts. Building related Greenhouse Gas Emissions will be
reduced by 50 to 75 percent, and ROG/NOx gas reduction are estimated to be reduced
by 35 percent to 50 percent.

Table 1 on the following page summarizes key project statistics as approved by the City Council in
September 2017.

Several features are included in the project as a result of the environmental review process and
the public participation process. The conformance of the project with the mitigation measures in the
Environmental Impact Report is reported in two ways: 1) Appendix | contains a tabular list of the EIR
mitigations and an indication of where those mitigations have been included in the Development Plan;
and 2) the mitigation measures are included in the text with the mitigation measure in parentheses at
the appropriate location (e.g., (MM Trans-2)).
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Table 1

Avila Ranch Development Plan Statistics

Item/Issue Project Feature

North-South Creek Segment Not realigned but widened to accommodate flood flows
East-West Channel Channel retained

Creek/Riparian Buffer Setback 35-feet, with 20-foot minimum along no more than 700 linear feet

Minimum of 35-foot setback from top of creek bank/ riparian canopy

Tank Farm Creek Class | Bicycle Path with 20-foot minimum along no more than 700 lineal feet

Retaining/flood walls at toe of slope At setback along east side of the creek
along creek corridor

Residential: Acreage 55.3 acres

Residential: Units 720 units *

Mix of Units 101 R-1 units
297 R-2 units
197 R-3 units
125 R-4 units

Units within ALUP Safety Areas No residential units within S-1B and S-1C Safety Areas **

| |

Acreage 1.86 acres

Maximum Square Footage 15,000 sf

Potential Uses Local uses

Open Space: Acreage 51.96 acres

Parks: Acreage 19.08 acres

Parks: Number 1 Neighborhood Park
1 Pocket Park
8 mini-parks

* Exclusive of four (4) additional affordable units in the commercial areas.

** Safety zone designations were modified in the ALUP update of May 2021; intent remains similar.

Avila Ranch Development Plan (approved September 19, 2017) Page 5

Page 243 of 355



Development Plan Format and Content

The Avila Ranch Development Plan contains an environmental setting section, a brief project
description, background information, Land Use, Design, Circulation and Infrastructure regulations and
strategies. The 2014 Land Use and Circulation Element Update (LUCE) prescribes the format and
content of regulatory elements of Specific Plans for Special Focus Areas in LUCE Policies 8.1.1 and 8.1.2,
as well as the development objectives for the site in LU Policy 8.1.6. The Avila Ranch Development Plan
provides the program for development of the site in conformance with the General Plan’s objectives,
policies and standards. The actual enabling framework for implementation of this development
program is contained in the Airport Area Specific Plan Amendment policy document associated with the
Avila Ranch project.

The Avila Ranch Development Plan has been patterned after the Land Use Element’s
requirements for a Specific Plan, which typically contains a Land Use Framework that includes the
planned land use pattern, actual development densities in each subarea on the project site and
development phasing. Also incorporated into the Land Use Framework is a classification system that
clearly identifies uses allowed in each subarea, and “performance standards” for each site and subarea.
Another key element of the Land Use Framework are general site planning and development standards
that specify the requirements for all development and land uses regardless of the applicable land-use
designation, including sensitive resources, site access requirements, energy efficiency, fences, walls,
hedges, buffers, and other screening, noise regulations, outdoor lighting standards, related performance
standards (e.g., air quality, glare, vibration, etc.) and undergrounding of utilities. The Land Use
Framework also includes the planned housing mix within the area that is in keeping with the General
Plan Land Use and Circulation Element’s (LUCE’s) focus on housing for this site.

The Avila Ranch Development Plan also includes a Design Framework that provides detailed
design guidelines to be used as the Development Plan is implemented. The purpose of these guidelines
is to establish the expected level of design quality within the area while still maintaining project
flexibility and innovation. The objective of this framework is not to dictate a specific design but to
establish design expectations that can be implemented as various project components are planned for
implementation. The Design Framework is intended to provide guidance on the integration of the site-
specific features such as building architecture, with area-wide elements such as streetscape, recreation
and open spaces, resources and architecture into the overall project design. The Design Framework also
has standards that define the overall character of the streetscape. The design standards and guidelines
contained herein are specific to Avila Ranch and work in conjunction with other City adopted goals,
policies, standards, and guidelines. As individual projects are brought forward for implementation, they
will be reviewed by the City staff, Architectural Review Commission (ARC), and Planning Commission
(PC), in accordance with City regulations.
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The Circulation Framework of the Development Plan includes the planned circulation system
elements, design standards, and circulation system phasing. This Framework also addresses parking and
loading standards, if different than standard City requirements, transit needs, and non-vehicular modes
of circulation such as pedestrians and bicycles.

Finally, the Development Plan includes an Infrastructure/Public Facilities Framework that
covers those requirements (water, sewer, storm drainage, electricity, natural gas, and communications)
as well as parkland, schools and other public facilities. For infrastructure, the framework addresses the
planned trunk infrastructure system improvements and system phasing necessary to support
implementation of the land-use plan and financing mechanisms to implement planned facilities.

The General Plan sets out special planning and development objectives for the Avila Ranch site
to be addressed in the Avila Ranch subarea of the AASP. This Development Plan includes features
responsive to these requirements. Various General Plan objectives are intended to ensure that the site
is developed primarily as a residential neighborhood with supporting commercial, and recreation
facilities, and provisions for onsite and offsite open space/resource protection. Land Use Element Policy
8.1.6 indicates the Development Plan for this area should consider and address the following land use
and design issues:

a. Provision of a variety of housing types and affordability levels.

b. Modification of the Airport Area Specific Plan to either exclude this area or designate it as a
special planning area within the Airport Area Specific Plan.

c. Provision of buffers along Buckley Road and along the eastern edge of the property from
adjacent agricultural uses.

d. Provision of open space buffers along northern and western boundaries to separate this
development from adjacent service and manufacturing uses.

e. Provision of open space buffers and protections for Tank Farm Creek to enhance the wildlife
corridor that runs through the property.

f.  Conformance to safety and noise parameters described in this General Plan and the purposes
of the State Aeronautics Act, or other applicable regulations such as the San Luis Obispo
County Airport Land Use Plan.

g. Participation in enhancement to Buckley Road and enhancement of the connection of
Buckley Road to South Higuera Street.

h. Appropriate internal and external pedestrian, bicycle, and transit connections to the City’s
circulation network.

i. Implementation of the City’s Bicycle Transportation Plan including connections to the Bob
Jones Trail.

Avila Ranch Development Plan (approved September 19, 2017) Page 7

Page 245 of 355



j. Provision of water and wastewater infrastructure needs as detailed in the City’s Water and
Wastewater Master Plans. This may include funding and/or construction of a wastewater lift
station.

k. Fire protection and impacts to emergency response times.

I.  Architectural design that relates to the pastoral character of the area and preserves view of
agrarian landscapes.

m. Provision of a neighborhood park.

There are several supporting documents associated with the Avila Ranch Development Plan
including the following:

1. Airport Area Specific Plan Amendment (AASP). This document includes the necessary policy,

text and graphics modifications to the AASP to accommodate the implementation of the
Avila Ranch Development Plan. This document includes goals, policies, objectives,
standards, and guidelines for conservation and open space, design, circulation,
infrastructure, and financing associated with implementation of the Avila Ranch project, as
well as development policies associated with the continuing development of the overall
1,500-acre Airport Specific Plan Area. The AASP has been amended to provide for the
development program contained in the Avila Ranch Development Plan.

2. General Plan Conformity Analysis. This document evaluates the conformity of the Avila

Ranch Development Plan with the various applicable polices and regulations in the adopted
elements of the San Luis Obispo General Plan. The Conformity Analysis contains a detailed
response to each applicable General Plan Policy, and demonstrates how the project can be
found to be in substantial compliance with those policies.

3. Storm Water Control Plan. This document is included in the submittal for the Avila Ranch

Vesting Tentative Map and demonstrates compliance of the Development Plan with the
Regional Water Quality Control Board’s (“Water Board”) Low Impact Development (LID)
regulations.

4. Drainage Report. A drainage report was submitted with the Vesting Tentative Map that

analyzed the hydrology for the project site, including pre-development runoff and flooding,
post-development runoff and flooding, and compliance with various City, State and Federal
drainage regulations.

5. Water Supply Assessment. An SB610 Water Supply Assessment was prepared for the
project to demonstrate the adequacy of water supplies for the project.

6. Airport Land Use Plan Conformity Analysis. This analysis included a quantitative analysis of

conformance with the density limitations in the Airport Land Use Plan, and a policy
conformity analysis. This document was reviewed by the Airport Land Use Commission in
May 2015, and again in September 2016 after project modifications were made to develop
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the Mitigated Project. The project was finally reviewed on December 21, 2016 when it was
found to be consistent with the ALUP by the ALUC.

7. Environmental Technical Studies. Various environmental technical studies (in addition to

those above) have been prepared that have informed the creation of the Development Plan.
These documents include:

Traffic Impact Analysis and Report

Biological Reconnaissance Study

Wetlands Study and Delineation

Cultural Resources Evaluation and Inventory

Noise Impact Evaluation

Phase 1 and Phase 2 Environmental Site Assessments

U

Soils Report and Infiltration Report
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Project Overview

Introduction and Project Features

The Avila Ranch site is composed of
approximately 150 contiguous acres at
the northeast corner of Buckley Road and
Vachell Lane, and is comprised of three
separate parcels: APN: 053-259-006, APN:
053-259-04 and APN: 053-259-005 (See
Figures 1 through 3). The site slopes from the
northeast to southwest, although there are
localized undulations. It is diagonally bisected
by a drainage that is colloquially referred to as
“Tank Farm Creek” which conveys on- and off-
site storm drainage indirectly to San Luis Creek  Figure 1 Project Location

and comprises approximately 14 acres of the
150-acre site.

The site was annexed to the City in 2008 after the adoption of the original Airport Area Specific
Plan (AASP). At that time, it was given a holding land use designation of Business Park, the same
designation the County of San Luis Obispo applied to it in 2000, prior to its annexation to the City. The
Business Park land use designation is in significant supply in the city and surrounding areas. The City’s
Sphere of Influence is adjacent with the southern boundary of the site, which also includes properties to
the east and west of the project. See Figure 3.

As approved in September 2017, Avila Ranch would include approximately 720 dwelling units
with a diverse range of housing needs, a centrally located “Town Center” with 15,000 square feet of
local-serving retail and office uses, 16 acres of pocket parks, mini-parks and neighborhood parks, and 53
acres of riparian open and farmed agricultural land. There will be riparian recreation, open space,
community gardens and bike connections to the Chevron and Octagon Barn bike facilities, among other
amenities.
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Sustainable Energy Features

The Avila Ranch project will be a model for sustainable
development practices. It is intended to be compliant with the
U.S. Green Building Council’s Leadership in Energy and
Environmental Design for Neighborhood Development (“LEED-
ND”), and City of San Luis Obispo’s Cal Green checklist. Just a
few of the features include:

1. Compliance with SLO Green Build passive solar

guidelines for building orientation, south glazing and
thermal mass.

2. Pervious alternatives to hardscape.

3. Compliance with GreenPoint rated- single family, GreenPoint-multifamily and CalGreen
checklists.

4. High-efficiency Energy Star fixtures, appliances, and features.

5. Consistent with the requirements of Section 7.07 of the Development Agreement, single
family detached residential buildings that are at least 15 percent more energy efficient than
the 2016 California Energy Efficiency (“Title 24”) standards, and multifamily residential and
non-residential structures that are at least 10 percent more energy efficient than the 2016
Title 24 standards.

6. Alternative energy systems (photovoltaic solar) included on residential and non-residential
units in the project. The current City guideline (GP Conservation Policy 4.6.17) is for at least
30 percent of the single-family units to be supplied with basic photovoltaic (PV) systems.
The project will exceed that by requiring that the project include rooftop or solar canopy PV
systems that provide energy saving improvements consistent with General Plan policy.

7. Shared Mobility strategies are included to reduce the necessity for additional vehicles for
each family. Car sharing would be provided in the development at an initial rate of one car
per 50 residences (with adjustments to increase or decrease vehicles based on actual
demand and usage), with at least 50 percent of that fleet in the form of electric vehicles.
Vehicles would be stored onsite, on street, in guest parking spaces, near public parks and on
public streets, as permitted. There would also be a bike sharing program, or provision of
bicycles for each household or tenant.

8. Building design standards intended to comply with the Clean Energy Choice Program. To
meet the 2019 building code changes, there are design requirements for the usage of
Advanced Framing and more energy efficient wall, floor and ceiling assemblies, Quality
Insulation Installations, and Compact Demand Hot Water and plumbing. Advanced
Framing/Engineering involves wider stud placement to decrease transmission loss and
reduction in required framing lumber. Quality Insulation Installation (Qll) will minimize
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heating and cooling losses, compact plumbing to minimize plumbing runs and distance
between hot water taps and water heaters, and usage of EPA WaterSense fixtures to reduce
indoor water usage. These standards were reviewed by the California Energy Commission’s
“Reach Code” process and adopted by the City Council and are promulgated as amendments
to the CA Energy Code.

9. Compliance with the San Luis Obispo County Air Pollution Control District’s optional
mitigation measures, including those set forth in Table 3.3-9 of the EIR. These include such
features as Walkable Streets and dense bike path, transit improvements, traffic calming,
dense pattern of pedestrian and bike circulation improvements, water conservation
strategies, EV charging stations in common areas, and car sharing.

10. Compliance with the City’s Climate Action Plan.

11. Project features and measures to reduce average daily potable water usage consistent with
the requirements of Section 7.08 of the Development Agreement.

Sustainable Open Space and Agriculture

The project will include improvements to the existing riparian corridors for habitat
enhancements, drainage controls, and pedestrian and bicycle paths. Onsite open space will total over
53 acres in accordance with LUCE Policy 8.1.6, including 36 acres for sustainable agriculture, and 17
acres for riparian open space. The sustainable agriculture will be dedicated to the production of local
produce through practices that are environmentally responsible and compatible with the surrounding
environment.

Progressive storm-water treatment and management improvements will also be used to further
the community’s Low Impact Development goals through bio-retention swales, runoff treatment and
filtration, permeable paving and pavement systems, water retention gardens and other integrated
treatment detention/retention systems. These facilities will also have the added benefit of providing
open-space and aesthetic value. These improvements will also solve storm-water issues associated with
upstream and adjacent properties.

Avila Ranch Development Plan (approved September 19, 2017) Page 14

Page 252 of 355



A Complete “Linked” Community

The surrounding neighborhood provides a
wealth of services, facilities and resources. Day care,
drug stores, restaurants, schools, an upscale
convenience store, a bank, several places of worship,
a fitness center, medical and/or dental services,
personal-care services, and a full-service supermarket
are currently located within biking or walking distance
of the Avila Ranch. In addition, there are currently
over 2,500 jobs within a half mile distance of walking

or biking. An integrated web of pedestrian and bicycle

pathways will be developed along the public street system, dedicated pedestrian pathways, and riparian
bike paths.

To augment these existing services and
facilities, the community will offer a 9.5-acre
neighborhood park, eight (8) mini-parks within one-
eighth mile of residential units, a pocket park, the i % MR % .
‘ e o it 1A

_—

Tank Farm Creek Riparian Corridor and a “Town
Center” with a community center, convenience goods —
and services. The Town Center will function as more
than just a commercial destination. It will have plaza
areas for public gatherings, parking to be shared with

the adjacent neighborhood park and the Tank Farm

Creek riparian corridor, and areas for a trailhead that is connected by local, community and regional
roadways, bike trails, pedestrian linkages and transit. More than just an area for daily shopping and
convenience goods, the Town Center will serve as a community gathering place, a transit hub, and a
location for occasional community events and gatherings. A fully improved transit/trolley/school
bus/van pool stop will also be included as part of the community’s Town Center.

A Diverse Range of Housing Opportunities

The project will reflect a wide range of
housing across the economic and socio-economic
spectrum. It will also be characterized by styles that
have the detailing and architectural authenticity for
which San Luis Obispo has become known, with a
wide enough range in styles to create neighborhood
identities and avoid monotony and repetition. There
will be areas for traditional single-family units of

varying designs, smaller lot R-2 single family
detached units, attached single family cluster units and medium- and high-density multifamily units.
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In particular, the project will provide housing that will appeal to the community’s “workforce”
housing needs with unit sizes, pricing and amenities for small families, professionals, retirees, “empty
nesters” and larger families. Based on the approved Development Agreement, the project will provide a
substantial number of housing units that are both deed restricted and market rate affordable to families
with moderate and “workforce” incomes with some units affordable to lower income households. The
project includes new, smaller unit sizes (“Pocket Cottages of 1,000 SF to 1,200 SF) in the R-2 area to
widen the socio-economic base of that area and to offer a lower market rate price point. Within the R-2
area all unit sizes range from approximately 1,000 SF to 2,100 SF. Conversely, the R-3 area now includes
townhomes and some larger “duplex” units to introduce larger units for larger families or for “move up”
R-3 units, and the unit size range in the R-3 area now includes units ranging in size from 700 square foot
units to 1,750 square foot units. The R-4 multifamily units will offer smaller studios ranging in size from
550 square foot rental units to 1,150 square foot units for larger families.

The project’s architectural styles will be respectful of
local traditions and culture, while meeting present-day
lifestyle needs. Anticipated architectural styles are expected
to include highly detailed Agrarian/Ranch, Bungalow,
Mission, Craftsman Bungalows, and Contemporary/Mid-
Century Modern. Neighborhoods will be organized around
the project’s open-space features with a neighborhood park,

pocket park or open-space amenity within walking distance.
Public buildings, park structures and structures in civic meeting places will use an agricultural theme,
such as modern or contemporary barn architecture.

Major City Development Objectives

The project site has been identified in the adopted General Plan as one of the principal potential
growth sites in the community over the next 10-20 years. In addition to the General Plan objectives
noted above, and the conformance with General Plan policies noted in the General Plan Conformity
Analysis, it will promote several community objectives that are furthered or achieved by the project, as
follows:

1. Completion of the Buckley Road Extension. The City and County development plans

consider the extension of Buckley Road to South Higuera Street as an essential element of
the community’s circulation network. The extension of Buckley Road from Vachell Lane to
South Higuera is one of the key features of the project. The SLOCOG RTP/Sustainable
Communities Plan considers this improvement a high priority. This will have significant
community and region-wide benefits, as it will provide for direct vehicle connections
between SR 227 and SR 101, and route regional traffic around the edges of the community
rather than through impacted intersections. This connection will also provide a direct
connection between the City’s bikeway system east of Vachell Lane to South Higuera Street,
thereby connecting the City’s bicycle network to the Octagon Barn trailhead for the Bob
Jones Trail.
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2. Completion of Missing Bikeway Links. There are currently bicycle facilities at Santa Fe and

Tank Farm Road, and portions of the Bob Jones City to Sea Trail at Los Osos Valley Road
and Highway 101, and at Ontario and Highway 101. The County of San Luis Obispo is
currently processing an extension of the Bob Jones Trail to connect it to the Octagon Barn to
serve as a trailhead and hub. The extension of Buckley Road, the onsite riparian bikeway
along Tank Farm Creek and the bikeway improvements along the Buckley will complete this
trail network. Allin all, the project will result in the addition of almost three miles of bicycle
paths and lanes, pedestrian trails, and completion of critical missing important links in the
overall bicycle network, critical transportation priority in the community.

3. Correction of Hydrology and Flooding. Over the years, the Tank Farm Creek corridor has

been neglected and suffers from overgrown, choked channels. This corridor will be
rehabilitated and adjacent green spaces developed which will include Class | bike paths,
pocket parks and pedestrian/bikeway overpasses. There are also drainage concerns along
Suburban Road, Vachell Road and Buckley Road, many resulting from incremental, site-
specific drainage problems over the years. There are also drainage concerns associated with
the former “Dioptics” building/site at Venture and Vachell Lane that will be addressed.

4. OQversizing of Infrastructure. The City plans to serve all areas within the AASP with sewer

and water services, once they are annexed to the City. The project will extend and route
domestic water, recycled water and sewer service through the project site and make it
available for extension to the east. Sewer and water mains will also be installed, to the
extent feasible, along Suburban Road to serve the properties along Suburban that were
annexed to the City in 2008, but developed in the County.

5. Climate Action Plan. The City has a renewed emphasis on the Climate Action Plan and air

quality issues. Many of the new features are designed to address those priorities.

Environmental Setting and Background Information

The environmental impacts of development on the property were evaluated in the Airport Area
Specific Plan EIR, certified by the City Council in August 2005. Recently, the AASP was amended to
address changes in the Chevron site and the LUCE was amended. In addition, there have been several
site-specific technical studies that have informed the development of the project. A summary of those
issues and findings, as they pertain to the project site, are summarized below.

Flooding and Hydrology

As noted, a portion of the project is in the FEMA 100-year flood plain. According to City
documents, any project components within a 100-year flood plain would be subject to a “no net fill”
requirement, and building pads would have to be elevated at least one foot above base flood elevation.
Figure 4 shows the pre-development 100-year flood plain. Figure 5 shows the predevelopment flood

areas.
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A system of approximately twenty-two (22) sub basins is planned to provide the required LID
retention, detention and storm water treatment. These basins provide localized detention, retention
and storm-water filtration/quality enhancement to the various neighborhoods and have a collective
capacity necessary to provide detention adequate to accommodate a 50-year event, and retention
necessary to accommodate a 25-year event. In order to accommodate offsite storm drainage an
engineered swale will be provided along the north property line. This feature will convey existing
offsite flows to Tank Farm Creek. Figure 5 shows the post development flood prone areas. As part of
this project, the north-south portion of Tank Farm Creek will be widened to accommodate and channel
offsite flood flows that come from the Suburban Road area and runoff from South Hills through Tank

Farm Creek.
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Figure 4 Predevelopment Flood Areas
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Biological Resources

The AASP EIR and the LUCE EIR identified a number of species of concern on or near the project
site. Biological resources surveys and wetland delineations were prepared by Althouse and Meade
between 2012 and 2016. The initial biological findings show the project can improve the biological
conditions, protect the corridor, enhance the connectivity for wildlife, and upgrade the biological value
of the Tank Farm Creek area. The site development plan includes replacement and improvement at
mitigation ratios acceptable to state and federal regulatory agencies. The project includes riparian
setbacks and wildlife corridors along Tank Farm Creek that are significantly above City minimums.

Soils and Geology

There are no expected impacts related to soils and geology. A review of the SCS Soil Survey map
for San Luis Obispo, indicates four classifications of soil are primarily found in the area. Soils and
geology surveys were conducted on the site, and for the Buckley Road extension. Soils in the vicinity of
the Buckley Road extension may have some serpentine soils and the potential for naturally occurring
asbestos; however, the studies along the planned alignment yielded limited exposure and routine
mitigations specified by the State and APCD are included in the project.

Soils on the project site are classified as Concepcion loam, Cropley clay, Marimel sandy clay, and
Salinas clay. All are fanned from alluvium derived from sedimentary rocks and have slopes ranging from
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zero to nine percent. These soils are found on terraces, alluvial fans, flood basins and in small basins.
Characteristics of these soils are as follows:

Concepcion loam. 2 to 5 percent slopes.

The Concepcion loam constitutes about half of the site, generally easterly of the Tank Farm
Creek alignment. It is a very deep, moderately well drained, gently sloping soil fanned on marine
terraces. It is derived from old alluvium weathered from sedimentary rocks. The Concepcion soil
permeability is very slow and the surface run off is slow. In a representative profile, the surface layer is a
very dark gray loam. Below this dark gray layer is a light brownish gray sandy loam. The national hydric
soils list does not identify the Conception series as a hydric soil.

This soil type is considered a non-prime farmland soil with a land capability rating of 3, and has a
California Revised Storie Index rating of “Poor.” It is a farmland of local importance.

Cropley clay 2 to 9 percent slopes.

This soil type represents about one-fourth of the site and includes the area generally east of the
former Dioptics/current Trust Automation building at 125 Venture Drive, and north of Tank Farm Creek.
This soil was formed from alluvium derived from sedimentary rocks and have slopes ranging from zero
to two percent. These soils are found on terraces, alluvial fans, flood basins and in small basins. Cropley
clay soils are moderately well drained and have slow permeability. In a representative profile the surface
layer is a very dark gray silty clay to about 36 inches. Below this dark gray layer is a yellowish brown silty
clay loam.

The soil type is considered a non-prime farmland soil with a land capability rating of 2 when
irrigated, and 3 when not. It has a California Revised Storie Index rating of “Fair”. Itis considered
farmland of local importance.

Marimel sandy clay loam. Occasionally flooded.

The Marimel sandy clay soils group comprises most of the rest of the project site and is in the
southwest corner of the project site. This soil is very deep, somewhat poorly drained, nearly level, on
alluvial fans, floodplains, and narrow valleys. Itis formed in alluvium weathered from sedimentary
rocks. and exhibit moderately slow permeability and slow surface runoff. In a representative profile, the
surface layer is a grayish brown sandy clay loam. Below this layer is a mixed grey and pale olive silty clay
loam.

The soil type is considered a non-prime farmland soil with a land capability rating of 3. It has a
California Revised Storie Index rating of “Fair. It is classified as farmland of local importance.

Salinas Silty Clay, 0 to 2 percent slopes

The Salinas Silty Clay soils on the site cover approximately 10 acres and generally run parallel to
Buckley Road up to Tank Farm Creek, outside the Urban Reserve Line and in the designated agricultural
buffer. They are very deep, well drained, nearly level on alluvial fans, floodplains and narrow valleys.
The soil is formed in alluvium weathered from sedimentary rocks and exhibit moderate to rapid
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permeability. This soil type is considered Class 1 “prime” soils when irrigated; however, they are
considered Class 3 non-prime soils if dry farmed, as is the current practice.

Soil permeability on the site generally follows the soil type capabilities, with areas to the
southwest slower and somewhat more compacted below the depth of cultivation according to soil
permeability tests performed on the site. The Concepcion group has pockets that are highly permeable
and suitable for onsite drainage and water management. According to the percolation analysis,
approximately two thirds of the Concepcion portion of the site has soil permeability that is classified as
moderate to rapid.

Hazardous Materials/Assessment

A Phase | and Phase Il Preliminary Site Assessment (PSA) were conducted for the project by
Grisanti and Associates of Los Osos in 2012. The Phase | assessment revealed a well-known occurrence
of inundation of the site during the 1926 Unocal Tank Farm fire. Although limited testing completed for
the Phase | report did not reveal any remnant on-site contaminants from that event, a Phase Il study
was considered prudent to conclusively eliminate the possibility of remnant hydrocarbons from that
event, and for pesticides. The Phase Il assessment concluded that “..the Laboratory Reports of Analysis
showed no detectable concentration of any pesticides, herbicides or hydrocarbons. Based on the
previous submitted Avila Ranch Property Preliminary Assessment and the Phase Il evaluation of the
property, the tests exceeded reasonable due diligence requirements of the PSA evaluation of this
property and further assessment activities are not warranted.”

Noise

No noise issues were identified in the AASP EIR. There are, however, potential concerns
associated with uses on the south side of Suburban Road adjacent to the project, and future traffic on
Buckley Road. As part of the project, buffer areas are to be provided along the north and northwest
property lines. Agricultural buffers provide setbacks to Buckley Road, the main noise-generating road
facility. The Airport Land Use Plan’s noise contours do not conflict with the planned land uses. The
Final EIR for the Airport Master Plan demonstrates noise levels on the project site do not exceed City
standards. A review of the ALUP noise contours, as part of the Airport Land Use Commission review of
the pre-application for the Development Plan, confirmed that these contours do not materially affect
the project.

A noise monitoring study was prepared by David Lord and demonstrated that there were no
significant aircraft peak or average daily noise concerns associated with development of the project. He
also concluded there are no stationary source noise concerns but future noise from Buckley Road traffic
may exceed city standards. In order to address potential overflight as a nuisance concern, the project
will include noise mitigation measures to limit aircraft-related interior 24-hour, 10-second interval peak
noise level (“Lmax”) to 45 decibels, as described in amended AASP Policy 4.5.3, in order to reduce
potential complaints from residents. There are also special measures associated with the R-4 units
located adjacent to the Suburban Road industrial uses, as well as R-1 and R-2 units that may be within
300 feet of Buckley Road (MM NO-3a).
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Air Quality

Construction related impacts are to be mitigated through measures identified in the EIR. Long-
term air-quality impacts were found to be mitigable, and consistent with the local Climate Action Plan.
According to the EIR, the project has a vehicle miles traveled (VMT) metric that is lower than the
SLOCOG standard and the Citywide average. Additional features to further reduce VMT and air quality
impacts are described in Table 3.3-9 in the EIR. The project also introduces a number of features such as
car sharing, bike sharing and enhanced transit, extensive bike and pedestrian connections and
improvements, school bus service, and other features. The project will also establish standards for
compliance with applicable City energy requirements, including Section 7.07 of the Development
Agreement for this project.

To comply with City requirements, there are design requirements to increase the energy
efficiency of single family residential units (R-1 and R-2) and for non-residential and multifamily
residential units (NC, R-3 and R-4).. These improvements will include the use of Advanced Framing and
more energy efficient wall, floor and ceiling assemblies, quality Insulation installations, and compact on-
demand hot water and plumbing. Standards are also set for the use of Solar PV for each building type,
for adequate roof area for the solar arrays, and for the placement of solar canopies in common parking
lots of multifamily and non-residential areas.

Cultural Resources

Implementation of the project would entail ground disturbance associated with infrastructure
development and construction of new structures, access roads and underground utilities could have an
impact on known or unknown cultural resources. A survey of the site was conducted in 2000 by
Gibson’s Archeological Consulting, followed by a Phase 1 and a Phase 2 analysis in 2015 and 2016 by
Applied Earthworks. The archaeological surface survey consisted of one archaeologist zig-zagging back
and forth examining the surface, rodent burrows, farm roads and other cleared areas around the fields
for any signs of prehistoric cultural materials (including seashell fragments, stone tools and fragments,
stone flakes, bone, burnt rock, etc.) or significant historic cultural materials. An archival records search
was conducted which included the Central Coast Archaeological Information Center located at the
University of California, Santa Barbara. Based on the most recent survey, grading mitigations and
limitations are recommended for the project site. (MM CR-3a).

Agricultural Resources and Preservation

Agricultural production is limited by the availability of irrigation water on the site and the
productivity of the soils. As noted above, and with the exception of the 10 acres of the site in Salinas
silty clay loam along the Buckley Road frontage, the Storie Rating for the soils on the site ranges from
“Fair” to “Poor.” Farming on the site has been ongoing for many years, with three crops grown on the
site in most years, primarily dry grains such as barley and wheat, occasional safflower, and beans. Crops
are normally dry farmed, or at least selectively irrigated, and crop yields are somewhat lower than the
County average. Single crop barley revenue yields are approximately $150 per acre. Safflower yields
approximately twice the revenue per acre when cultivated; however, this crop depends on irrigation at a
rate of approximately 0.5-acre feet per acre, or higher-than-average precipitation. For purposes of
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analysis, agricultural productivity from the site is approximately $25,000 to $35,000 per year for the 140
acres that acre capable of being cultivated. Agricultural productivity on the site is significantly below the
County average of $500 per acre for field crops, and the $10,000 per acre revenue rate for fruit and nut
crops, as reported by the San Luis Obispo County Department of Agriculture.

The AASP EIR and the LUCE EIR addressed the loss of ag land due to the annexation and
development of the area. That loss was identified as a significant and irreversible adverse impact that
could not be mitigated. Policies contained in the existing LUCE and Airport Area Specific Plan require
direct dedication of open space areas, or payment of an in-lieu fee, for newly developed and annexed
land. The EIR requires, as a condition of annexation and/or development within the Airport and
Margarita Areas, that developers be required to dedicate open space land or pay in-lieu fees to secure
open-- space easements on agricultural land outside the URL at a ratio or no less than 1:1. The project
will convert 96 acres from agricultural to non-agricultural use within the designated URL. There are 35
acreszt of agricultural area set aside within the project boundaries. An additional 71 acres of off-site
agricultural conservation area will be identified at least equal to or better agricultural production
capability or, alternatively, via establishment of an in-lieu fee. In addition, the frontage along Buckley
Road will be planted with more productive crops like those of adjoining properties which will result in
the agricultural production on the site equally or exceeding the present valuations. Appendix H shows
the phasing of the agricultural conservation easements to comply with MM AG-1 of the Avila Ranch EIR.

Airport Safety

A significant amount of technical work has been completed by the City to document the
appropriate area for special safety regulations to ensure long-term viability of the San Luis Obispo
Regional Airport (SBP). This included a study by a professional aviation land-use planning consultant
under contract with the City. As part of the process of developing the Avila Ranch Development Plan,
the Airport Land Use Commission reviewed the project’s compatibility analysis and initial concepts to
achieve compliance and found the plan reflects safety, noise, overflight, airspace protection and other
issues identified in the ALUP. A pre-application was submitted to the ALUC in April of 2015 which found
that the Development Plan could be found to be consistent with the ALUP if presented in substantially
the same format. Follow-up presentations were made to the ALUC in June and September of 2016, and
a formal application was submitted in November 2016. The pre-application and application studies
concluded that the project was consistent with the ALUP, and in December 2016 the ALUC found that
the Avila Ranch project was in conformance with the Airport Land Use Plan.
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Land Use Plan and Framework
Land Use

The Project includes a land use plan which designates approximately 55.3 acres of residential
land uses, 71.3 acres of open space and parks, and 1.9 acres of neighborhood commercial development
(see Table 1 and Figure 6). This would allow for the development of approximately 720 residential units
and 15,000 square feet (sf) of commercial buildings. Low, medium, medium-high, and high density
residential developments would be constructed along planned collector and residential roadways. One
neighborhood park, eight mini-parks, and a pocket park would be established as part of the 18+ acres of
park space planned for the Project site. The Land Plan for the project is shown in Figure 6.

Low Density Residential (R-1) designation for the Avila Ranch area is for new single-family
residential development. It is expected that there will be 100-110 Low Density Residential dwelling
units on 13 acres including a range of lot sizes from 5,000 SF to 10,000 SF units with a mixture of front
garages and alley loaded garages. Maximum density would be up to eight units per net acre. Potential
unit sizes will range from 1,650 square feet to 2,500 square feet. Sheet A7 in Appendix A shows the
planned layout of the R-1 neighborhood.

The Medium Density Residential (R-2) designation in the Avila Ranch area will be primarily 4-
pack, 6-pack and cluster units on single-family detached lots. Total R-2 development in the Avila Ranch
area is projected to be approximately 300 dwelling units on 27 acres, with maximum potential
development of 12 units per net acre. The R-2 units may be in several different configurations, and
development shall comply with the design standards in the Avila Ranch Development Plan. A Small
Cluster “Pocket Cottage” concept has been included to address the need for relatively smaller unit sizes
on smaller lots; these units are illustrated in Sheets A-4 through A-6, and A-17 in Appendix A and range
in size from 1,000 square feet to 1,250 square feet and include more limited parking. The R-2 lots will
be oriented to provide small-lot “work force” housing with some of the housing sizes and corresponding
initial sales prices aimed at those families with incomes equal to 120 percent to 160 percent of City
Median Family income. , Unit sizes in the R-2 area will range from approximately 1,000 square feet to
2,400 square feet. Sheets A-4 through A6 in Appendix A show the planned layout of the R-2
neighborhoods.

Medium High Density Residential (R-3) the Medium-High Density Residential land use
designation is for a combination of stacked flats apartments, townhomes and condominiums arranged
around a central amenity or open space. The R-3 portion of the Avila Ranch project is expected to yield
approximately 200 dwelling units on eleven acres, but may include up to 20 density units per acre in
accordance with Chapters 17.16.010 and 17.28 of the City’s Zoning regulations. The planned
development types for the R-3 zone will include townhomes and duplexes organized around central
park area. Unit sizes will range from approximately 700-square foot for-sale and for-rent studios in the
townhome portion to approximately 1,750 square foot duplexes. Sheet A-9 in Appendix A shows the
planned layout of the R-3 townhomes and duplexes.
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High Density Residential (R-4) residential land uses will include stacked flat apartments,
arranged around, or associated with a central amenity or open space. The Avila Ranch R-4 land use area
is in the northwest corner of the project, adjacent to existing and future Business Park and Service
Commercial developments. While dwelling units in the R-4 land use area are not considered to be
subject to excessive stationary noise impacts (based on the noise study prepared for the project), the
sleeping and living portions of the dwelling units are to be oriented away from the eastern and northern
project boundaries and carports, garages, and drives are to be located along these boundaries to act as
buffers to adjacent non-residential land uses. The R-4 portion of the Avila Ranch project is expected to
yield between 120-130 dwelling units on the 4.05 acres, excluding the temporary 12,451+ square foot
fire station, and may include 24+ density units per the Development Agreement. Sheet A-6 shows the
planned layout of the R-4 apartment area.

The Conservation/Open Space designation is intended to preserve undeveloped or minimally
developed land for preservation of natural resources, production agriculture and public safety. The
LUCE provides that fifty percent of the site area shall be provided in open space, with up to one-third of
that provided offsite. For this project site of 150 acres, there would be a minimum requirement of 50
acres of onsite open space. The total amount of planned onsite open space (not including recreational
park areas) is 53 acres. The balance of the required open space will be provided offsite through open
space or agricultural conservation easements, or through a fee as established in the AASP. The Avila
Ranch Development Plan designates the following specific areas for open space:

A. Planning area creeks: to protect and enhance habitat and recreational values;

B. Agricultural buffer areas outside of the URL along the
Buckley Road frontage and the easterly project
boundary. Within the agricultural buffer area along
Buckley Road and outside of the URL, furrows and
planted rows should run parallel to the extended
Runway 7-25 centerline, where feasible to enhance
aircraft safety.

C. The ACOS Reservation Space in conformance with the
ALUP.
D. The Tank Farm Creek corridor as a linear park, bikeway and passive recreation areas.

Figure 7 shows the relationship of the elements of the project and the site’s open space features.
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The Neighborhood Commercial area will serve as a
focal point and activity center for the project, and will
provide shared use parking for nearby open space and parks
uses, bicycle parking and storage facilities, public plazas for
gatherings and special events, and transit connections.
Because of the nearby retail shopping center on South
Higuera, this neighborhood center will focus on small-scale
convenience items, and possibly provide some office space.
Development will be for 15,000 SF or building area. Sheet A-7
and A-8 show a conceptual layout of the Town Center and Neighborhood Commercial area.

Table 2

Land Plan Statistics

Residential 55.30 36.9% 720 units
R-1 Low Density (7 du/acre) 12.80 8.5% 101
R-2 Medium Density (12 du/acre) 27.30 18.2% 297
R-3 Medium-High Density (20 du/acre) 10.80 7 2% 197
R-4 High Density (24 du/acre) 4.40 2.9% 125
Affordable Housing Units

Neighborhood Commercial 1.86 1.2% 15,000 sf

Roadways 21.71 14.5%

Open Space and Parks 71.04 47.4%

Open Space 53.00 35.4%
Parks 18.00 12.0%
Total 149.91 100.0%

Parks and Recreation

“Expansion Areas”, as defined in the General Plan, are required to provide park and recreation
facilities at a rate of 10 acres per 1,000 residents, four times the current citywide average. These
facilities are to be provided in a mix of neighborhood parks, mini-parks, and pocket parks and
community gardens, with at least half of the requirement (5 acres per thousand) in a neighborhood
park. The neighborhood park is to be located within one-half to one mile of the serviced population.
The projected residential population on the project site is 1,649 persons, which creates a park
requirement of 16.5 acres. The neighborhood, mini-park and pocket park facilities on the project site
will total 18 acres (not including pedestrian trails and passive open space).

A 9.5-acre neighborhood park will serve the project. It is centrally located next to the Town
Center so that most residents will be within one-half mile to it. This neighborhood park will be linked to
surrounding neighborhoods, the Tank Farm Creek riparian corridor and to the regional bikeway system
by separated Class | bike paths and Class Il bike lanes, and special ped/bike bridges over Tank Farm
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Creek. According to the concept plan approved by the Park and Recreation Commission (See Appendix
B) the neighborhood park will include group BBQs, basketball courts, tot lots, baseball diamonds, soccer
fields, pickleball courts, tennis courts, a dog park, a skate park, and a community meeting pavilion area.

Eight mini-parks and a pocket park will also
serve the neighborhoods. Each will be approximately
one-half to 2.5 acres in size and provide facilities such
as community gardens, tot lots, passive play areas,
BBQ and picnic areas, basketball courts, community
gardens, dog park, and landscaping. These will serve
residents within a two-block radius and fill the few
“gaps” in the coverage for the neighborhood park
facilities. The mini-parks will be phased with adjacent
residential development to provide park facilities for

future residents near their homes. Figure 8 shows the location of parks in the project.
Residential Uses and Affordability

There is an intentional mix of residential

densities in the Avila Ranch project that includes a
range of R-1 lot sizes, R-2 “four-packs”, “six-packs”
(pocket cottage), and “eight-packs” (cluster units),
and R-3 and R-4 multifamily dwellings, with an
emphasis on smaller lot, higher density units. R-2
units comprise over forty percent of the residential
units, and medium density and above units will

comprise over 85 percent of the units in the project.

In contrast to other recent projects, the average unit
size across the entire project is approximately 1,500
square feet, compared to an approximate 1,750 square foot average for recent developments in the
Margarita and Orcutt Specific Plan areas. These R-2 units can provide a substantial contribution towards
the need for “workforce” housing and housing for moderate income families. The R-2 single family units
are located where there are streetscape benefits (functionally and aesthetically) from few driveway cuts
and orientation to open space. For example, houses will have front doors facing Venture Road, an
important Residential Collector, but access points will be limited to intersecting public streets, or
through rear or side common driveways.
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An additional concept that has been included
in the update are the “Pocket Cottage” units. These
units are included to meet the needs of young
professionals, empty nesters and young families.
They are smaller in scale and have floor plans ranging
from 1,000 to 1,200 square feet in 2BR/2B and
3BR/2B configurations. They have private patios and
open space is provided through a shared front yard
area.

Single-family units in the project comprise
about 15 percent of the residential uses in the development. Lot sizes for the R-1 single-family units are
planned to range from a low of 4,000 SF to a high of 8,500 square feet. These units are intended to
address the upper end of the workforce housing and other above- moderate housing needs. The R-1
units are in two configurations, one adjacent to the Town Center which will have alley-loaded units and
common yard areas, and a traditional single-family portion with front-loaded lots.

The project includes 197 R-3 multifamily units
on 11 acres that range in size from approximately 700
square foot for-sale and for-rent units up to 1,750
square foot units. The multi-family units, which may
include both duplex and townhome units, will offer
many of the advantages of single-family detached
homes, but with common open space. The R-3
portion of the project is organized around a central
one-acre park that will oriented around an enhanced
riparian corridor. A portion of the R-3 zone will

include inclusionary housing units for low and
moderate-income buyers pursuant to the City’s guidelines.

Finally, the project will include a substantial
number of apartment units that are near employment
and shopping at Suburban and Higuera. The R-4
apartment portion of the project will be directly
served by an on-street transit stop and will be within
walking distance of nearby shopping. An
approximately 1.2-acre portion of R-4 zone will be
dedicated to an affordable housing provider to
address the local need for lower income housing and
to satisfy, in part, City affordable housing requirements. Unit sizes in the R-4 apartment portion will
range from 550 to 1,150 square feet.

The Avila Ranch project will encourage long term housing affordability by including design and
development strategies that serve to provide lower cost housing. The cost of housing over time is most
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closely related to the size of the dwelling unit, the size of the lot, and costs of maintenance. Within each
of the residential zones there will be a broad range of dwelling unit sizes from approximately 550 square
foot units in the R-4 area to 2,300 square foot single family detached units in the R-1 zone The average
size of the units in the development is less than 1,500 square feet; by comparison, recent developments
in the Margarita Area and the Orcutt Area have averages more than 1,750 square feet. Maintenance
expenses, to the extent feasible, will also be included in a Community Facilities District to reduce the
necessity for Homeowners Associations, and the higher costs associated with that maintenance and
governance structure. Landscape maintenance and cost of water and utilities will also be reduced
because of the drought tolerant landscaping, smaller lots and other features.

The commitment to not cause an increase in
community greenhouse gas emissions and compliance
with the Development Agreement in the context of
City energy use requirements will further reduce
utility costs for Avila Ranch residents well below the
level of typical new residential units in San Luis
Obispo. Landscaping will also be designed to be low-
maintenance and water efficient to reduce monthly ) ,
water expense and landscape maintenance. Passive . -——n NS —‘,_ff.‘
and active solar energy strategies will also be included to reduce monthly energy costs. Finaly, the

presence of onsite transit, car sharing and bike sharing programs will reduce the residents’ reliance on
private automobiles and possibly the need for a household to have multiple vehicles.

The project’s car sharing program will help reduce the project’s air quality impacts by reducing
VMTs, but it will have a more direct and profound effect on the housing affordability issues by reducing
the need to own multiple cars. A recent study found that car share program members drive nearly 50%
less after joining, and that nearly 30% of them reduced their household vehicle ownership and two-
thirds of the households avoided purchasing another car. This program could contribute hundreds of
dollars per month to household budgets in avoided vehicle costs.

Revitalizing Tank Farm Creek

One of the key project components is the revitalization of Tank Farm Creek, which is used as the
principal organizing element for the overall project design. Aesthetically and topographically, this site
feature defines the neighborhoods, creates a unifying open-space element, provides the principal
connecting feature through and to the project and provides the potential to provide pedestrian and
bicycle access to the project’s parks and open space. The north-south utilitarian drainage channel
extension of Tank Farm Creek will be enhanced and widened to address offsite storm flows. Sheet A-23
and A-24 in Appendix A show the planned cross sections for Tank Farm Creek (see Sheets A-4 through A-
6 for a key map of the cross sections). (MM BIO-2a).

Project Phasing
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Figure 9 shows the planned phasing of the land uses. This phasing is generally determined by
the required location of sewer and circulation facilities, existing road improvements, site topography,
and market conditions. Phase descriptions are as follows:

Phase 1 includes up to 179 R-2 units, completion of the sewer pump station and force main,
extension of Venture Road along the phase frontage, extension of the potable and recycled water
facilities, and extension of dry utilities to the phase, and extension of Earthwood to Suburban. This
phase would also include the Class | Bike Path from the the corner of Buckley Road and Vachell Lane, as
described in the Circulation section, the extension of the Earthwood Collector (w/Class Il bike lane) to
Suburban, and a transit stop along the Earthwood Lane. This phase will be designed with two principal
neighborhood clusters, with each having its own architectural and design identity, as described in the
Design Framework. Circulation improvements associated with this phase will include turn lane
improvements to the Suburban and Higuera intersection, pedestrian and bike lane improvements to
Earthwood between Venture and Suburban, and pedestrian and bike lane improvements on Suburban
between Earthwood and Higuera. This phase will include the development of approximately 2.9 acres of
park land.

Phase 2 will include the development of 29 R-2 units and the extension of the wet and dry
utilities along the phase frontage. This phase will also include the extension of Buckley Road from
Vachell to Higuera, including bike facilities. Concurrent with the opening of the Buckley Road Extension,
left turns from and to Higuera and Vachell will be restricted. This phase would include the development
of an approximately 1.3 acres of park land and the extension of the Class | bike path from Earthwood
Lane to Venture Drive and a permanent or interim bike path or bike lane from Vachell Lane to the
Octagon Barn parking lot, subject to right-of-way availability and any necessary regulatory approvals.

Phase 3 includes 89 R-2 units, and 125 R-4 units, as well as the completion of in tracts
improvements. This phase would also include the development of a 0.8-acre mini-park in that phase.
The R-4 portion of the project would include the dedication of a one-acre site to an affordable housing
provider for the development of 32 inclusionary housing units for lower income households, as well as 8
inclusionary units for moderate income households.

Phase 4 would involve the development of significant additional transportation infrastructure,
including completion of the Buckley Road frontage improvements. This phase would also include the
construction of a vehicle bridge crossing for Venture Lane over Tank Farm Creek, construction of Horizon
Lane north of Venture Lane to Suburban, and the construction of Jespersen Road south of Venture Lane
to Buckley Road. Frontage improvements along Buckley would also be constructed from Phase 1 east to
the eastern project boundary, and the internal loop system for the R-3 portion of the development
would be installed. Pedestrian and bicycle improvements would be made along Suburban between
Horizon and Earthwood. During Phase 4, a 0.9-acre mini-park would be installed in the R-3 area, and
the 9.5-acre Neighborhood Park would be completed. Also, during this phase, the Tank Farm Creek
Class | bike path would be completed to the Chevron open space. The residential portion of the
development would include of 197 R-3 units, including 38 duplex units and 159 townhomes, 18 of which
would be income restricted for low and moderate-income households.
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Phase 5 includes 101 R-1 units. This also includes the development of an additional 2.6 acres
of park area, and the portion of the open space/buffer area within the phase.

Phase 6 includes the development of the Town Center neighborhood commercial sites and
remaining project frontages.
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Figure 9 Phasing Plan
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Design Framework

This section includes design standards and guidelines for the Avila Ranch project. They are
intended to be specific to the Avila Ranch project, and are to work in conjunction with the adopted
goals, policies, standards, and guidelines found in the Airport Area Specific Plan (AASP), the City of San
Luis Obispo Community Design Guidelines (CDG), the City Zoning Ordinance (Chapter 17 of the City of
San Luis Obispo Municipal Code), and other related documents. They are intended to create a
customized design character reflective of the overall vision for Avila Ranch while at the same time
avoiding unnecessary replication of existing City development code documents. Owners, builders,
architects, and designers should refer to these design guidelines, in addition to the AASP, CDG, and City
Zoning Ordinance (Chapter 17), as a guide when considering the design or construction of property
within Avila Ranch. Where specific design standards and guidelines are set forth within these guidelines
and the AASP, they shall be used; where there are design requirements and regulations in the CDG and
Zoning Ordinance that are not in this document or the AASP, the CDG and Zoning Ordinance provisions
shall apply. Note that if in the future the City adopts citywide design standards more stringent than
those included in the Development Plan, the more stringent standards would apply.

As outlined within AASP Chapter 5.0 Community Design, Standards define actions or
requirements that must be fulfilled by new development. Alternatively, Guidelines refer to methods or
approaches that may be used to achieve a stated goal but to provide some flexibility and allow for
interpretation depending upon specific conditions as to how they are satisfied. Collectively, the
standards and guidelines incorporated herein are meant to guide implementation of the vision intended
for the project.

SITE PLANNING AND ORGANIZATION
1.0 Building Orientation and Setbacks

Pedestrian interaction for Avila Ranch is encouraged through the thoughtful placement and
orientation of residential and commercial structures. Porches will be incorporated on street-facing
residential units to provide opportunities for everyday neighborhood interaction. Residential units
fronting onto Residential Collector and Residential Arterial streets such as Venture Drive, Earthwood
Lane, and Jespersen Road will have limited or no vehicle access points to preserve the residential
streetscape without having the interruption of driveways and vehicle maneuvering.

These features of the Residential Collector streets will enhance the safety and convenience of
these streets as principal bikeways.

Standards

1.1 Goals 5.1 and 5.2 (and associated standards and guidelines) outlined within the AASP
shall be referred to and incorporated as part of this Avila Ranch Building Orientation and
Setbacks section.
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1.2 Residential building setbacks shall conform to the development standards set forth in
Figures 10 through 12 Residential setbacks may vary, but must be in proportion to
the width of the street so that there is at least 75 percent of the units have one foot of
building height for each 1.5 feet of distance from the street centerline to the facade of
the dwelling unit.

1.3 Buildings located within the Neighborhood Commercial Town Center shall have street
yard setbacks of zero feet.

1.4 Neighborhood Commercial buildings shall be sited to address adjacent streets with the
main building facades oriented towards Jespersen Road, according to the proportions
shown in Sheet A-8 and Appendix A.

1.5 Neighborhood Commercial buildings facing streets shall incorporate horizontal and
vertical wall articulation through the use of wall plane offsets and other features which
articulate walls such as recessed windows and entries, second floor setbacks, and
awnings and canopies. There shall also be regular access points along the public street
frontage, preferably every 25-50 feet or as the design allows.

1.6 Residential buildings along Venture Drive, Jespersen Road/Horizon Lane and Earthwood
Lane shall be oriented to the residential street with front doors and porches fronting on
the street. Dwellings along Jespersen Road/Horizon Lane and Venture Drive shall only
have access from the side or rear and there shall be no direct individual driveway access
to these roadways. Individual driveways are not permitted along Earthwood Lane,
except for common driveways, intersecting public streets, and access points for
common parking lots for multifamily units.

1.7 Residential buildings on lots adjacent to greenbelt areas, e.g. Tank Farm Creek, Open
Space, neighborhood parks, and linear parks, shall be oriented with front doors and
porches, or secondary patios and yards fronting on the greenbelt area. Such units shall
have vehicular access from the side or rear and there shall be no direct individual
driveway access to and from the open space.

1.8 Within R-3 and R-4 residential zones,
parking shall be utilized as a buffer.
Within the R-4 zone, buildings along
the north and project boundaries
(eastern property line for R-4 area
east of Earthwood, and the western
property line for area west of
Earthwood) shall be analyzed to
determine noise level reduction

methodologies (e.g., setbacks,
building materials and construction, etc.). To ensure noise compatibility with adjoining
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uses, implement noise level reduction measures to satisfy criteria addressed in MM NO
3a and as noted below.

1.9 Buildings and improvements adjacent to Tank Farm Creek shall have adequate setbacks
to ensure a 35-foot-wide riparian setback to any improvements and adequate slope and
transition area, as per Sheets A-23 and A-24 of the Avila Development Plan in Appendix
A.

1.10 Buildings adjacent to wetlands shall be set back a minimum of 50 feet from the
wetlands.

1.11 R-1 and R-2 residential units planned in the Project site within 300 feet of Buckley Road
and R-4 units in the northwest corner of the Project site shall include noise mitigation
for any potential indoor space and outdoor activity areas that are confirmed to be
above 60 dB(A) as indicated in the Project’s Sound Level Assessment. The following shall
be implemented for residential units with noise levels exceeding 60 dB(A):

a. Outdoor Activity Area Noise Mitigation. Where exterior sound levels exceed CNEL =
60 dBA, noise reduction measures shall be implemented, including but not limited to
exterior living spaces of residential units such as yards and patios shall be oriented
away from Project boundaries that are adjacent to noise-producing uses that exceed
exterior noise levels of CNEL = 60 dBA, such as roadways and industrial/commercial
activities. Construction of additional sound barriers/berms with noise-reducing
features for affected residences. (MM NO 3a)

b. Exterior Glazing. Exterior window glazing for residential units exposed to potential
noise above Ldn=60 dBA shall achieve a minimum Outdoor-Indoor Transmission Class
(OITC) 24 / Sound Transmission Class (STC) 30. Glazing systems with dissimilar
thickness panes shall be used. (MM NO 3a)

c. Exterior Doors Facing Noise Source. According to Section 1207.7 of the California
Building Code, residential unit entry doors from interior spaces shall have a
combined STC 28 rating for any door and frame assemblies. Any balcony and ground
floor entry doors located at bedrooms shall have an STC 30 rating. (MM NO 3a)

d. Exterior Walls. Construction of exterior walls shall consist of a stucco or engineered
building skin system over sheathing, with 4-inch to 6-inch deep metal or wood studs,
fiberglass batt insulation in the stud cavity, and one or two layers of 5/8-inch gypsum
board on the interior face of the wall. If possible, electrical outlets shall not be
installed in exterior walls exposed to noise. If not possible, outlet box pads shall be
applied to all electrical boxes and sealed with non-hardening acoustical sealant. (MM
NO 3a)

e. Supplemental Ventilation. According to the California Building Code, supplemental
ventilation adhering to OITC/STC recommendations shall be provided for residential
units with habitable spaces facing noise levels exceeding Ldn=60 dBA, so that the
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opening of windows is not necessary to meet ventilation requirements.
Supplemental ventilation can also be provided by passive or by fan-powered, ducted
air inlets that extend from the building’s rooftop into the units. If installed, ducted air
inlets shall be acoustically lined through the top-most 6 feet in length and
incorporate one or more 90-degree bends between openings, so as not to
compromise the noise insulating performance of the residential unit’s exterior
envelope. (MM NO 3a)

f. Inthe northwest to R-4 area, to ensure noise compatibility with adjoining uses,
sleeping and living areas should be oriented away from the north and west property
lines, with west- and north-facing balconies and upper story outdoor activity areas
discouraged. (MM NO 3a)

g. Per AASP Policy 4.5.3, all residential units shall be designed to limit the aircraft-
related 24-hour, 10-second interval peak noise impacts to no more than 45 decibels.

Guidelines

A. In order to improve the visual quality of the streetscape in the R-1 and R-2 zones, every third
house should include a variation to the front yard setback.

B. Front yard setback variations for houses in the R-1 and R-2 zones should not be less than two to
five feet, with a minimum street yard of ten (10) feet.

C. Buildings should be sited and rooflines designed to take advantage of solar access for each unit
to the greatest extent possible.

D. Residential units should be oriented to front or side onto parks and open spaces to provide
safety and maximize visibility of the park, where appropriate. Fencing types and landscaping
palettes shall be used to reinforce the connectivity of the dwelling units to the open space and
park areas.

E. Attached residential units should be designed and detailed to correlate to the neighboring single
- family detached and/or attached homes. The architecture should incorporate the best features
of the neighboring units.

F. Pedestrian linkages to nearby neighborhoods and other commercial projects should be provided
within all zones.

G. Designs for all residential zone units should be oriented to incorporate a relationship between
indoor and outdoor spaces.

H. Buildings should be oriented within R-3 and R-4 zones to take advantage of natural amenities
such as views, mature trees, creeks, riparian corridors, and similar features unique to Avila
Ranch.
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l. Within the R-4 zone, buildings should be the predominant view from adjacent streets. Parking

should be concentrated in areas behind buildings and away from the street.

2.0 Pedestrian Activity Areas

Neighborhood parks, open space trails, plazas, and amenities in the Town Center comprise the

primary pedestrian activity areas within Avila Ranch. These areas are envisioned to encourage healthy,

active lifestyles within individual neighborhoods while also providing a medium for ongoing

neighborhood social events.

Standards

2.1

2.2

2.3

Goal 5.3 (and associated standards and guidelines) outlined within the AASP shall be

referred to and incorporated as part of this Avila Ranch Pedestrian Activity Areas

section.

The northwestern and southwestern
corners of Jespersen Road/Horizon
Lane at the R-1 Residential Road
intersection (Town Center) shall
include plazas of a minimum 1,200
square feet that are oriented towards
the Neighborhood Park and Town
Center Plaza as illustrated on Figure
13. Neighborhood Commercial uses
should have windows and entries that
open onto these plazas to ensure that
there is interaction between these
public spaces, retail, and services
uses.

Mini Parks and Pocket Parks shall be
provided within or adjacent to each
individual neighborhood of Avila
Ranch as delineated in Figure 8.
These parks shall be provided in
accordance with the approved master
plan for parks adopted by the Parks

i

Figure 13 Conceptual Design for Town Center Plazas

and Recreation Commission as set forth in Appendix B.
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Guidelines

A Each neighborhood area should provide convenient access to the Tank Farm Creek pedestrian
trail through the incorporation of multiple pathway entry points. See Figure 7.

B. The character of Jespersen Road/Horizon Lane and the R-1 Residential Road abutting the Town
Center should provide a pedestrian-friendly environment with accessible sidewalks, bulbouts,
parkway landscaping, street trees, limited driveway access points, and reduced front building
setbacks.

C. Roundabouts, bulbouts, and decorative paving should be incorporated at primary intersections
locations such as Venture Drive/Earthwood Lane or Jespersen Road/R-1 Residential Road, where
appropriate. Roundabouts shall provide decorative landscaping, including trees that provide for
monumentation and reference points within the project. The Town Center roundabout shall also
include agricultural implements such as water towers and windmills to accentuate the
agricultural design character of the Town Center. At-grade crossing shall be provided as
illustrated in the Avila Development Plan (Sheets A-15 and A-16 of Appendix A) to provide for
street-side parkettes, traffic calming, and unobstructed pedestrian passage across streets.

D. The Neighborhood Park should be designed to provide neighborhood recreation needs including
a mix of passive and active areas that foster social interaction and healthy lifestyles. These
include a skate park, dog park, court games, jogging track, community meeting pavilion and
other uses illustrated in the Park Master Plan in Appendix B.

E. Neighborhood Park facilities may include informal turf areas, bocce ball courts, children’s play
areas, group barbeque areas, group picnic facilities and shade structures, clubhouse, pool,
pedestrian and bicycle trails, and community gardens.

F. Programming of the Neighborhood Park may include shared facilities or related uses with on-
site agricultural production such as outdoor learning areas, picnic, farming and cooking
demonstrations, and a farm stand.

G. The plaza located within the Neighborhood Park directly across from the Town Center should
incorporate ample seating, trash receptacles, bicycle racks, a central organizing feature, unique
landscaping, and pervious hardscape
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3.0 Parking

Parking is an essential component of all planned land uses within the Avila Ranch project.
Ensuring adequate buffering between abutting land uses, public streets, and commercial parking areas
will ensure the promotion of the high-quality environment envisioned for the development. Parking
requirements for specific land uses within Avila Ranch are found within Chapter 17.16.060 of the City of
San Luis Obispo Municipal Code. Except in the Pocket Cottage portion of the R-2 zone, parking shall be
provided with two covered spaces per unit and on street parking, and at least two on-site guest parking
spaces per 6-pack or 4-pack cluster. Parking stalls to be designed per Engineering Standards 2220. In
the Pocket Cottage portion of the project, one covered and one uncovered space is to be provided,
without additional guest parking spaces.

Standards

3.1 Goal 5.4 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Parking section.

3.2 Parking for the Neighborhood Park
shall be provided through both on-
site parking, on-street parking on the
adjacent local street, and shared
parking with the Town Center
commercial area. Any on-site parking
associated with the Neighborhood
Park shall be located within a parking
lot or other parking space

i

configurations on the north side of
the park. These parking lots shall

provide for bicycle storage, staging
areas, and special event parking. _ SIS

33 Driveway access points for the
Neighborhood Commercial Town
Center shall be located along the R-1
Residential Road adjacent to the R-1

Residential zone as shown in Figure
14. Figure 14 Example of Town Center Parking, Screening
and Access

3.4 Parking shall be designed and sited to
minimize and buffer commercial noise from adjacent residential land uses.

3.5 A ten-foot minimum landscape buffer shall be provided on the Neighborhood
Commercial properties adjacent to the R-1 Residential zone and the Neighborhood
Commercial Town Center. In addition, there shall be a minimum twenty (20) foot
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setback from the east property line to any habitable structure to comply with ALUP
Safety Area requirements, as shown in Figure 14.

3.6 Parking for the R-4 units shall be carports for added noise mitigation and visual screening.

3.7 Parking for car sharing stations shall be provided along public streets as approved by the
City Engineer, in guest parking spaces in the R-2 portion of the project, in common area
parking lots in the R-3, R-4 and the Town Center. Total number of car share vehicles shall be
an initial rate of at least one vehicle per 50 units (and adjusted thereafter based on actual
demand). At least fifty percent of the car share fleet shall be EVs. There shall be a minimum
of five car-sharing stations dispersed through the project, with each station having electrical
charging stations for EV car sharing vehicles.

3.8 All common parking lots shall have solar canopies to produce energy and to provide shade
and noise attenuation.

3.9 All parking lots in the R-3, R-4 and NC zones and in public parks shall provide EV charging
stations at a rate of one station per eight (8) spaces (12.5 percent of the total number of
parking spaces common area parking spaces). R-1 and R-2 units shall be “ZEV ready” and be
pre-wired for garage charging stations.

4.0 Outdoor Use Areas

While outdoor use areas, as defined by the AASP, are unlikely to occur within the project area,
any outdoor use areas planned in conjunction with Avila Ranch land uses will meet the standards and
guidelines outlined within the AASP.

Standard

4.1 Goal 5.5 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Outdoor Use Areas section.

5.0 Screening

Service, storage areas, trash and recycling collection areas, and utilities associated with planned
Avila Ranch land uses will be properly screened to minimize visual impact and promote the natural,
unobstructed open space views.

Standard

5.1 Goal 5.6 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Screening section.

Guideline
A. Equipment related to on-site agricultural production should be properly stored and
screened from public view.
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6.0 Preservation of Views and Scenic Resources

6.1 Views from the Road

The City of San Luis Obispo General Plan identifies Buckley Road as a scenic corridor that should
be maintained in order to protect views of surrounding open space resources. A minimum 300-foot wide
buffer, as illustrated in Figures 15 and 16, has been incorporated into the Avila Ranch Development Plan
along Buckley Road to maintain the scenic nature and the rural/agricultural character of this corridor.
Uses within this buffer provide a wide range of amenities for the area including accessible multi-use
trails, natural open spaces, and agriculture production. Views of structures visible from Buckley Road are
minimized through the incorporation of landscaping and natural screening techniques. The Buckley
Road frontage buffer is to be installed in Phase 1 of the project. (MM VIS 3). A split rail fence is al so to
be provided between the Class | bike path and the onsite agricultural buffer. (MM AG 2a).

IS TSI E Y SBPEI0 aIE050505 105 05 5057 T 5955 TE0E0 T

Figure 15 Buckley Road Buffering and Screening

Standards

6.1.1 Goal 5.7 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Views from the Road section.

6.1.2 Views along Buckley Road towards the Irish Hills to the west and towards the Santa
Lucia range and foothills to the east shall be maintained through the incorporation of an
open space and park buffer of a minimum 300 feet wide along Buckley Road as shown in
Figures 15 and 16. The sound berm illustrated in Figure 14 shall be planted with a
combination of native tree species and shrubs to provide a natural, rather than
ornamental, backdrop to the working agricultural area along Buckley Road. This berm
shall be installed as part of Phase 1 of the project so that trees and shrubs can be
established early in the development of the project. Any fencing on the berm shall be at
the top of the slope, and shrubs and trees shall be planted on the Buckley downslope of
the berm to screen the fencing.
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6.1.4 The Open Space Plan illustrated in Appendix C shall be implemented as part of the
project. The Open Space Plan is intended to ensure the long-term maintenance of the
Tank Farm Creek corridor, ensure adequate wildlife corridors, ensure views form the
residential area and the roadways to the Tank Farm Creek, and to ensure that Tank
Farm Creek functions efficiently as a storm drainage conveyance.

Guidelines

A. Visible building facades from Buckley Road should be minimized to maintain the scenic nature of
the corridor through landscaping and/or other natural screening techniques.

B. Cul-de-sacs should be open ended and/or dead-end onto open space or park areas. All cul de
sacs shall provide for pedestrian and bicycle pass throughs, and should terminate on the public
street side with a pedestrian speed table, where possible.

6.2 Gateways

The AASP does not identify areas within the Avila Ranch development as possible locations of a
gateway for the City of San Luis Obispo. If a gateway is identified and proposed on the Avila
Ranch site within the future, goals, standards, and guidelines found within, the AASP will take
precedent.

Standard

6.2.1 Goal 5.8 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Gateways section.

6.2.2 Entry monuments and treatments shall be provided at the Jespersen/Venture
roundabout, the Earthwood/Venture roundabout, and at the Buckley/Jespersen
entrance. These entrance treatments shall use an agrarian theme in conformance with
LUCE design objectives for the project, including usage of antique agricultural windmills
where compatible with airport operations and traffic safety.
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Figure 16 Conceptual View of Avila Ranch Buckley Frontage

Avila Ranch Development Plan (approved September 19, 2017) Page 49

Page 287 of 355



7.0 Architecture
7.1 Architectural Character

The architectural character of Avila Ranch is to be representative of the agricultural heritage
associated with southern San Luis Obispo as well as architectural styles typically found within the city. A
contextual appropriate selection of architectural styles aides in defining the context of the site from the
rural character along the southern property line to the industrial character found along the northern
property edge. A list of permitted architectural styles appropriate for each land use within Avila Ranch
has been provided to ensure consistency with the overall project vision.

Standards

7.1.1 Goal 5.9 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Architectural Character section.

7.1.2 The architectural styles for residential land uses within Avila Ranch shall be Agrarian,
California Bungalow, Contemporary, Craftsman, or Mission as illustrated in Figures 18
through 22.

Figure 17 Residential Street Scene
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Figure 22 Mission Architectural Style

7.1.3 In order to create some individualism the project is broken down in neighborhoods, as
shown in Figure 23. Within each neighborhood or enclave, there shall be dominant and
subordinate architectural styles to avoid monotony. The percentage proportions of
architectural styles within the R-2 zones of Avila Ranch shall be integrated as follows in
order to create the desired residential character and transitioning of the site from south
to north:

a. Neighborhood Area 1: 60% of units shall be designed with Agrarian style
architecture. The remaining 40% of units shall be divided into 10% increments between
the other allowed residential architectural styles. Any fraction of a number over a half
shall be rounded up to the nearest whole number with any remaining balance placed in
an architecture style of choice.

b. Neighborhood Area 2: 60% of all units shall be designed with the California
Bungalow or the Craftsman style architecture. The remaining 40% of units shall be
divided into 10% increments between the other allowed residential architectural styles.
Any fraction of a number over a half shall be rounded up to the nearest whole number
with any remaining balance placed in an architecture style of choice.

c. Neighborhood Area 3: 60% of all units shall be designed with the Contemporary
style architecture or the Mission architectural style. The remaining 40% of units shall be
divided into 10% increments between the other allowed residential architectural styles.
Any fraction of a number over a half shall be rounded up to the nearest whole number
with any remaining balance placed in an architecture style of choice.
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7.1.4  R-4 zone shall be designed uniformly with one of the allowed residential architectural
styles. (Neighborhood Area 4).

7.1.5 R-1zone shall be designed with a proportional yet mixed use of at least three of the
allowed residential architectural styles. (Neighborhood Area 5).

7.1.6  The Neighborhood Commercial Town Center buildings and any buildings located within
the Conservation/ Open Space zoned areas shall be designed uniformly with an Agrarian
or Contemporary Agrarian style of architecture. (Neighborhood Area 6).

7.1.7 R-3 zone shall be designed uniformly with one of the allowed residential architectural
styles. (Neighborhood Area 7).

7.1.8 Porches shall have a minimum depth of six (6) feet.

7.1.9 Residences shall have entries that front onto the street except for residences configured
in a parking court within R-2 zones. Where possible, these interior R-2 units shall have
frontage treatments onto adjacent parks or open spaces. Units that are adjacent to the
parkway commons in Neighborhood Area 2 shall have frontage treatments along that
parkway and the interior motor court/common driveway.

7.1.10 Buildings within R-3 and R-4 zones shall have covered porches, entries, or walkways that
front onto the street.

Guidelines

A. Residential elevations within the R-1 and R-2 zones should not be repeated more frequently
than every fourth house. This variation may be achieved by not repeating both a color scheme
and an elevation style. Setbacks should have minor variances (3-5 feet) to ensure a variety in
the streetscape and elevation pattern.

B. The Neighborhood Commercial Town Center architectural character should reflect Agrarian style
architecture that may be represented through modern barn, rustic barn, or other contemporary
barn elements.

C. The Architectural Review Commission, Planning Commission, and any other approving body may
allow an exception to the height requirements for the Neighborhood Commercial Town Center
focal point provided that architectural features meet the desired Agrarian architectural
character.
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D. Residences within the R-1 zone should incorporate a covered front porch.
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E. Residences within the R-2 zone that front collector or local residential roads should include a
porch.

7.2 Scale and Massing

The pedestrian and agricultural character of Avila Ranch will be reflected through appropriately
scaled buildings and landscaping. It is anticipated that building forms will be modest in size with
individual components of buildings expressively articulated through playful use of massing.

Standards

7.2.1 Goal 5.10 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Scale and Massing section.

7.2.2 To avoid garage dominated streets, a portion of the house or porch within the R-1
Residential Zone shall be at least five (5) feet in front of the garage.

7.2.3 Inorder to ensure that the building height and setbacks are appropriate to the street
context, building heights along the street frontage shall be one foot in height for each
1.5 feet in distance from the building setback to the street centerline.

Guidelines

A. Variation in front yard setbacks, lot widths, and one and two story homes should be used to
create a diversity of architectural massing.

B. Massing design should include variation in the wall plane (projection and recess), variation in
wall height, and rooflines at different levels.

C. Portions of the upper story of a two-story home should be stepped back in order to reduce the
scale of the fagade that faces the street and to break up the overall massing. This could be
achieved with a porch covering a min of 60% of the front facade.

D. Architectural elements that add visual interest, scale, and character to the neighborhood, such
as recessed or projecting balconies, verandas, or porches should be included within building
designs.

E. A variety of roof planes and pitches, porches, overhangs, and accent details should be

incorporated into residential designs to increase the visual quality and character of a building,
while reducing the bulk and size of the structure.

F. Garages should be recessed behind the home’s main fagade to minimize the visual impact of the
garage door and parking apron from the street.

G. Garages located in parking court configurations should be recessed in order to increase the
prominence of the main entry.

7.3 Building Heights
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Building heights for residential structures are expected to range from one to three stories to
accommodate both single- family and multi-family developments. Commercial structures located within
the Town Center are two stories in height but buildings adjacent to corner plazas across from the park
may be up to three stories.

Standards

7.3.1 Goal 5.11 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Building Heights section.

7.3.2 Residential building heights shall abide by the development standards set forth in the
Airport Area Specific Plan Amendment.

7.3.3  Buildings located within the Neighborhood Commercial zone shall abide by the building
height requirements set forth within Chapter 17.38 of the City’s development code.

7.3.4 A minimum of 25% of R-1 zone units shall be single story. Single story units shall be
concentrated along the landscaped berm, parallel to Buckley, unless it can be
demonstrated that a two-story dwelling unit conforms to the city noise regulations.

7.3.5 The height of buildings next to major circulation routes should be equal to at least two-
thirds of the distance from the street centerline to the face of the building. At least 75
percent of the units have one foot of building height for each 1.5 feet of distance from
the street centerline to the facade of the dwelling unit.

Guidelines

A. Town Center buildings abutting the two plazas at the corner of Jespersen Road and the R-1
Residential Road should be least 20 feet in height.

7.4 Architectural Fagade and Treatment

Facades and architectural treatments of buildings within Avila Ranch are designed as a collection
of high quality, individual neighborhoods comprised of individually articulated and highly detailed
structures. To meet this high standard of quality, full articulation of building facades and use of
architecturally compatible treatments will be utilized consistently throughout the development.

Standard

7.4.1 Goal 5.12 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Architectural Fagade and
Treatment section.

Guidelines
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A. Entries should be enhanced to reflect the architectural style and details of the building.

B. Windows should be articulated with accent trim, sills, shutters, window flower boxes, awnings,
or trellises authentic to the architectural style of the building.

C. Windows, garage windows, and doors should complement the architectural style of the building.

D. Garage doors should incorporate architectural detailing that is consistent with the overall
architectural style of the building.

7.5 Materials and Colors

Materials considered appropriate for Avila Ranch are those that have generally stood the test of
time such as stone, brick, wood, glass, plaster, and metal. Each development may choose to express its
unique identity through material and color selection, as long as they are compatible with the overall
character of the area.

Standard

7.5.1 Goal 5.13 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Materials and Colors section.

Guidelines

A. Roof tiles and colors consistent with the architectural style of the house should be incorporated.
Roofing colors should be soft earth tones. Where solar shingles are used to comply with solar
energy requirements in this plan, they shall be integrated so that they are part of the
architectural character.

B. Roof penetrations for vents should be consolidated and located on the rear side of roof ridges.
Vents should be painted to match the roof color.

C. As part of the last development phase, the building materials, colors, entries, and windows of
the Neighborhood Commercial Town Center should reflect adjacent residential area.

8.0 Landscape
8.1 Planting Concept

Landscaping for the Avila Ranch development is envisioned to reflect both the natural and
agricultural landscapes of San Luis Obispo. Natural landscape patterns have been integrated within the
Tank Farm Creek riparian corridor and within Conservation/Open Space areas. Agricultural landscape
patterns have been incorporated along Jespersen Road and adjacent to the on-site agriculturally related

facilities.
Standards
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8.1.1 Goal 5.14 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Planting Concept section.

8.1.2 Trees planted within Avila Ranch outside of residential zones shall be chosen from the
City’s approved Street Tree Master List and shall be in conformance with the master
plan in Appendix D.

8.1.3 Shrubs, perennials, and ground cover planted outside of residential zones within Avila
Ranch shall be in conformance with the master plan in Appendix D.

8.1.4 Trees, shrubs, perennials, and ground cover planted within the residential portions of
Avila Ranch shall be located as shown in Appendix D and shall be chosen from the City’s
approved Street Tree Master List.

8.1.5 Street trees shall be provided in tree wells along streets abutting the Neighborhood
Commercial Town Center with the intent of developing a continuous canopy over the
sidewalk. Thematic parkway trees shall also be planted on Earthwood, Venture,
Jespersen, and Horizon at least every fifty (50) feet. Tree selection for these parkway
strips on the Residential Collectors and Residential Arterial shall be of a single species to
provide continuity throughout the project. Tree species should be selected for canopy
height and width to ensure that at least 50 percent of the adjacent walkway is shaded
within 10 years after planting.

8.1.6 Trees, shrubs, and plants chosen to be planted along the Tank Farm Creek riparian
corridor shall utilize native, locally procured varietals.

8.1.7 Plants and shrubs planted on properties adjacent to Tank Farm Creek shall be properly
situated and maintained to avoid spreading into the adjacent riparian corridor.

8.1.8 Plants and shrubs shall be low water using.
8.1.9 Turf shall not be located within front yards of residential zones.

8.1.10 To reduce the potential for noise, dust and pesticide drift, the project shall include
dense hedgerows of trees and landscaping at the top of the southern noise berm, along
the eastern property line between the R-3 and Neighborhood park and the adjacent
agricultural parcel, along the northern property line in the adjacent drainage swale,
along the east side of Vachell between the R-2 residences and Vachell, and along the
western property line between the R-4 and R-2 areas in Phase 3 and the properties to
the north and west. (MM AG 2b).

Guidelines

A. Residential Collectors and Residential Arterials shall have a single street tree species for
continuity. A different street tree species unique to each neighborhood shown in Figure 27
should be utilized to provide a layer of consistency and individuality for that neighborhood.
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B. Native trees, plants, and other low water using plant varieties are encouraged within Avila
Ranch and should be integrated into the project to the greatest extent possible.

C. Community gardens that are easily accessible to residents should be incorporated within Avila
Ranch in mini parks and pocket parks, as shown on the Parks Master Plan in Appendix B.

D. Open space areas adjacent to Buckley Road should incorporate working agricultural areas.

E. Agriculture production related facilities should integrate a grove or farm compound styled tree
plantings to unify and add visual interest to the site, in accordance with the Parks Master Plan
and Open Space Plan.

9.0 Buildings, Signs and Lighting
9.1 Buildings

Buildings placed throughout Avila Ranch will be rooted in the surrounding landscape and natural
open spaces through the incorporation of contextual landscaping. Landscaping will soften building edges
at the ground plane and provide attractive plantings to support the planned environment of the project.

Standard

9.1.1 Goal 5.15 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Buildings section.

9.1.2  Public art shall be incorporated within Avila Ranch in conformance with the City’s Public
Art for Private Development ordinance. The preferred method of compliance is by
including larger scale sculptures in the Sculpture Garden in Park H.

9.1.3  Public art shall reflect the agrarian history and context of the site.
9.2 Signs
Standards

9.2.1 Goal 5.17 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Signs section.

9.2.2  All signage within Avila Ranch shall comply with the City of San Luis Obispo’s Sign
Regulations for applicable Residential, Neighborhood Commercial, and
Conservation/Open Space land uses.

Guideline
A. Landscaping should be incorporated within parking courts to minimize paving and views of garages.

9.3 Lighting
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Lighting for residential, commercial, and open space uses within Avila Ranch is envisioned to
provide adequate illumination levels to aide in the transitioning of urban to rural uses while also
providing an appropriate illumination level to address public safety concerns. Planned lighting is
intended to maintain the current low lighting levels that distinctly differentiate between existing urban
and rural land uses within the area.

Standards

9.3.1 Goal 5.18 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Lighting section.

9.3.2 Exterior lighting within the Specific Plan Area shall comply with the City of San Luis
Obispo’s Community Design Standards, Airport Area Specific Plan, and Night-Sky
Preservation site requirements.

9.3.3 All exterior lighting within Avila Ranch shall be compatible with and complement the
architectural styles and landscape designs proposed.

9.3.4 Exterior lighting fixtures shall be properly shielded to minimize light overflow and glare
onto adjacent properties.

9.3.5 Trail and walking pathway lighting shall be appropriately scaled to the pedestrian.
Additional overhead park lighting may be utilized in areas where pedestrian safety is a
concern.

9.3.6 Lighting fixtures shall be energy efficient in accordance with the latest version of the
California Energy Standards (Title 24).

9.3.7 All project lighting shall comply with the City’s Night Sky Preservation Ordinance (Zoning
Ordinance Chapter 17.23). Lighting in the project shall conform to the following
operational and development standards:

a. Outdoor lighting shall be directed downward and away from adjacent properties and
public rights-of-way.

b. No lighting on private property shall produce an illumination level greater than two
maintained horizontal foot-candles at grade on any property within a residential
zoning district except on the site of the light source.

c. The maximum light intensity on a residential site shall not exceed a maintained value
of 10 foot-candles, when measured at finished grade.

d. The maximum light intensity on a nonresidential site, except auto sales lots and
sports fields, shall not exceed a maintained value of 10 foot-candles, when measured
at finished grade.
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e. The maximum light intensity on an auto sales lot shall not exceed a maintained value
of 40 foot-candles, when measured at finished grade.

f. The maximum light intensity on a sports field shall not exceed a maintained value of
50 foot-candles, when measured three feet above grade. Baseball field lighting and
lighting for other recreational uses may be increased to a maintained value of 100
foot-candles with approval of the Community Development Director.

g. Outdoor lighting shall be completely turned off or significantly dimmed at the close
of business hours unless lighting is essential for security or safety (e.g. illumination of
parking areas and plazas).

h. Outdoor lighting shall not blink, flash, or rotate.

I. Outdoor flood light projection above the horizontal plane is prohibited, unless
exempted by Section 17.23.080.

j. Outdoor sports fields shall not be illuminated after 11:00 p.m. except to conclude a
scheduled recreational or sporting event in progress prior to 11:00 p.m.

k. Outdoor lighting fixtures, including lighting for outdoor recreational facilities, shall be
cutoff fixtures designed and installed so that no emitted light will break a horizontal
plane passing through the lowest point of the fixture. Cutoff fixtures must be
installed using a horizontal lamp position. Lighting fixtures should be of a design that
complements building design and landscaping, and may require architectural review.

I. Outdoor lighting shall be fully shielded or recessed.

m. Lighting fixtures shall be appropriate in height, intensity, and scale to the use they
are serving. Parking lot lights shall not exceed a height of 21 feet, and wall-mounted
lights shall not exceed a height of 15 feet, from the adjacent grade to the bottom of
the fixture. The Architectural Review Commission can approve an exception to these
height standards based on specific extenuating circumstances.

n. All luminaries mounted on the under surface of service station canopies shall be fully
shielded and utilize flush-mounted canopy fixtures with flat lenses.

0. Search lights, laser source lights, or any similar high-intensity light shall be
prohibited, except, in emergencies, by police and/or fire personnel, or at their
direction, or for purposes of gathering meteorological data. Exceptions may be
granted in conjunction with approved temporary lighting.

9.3.8 All exterior building lights facing Tank Farm Creek shall be hooded to prevent light
spillover into the creek. All residential street lights over 10 feet in height shall be
setback a minimum of 100 feet from the top of the creek bank and hooded and/or
directed away from the creek. Any night lighting adjacent to the creek (e.g., walkway
lights) shall be of low voltage and hooded downward. Artificial light levels within 20 feet
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of the top of the creek bank shall not exceed 1-foot candle or the lowest level of
illumination found to be feasible by the City. (MM BIO 5a).

10.0 Public Art

In order to weave and integrate Avila Ranch with the existing cultural and aesthetic fabric of San
Luis Obispo, public art is intended to be incorporated as a central organizing element within or adjacent
to the Town Center plazas or parks. Installations will reflect the agrarian history and context of the area
and that of the project site, and may include antique agricultural implements, Aeromotor windmills, and
other features. Signage designs for land uses within Avila Ranch comply with applicable City Sign
Regulations while playfully integrating and playing off the dominant architectural character of the area.
Individual residential neighborhoods are imagined as having unique identification signage to inform and
direct residents and visitors. Commercial uses are to display functional yet simple signage designs that
effectively alerts potential patrons to their location within the Avila Ranch development.

Standards

10.1  Goal 5.16 (and associated standards and guidelines) outlined within the AASP shall
be referred to and incorporated as part of this Avila Ranch Public Art section.

10.2  The preferred method of complying with the public art requirements for the project
is the implementation of the Sculpture Garden in Park H.

10.3  Public art shall reflect the agrarian history and context of the site.

11.0 Drainage

Drainage requirements related to Avila Ranch are intended to meet the Regional Water Control
Board’s Low Impact Development Post Construction Requirements. The performance of designed
detention basins and permeable surfaces integrated throughout the project ensure on-site retention of
the project’s share of stormwater runoff while ensuring the safety of adjacent property.

Standard

11.1  Goal 5.19 (and associated standards and guidelines) outlined within the AASP shall be
referred to and incorporated as part of this Avila Ranch Drainage section.

11.2  Alandscaped drainage swale or other suitable engineered solution shall be included
along northern property line of Avila Ranch within the R-2 and R-4 Residential Zones to
facilitate drainage from adjacent property, and to provide screening to the light
industrial properties to the north.

12.0 Fencing

Fencing planned for Avila Ranch will add to visual quality and character of the overall
development. In addition to the existing City fencing requirements, the following standards and
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guidelines apply to all residential lots within Avila Ranch in order to maintain and emphasis views of

Tank Farm Creek.

Standard

12.1  Residential lots adjacent to Tank Farm Creek, parks, open spaces, or walking pathway, as
shown in Figure 24, shall use open fencing types like those illustrated in Figure 25.

Guideline

A. Fencing adjacent to Tank Farm Creek, parks,
open spaces, or walking
pathways should use
wrought iron, tubular steel
or wood (e.g., split rail or
other decorative fencing

types)

Special Fence Treatment
Locations (Typ)

Minimum 4-foot high solid
= _\s==~| screen with open lattice above

Figure 24 Special Fence Treatment Locations

Figure 25 Open Space Fence Example

13.0 Energy Conservation (MM AQ 2a)

The general approach to energy use and conservation in the Avila Ranch area is based on the direction
set forth in Section 7.07 of the Development Agreement for the project. Specifically, that provision of
the Development Agreement states the following:

(a) Avila Ranch shall provide for accelerated compliance with the City’s Energy Conservation Goals
and its Climate Action Plan by implementing energy conservation measures significantly above
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City standards and norms by providing PV energy generation for 100 percent of onsite electrical
demand as described in Section 13 of the Design Framework of the Development Plan. The
Project shall also include energy efficiency standards in excess of the current Building Code.

(b) Developer shall provide sustainability features as described in Section 13 of the Design
Framework of the Development Plan, including: (i) housing that meets the 2019 net zero building
and energy codes, or if the 2019 building and energy codes are not yet adopted upon building
permit application, the equivalent to the satisfaction of the Community Development Director,
(ii) implementing any future city-wide policy regarding carbon emissions reduction, (iii) solar
electric panels, (iv) integrated power outlets for electric vehicles and electric bicycles, (v) building
design that maximizes grey water usage, and (vi) work-at-home options with high-speed internet
connectivity.

In this context, the Development Plan is intended to be dynamic and flexible, to allow for the possibility
that City energy requirements are updated from time to time outside the framework of the
Development Plan. The discussion that follows in this section generally describes the baseline energy
requirements that were in place at the time the Development Plan was approved in 2017. The intent of
this plan in combination with the Development Agreement is to ensure that the project includes energy
and sustainability features that go well beyond what was required at that time. A project that meets
those criteria as evaluated by City staff would meet the intent of the Development Plan and
Development Agreement.

13.1  Energy Conservation

Energy Conservation is a significant policy focus area for the City of San Luis Obispo. Both the
Open Space and Conservation Element, and the Airport Area Specific Plan provide guidance in the
conservation of energy. The project was evaluated and approved in the context of the 2016 building
codes, which provided for energy conservation measures that were significantly greater than what were
in place before that time. The intent of the standards and guidelines as written below was to anticipate
what was to be required in the 2019 Building Energy Efficiency Standards and the City’s Clean Energy
Choice Program, which were not yet adopted at that time. The overall intent of the Development Plan
was to improve energy conservation measures in R-1 and R-2 buildings by at least 15% over the 2016
Title 24 standards, and at least 10% for the R-3, R-4, NC and other uses. The energy conservation
measures below are one way, but not necessarily the only way, to achieve this. Applicants are
encouraged to refer to the City’s latest energy standards while working with City staff to meet the intent
of the Development Plan and Development Agreement.

Standard

13.1.1 All buildings and structures shall meet and exceed the anticipated 2019 energy
conservation standards, as well as the Clean Energy Choice Program. Prior to the
establishment and adoption of 2019 Title 24 Energy Code, R-1 and R-2 structures in the
Avila Ranch project shall be 15 percent more efficient than the 2016 Title 24 Energy
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Standards, and R-3, R-4, NC and other uses shall be at least 10 percent more efficient
than the 2016 Title 24 Energy Standards.

13.1.2 Energy conservation measures should give priority to the thoughtful design of structures
to take advantage of passive cooling and heating, including cross ventilation, solar
exposure, solar thermal massing strategies.

Guideline

A. Building and structures shall use high-performance Advance Framing (AF) and/or Structurally
Insulated Panel (SIP) techniques, where structurally possible, to reduce the amount of framing
lumber and the heating and cooling loss associated with frequent framing intervals. Advanced
Framing and Advance Wall Systems (AWS) refers to a set of framing techniques and practices
that minimize the amount of wood and labor necessary to build a structurally sound, safe,
durable, and energy efficient building. Reducing the amount of wood in wood-framed exterior
walls improves energy efficiency through a reduced framing factor, allowing more insulation to
be installed, and has greater resource efficiency for the materials being used. Advanced
Framing and Advanced Wall System techniques may include, but are not limited to the
following:

a. Use of precise engineering of headers on load bearing walls to reduce the among of waste
associated with oversizing.

b. Use of insulated corners to eliminate the isolated cavity found in conventional three- or
four-stud corners, making it easier to install insulation and providing for more cavity
insulation space. Advanced framing wall corners can include insulated three-stud corners or
two-stud corner junctions with ladder blocking, drywall clips, or an alternative means of
supporting interior or exterior finish.

c. Advanced framing ladder junctions should be used at wall intersections with 2x blocking at
24-inch on center vertical spacing. This method requires less than 6 feet of blocking material
in a typical 8-foot tall wall. In conventional walls, interior wall intersections include a stud at
each side of the intersecting wall, which can require as much as 16 feet of stud lumber plus
additional blocking material.

d. Eliminating unnecessary double-floor joists underneath non-load bearing walls, as well as
using 2-inch x 4-inch and 2-inch x 3-inch interior non-load bearing walls to minimize the
among of engineered and non-engineered lumber waste.

B. Quality Insulation Installation (“Qll”) shall be used per California Energy Commission standards
and Insulation Stage Checklists to ensure high performing insulation systems. Qll ensures that
insulation is installed properly in floors, walls, and roofs/ceilings to maximize the thermal
benefit of insulation. Depending on the type of insulation used, Qll can be simple to implement
for only the additional cost of HERS verification. Batt insulation may require an increase in
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installation time over standard practice because batts may need to be cut to fit around
penetrations and special joists.

C. Compact plumbing strategies shall be used to reduce water and water heating waste. These will
include reducing the total run from the water heating unit to the hot water dispensing
appliances, “demand” recirculating hot water systems, back-to-back and stacked plumbing
fixtures, and other techniques.

D. Pursuant to AASP Policy 7.2.2, the buildings and structures in the project shall provide for indoor
and outdoor water use that is at least 35 percent below citywide average at the time the
Development Plan was approved in 2017. WaterSense fixtures, or their equivalent, shall be
used for all appliances, and all appliances shall comply with CalGreen standards for water use
efficiency. (MM AQ 2a).

E. Rainwater and stormwater management shall be in conformance with the Regional Water
Quality Control Board’s Low Impact Development standards. Such standards call for the
detention/retention and treatment of the 95" percentile storm event. Treatment will be in
decentralized filtration basins, bioswales, underground artificial or natural cisterns, and other
approved strategies. The Parks Master Plan and the Open Space Master Plan in Appendices B
and C, respectively, show the locations and extent of these basins.

F. Passive solar strategies shall be used in all buildings to the greatest degree practicable. At least
75 percent of the structures in a neighborhood should have the longer roof line axis within 15
degrees of east-west. Design building to include roof overhangs that are sufficient to block the
high summer sun, but not the lower winter sun, from penetrating south facing windows (passive
solar design). Roofing materials shall be used which have a solar reflectance values meeting the
EPA/DOE Energy Star® rating to reduce summer cooling needs.

G. City infrastructure should comply with the recommendations of the City’s Climate Action Plan
and should utilize strategies and improvements to conserve energy. These include: 1) usage of
roundabouts where possible to avoid the usage of electrically powered traffic signals; 2) usage
of high-efficiency LED street lights; 3) usage of high-efficiency LED traffic signals. Where traffic
signals are modified as part of this project, signal heads with low-efficiency incandescent
fixtures shall be modified to have high efficiency LED fixtures, where possible; 4) bus stops shall
include PV systems to support the power requirements; and, 5) street lighting, park lighting and
area lighting shall be designed to limit errant light.

H. Design plans for units shall provide for the use of battery powered or electric landscape
maintenance equipment for new development. At least one exterior convenience outlet shall
be provided for each yard area that requires regular maintenance. Two outdoor outlets shall
also be provided for any private outdoor activity/patio areas.
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l. Each dwelling unit shall be designed to provide a convenient storage area for bicycles that is
easily accessible. This may include storage space in garage for bicycle and bicycle trailers, or
covered racks / lockers to service the residential units, or front porch bike lockers.

J. Residences should be equipped for the possible use of all electric appliances. This shall include
adequate electrical connections in cooking and laundry areas.

K. To encourage the use of electric vehicles private residential garages shall be equipped with a
dedicated 240-V circuit or outlet for electrical vehicle charging in conformance with the
California Green Building Code and he National Electrical Code. Residences with common
parking areas such as the R-3, R-4 and Neighborhood Commercial areas shall be equipped with
electric vehicle charging stations are a rate equal to one charging position for each eight vehicles
(12.5 percent of spaces) per the LEED ND requirements.

13.2  Onsite Energy Production

Solar PV systems shall be included on all structures in compliance with City requirements. The
intent is for onsite solar production to offset the projected electrical demand for the type of building
unit (but not including electrical demand for EV charging stations). This may be provided through a
combination of solar canopies for R-3, R-4, Neighborhood Commercial/Town Center and public park
uses, solar panels, solar shingles and other methods. Guidelines for specific unit types and land uses are
as follows. Note these guidelines are one way, but not necessarily the only way, to meet the intent of
the standards in question:

a. R-1Single Family. These uses should provide between 275 and 300 square feet of equivalent
south-facing tilted total solar panel surface area per dwelling unit to generate at least 7,250
kWh per year, or as may be calculated in the energy analysis for the structure. Sur- face
material and finish shall be non-glare for airport compatibility.

b. R-2 Pocket Cottages Single Family. These uses should provide between 200 and 225 square
feet of equivalent south-facing tilted total solar panel surface area per dwelling unit to
generate at least 5,500 kWh per year, or as may be calculated in the energy analysis for the
structure. Because of the orientation of these uses from a common driveway from an east-
west street, care should be taken to orient the longer roof along the east-west axis where
possible. There are limited opportunities for solar canopies in guest parking areas, except
where these spaces are used for car sharing stations. Surface material and finish shall be
non-glare for airport compatibility.

c. R-2 Standard Single Family. These uses should provide between 250 and 275 square feet of
equivalent south-facing tilted total solar panel surface area per dwelling unit to generate at
least 7,000 kWh per year, or as may be calculated in the energy analysis for the structure.
Because of the orientation of these uses from a common driveway from an east-west street,
care should be taken to orient the longer roof along the east-west axis where possible.
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There are limited opportunities for solar canopies in guest parking areas, except where
these spaces are used for car sharing stations. Surface material and finish shall be non-glare
for airport compatibility.

d. R-3Single Family Attached Duplex Units. These uses should provide 200 and 225 square feet
of equivalent south-facing tilted total solar panel surface area per dwelling unit to generate
at least 5,500 kWh per year, or as may be calculated in the energy analysis for the structure.
Solar canopies in guest parking spaces may provide the predominant share of the total
requirement of 7,500-8,000 square feet of total solar array area, and the solar canopies are
the preferred method of achieving this objective because of the required orientation of
these uses, and the sensitive architectural setting. Where possible, units should provide
rooftop solar water heating units. Surface material and finish shall be non-glare for airport
compatibility.

e. R-3 Townhome Units. These uses should provide 150 to 175 square feet of equivalent south-
facing tilted total solar panel surface area per dwelling unit to generate at least 4,000 kWh
per year, or as may be calculated in the energy analysis for the structure. Solar canopies in
guest parking spaces may provide the predominant share of the total requirement of 25,500
square feet of total solar array area, and the solar canopies are the preferred method of
achieving this objective because of the required orientation of these uses, and the sensitive
architectural setting. Where possible, units should provide solar water heating or pre-
heating units. Surface material and finish shall be non-glare for airport compatibility.

f. R-4 Apartment Units. These uses should provide 125 to 150 square feet of equivalent south-
facing tilted total solar panel surface area per dwelling unit to generate at least 3,500 kWh
per year, or as may be calculated in the energy analysis for the structure. Solar canopies in
guest parking spaces may provide all or the predominant share of the total requirement of
17,750 square feet of total solar array area, and the solar canopies are the preferred
method of achieving this objective because of the required orientation of these uses, and
the sensitive architectural setting. Where possible, these units should provide solar water
heating units or pre-heating units. Surface material and finish shall be non-glare for airport
compatibility. These solar canopies are to be located around the perimeter of the site along
the west and north boundaries so that they function as noise attenuation barriers as well.

g. Neighborhood Commercial/Town Center. Total electrical energy demand is estimated to be
7,500 to 10,000 kWh. All of this demand can be accommodated through solar canopies on
the central parking lot area. Surface material and finish shall be non-glare for airport
compatibility.

h. Public Parks/Spaces. Each public park has structures that may be outfitted with rooftop
solar systems. These include picnic shelters, shade structures, covered pavilions, and
potential solar canopies may provide 10,000 to 12,500 square feet of solar array area.
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Circulation Framework

There are four principal circulation features for the
site: 1) the extension of Buckley Road along the “Caltrans”
alignment to South Higuera Street; 2) connection of a new
Class | bike paths and Class Il “buffered” bike lanes from and
through the project site to the Octagon Barn, which is the
trailhead for the Bob Jones City to Sea Trail; 3) the extension
of Venture Drive through the site and connecting with the

extension of Jespersen Road from Buckley Road, creating a
continuous Residential Collector; 4) the extension of Earthwood Lane as a Residential Collector from
Venture Road to Suburban Road for connectively and access to the neighborhood shopping center and
south of Venture to Vachell Lane, it transitions to a 48-foot ‘

residential collector and, 5) the extension of Jespersen Road ““f/:‘fﬂ'ﬁ, -

from Buckley into the project site, with the eventual extension ‘ 5 ,;‘ﬁ;_.! ,'sf"e”;‘“"e'af’*if
of it offsite to connect to Suburban Road via Horizon Lane. A 57 il :
vehicle bridge and two pedestrian/bike bridges are planned
over Tank Farm Creek to provide neighborhood connectivity,
and an eastbound bike bridge is planned on the south side of
Buckley to provide two-way bike connectivity along Buckley

Road. Figure 26 shows the overall circulation system and
Figures 27 through 30 show the City standard street sections that are to be used for the project.

The LUCE update identified the need to add north-south connections between Tank Farm Road
and Buckley Road. The extension of Earthwood Lane south of Suburban Road to the Avila Ranch project,
the extension of Jespersen Road north of Buckley Road to the northern project limits will contribute to
this connectivity. In the longer term, the connection of Horizon Lane to Tank Farm Road from Suburban
Road, completion of the “Unocal Collector” and other improvements will complete this system.

Pedestrian circulation will be accommodated by street design standards that include sidewalks
on both sides of the street for most classifications of streets within developed areas, and off-street,
multi-use paths along streets adjacent to open space areas, and network of multi-use, Class | facilities
that will connect to the street system within the planning area as well as existing and planned facilities
outside of the Airport Area.

The City’s Bicycle Transportation Plan proposes a comprehensive system of on-street and off-
street bicycle facilities in and around the project site. The ultimate alignment of some of the Class | bike
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paths south of Tank Farm Road will need to be determined as part of the plans to develop the Chevron
property. However, the AASP illustrates the following conceptual alignments:

A. Off-street Class | multi-use paths that parallel creeks and riparian corridors,
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B. On-street Class Il bicycle lanes on arterial and collector streets, and;
C. A combination of off-street paths adjacent to streets and on-street bicycle lanes.

Class | bicycle paths and Class Il bicycle lanes within the Avila Ranch area will be constructed,
signed and marked to meet or exceed the minimum standards established by the California Department
of Transportation Highway Design Manual and the City of San Luis Obispo design standards. Class |
paths are to be a minimum of 12 feet in width with two-foot shoulders, except in hillside areas where
grading would cause visual impacts or along creeks where space is limited. Class Il bicycle lanes are to
be at least 6.5 feet wide under normal circumstances, according to the design criteria of the Bicycle
Master Plan (BMP). For Buckley Road and Vachell Lane, Class Il facilities will be at least eight feet wide.
The project’s Residential Collectors bicycle lanes are planned to be 8-foot “buffered” lanes (instead of
the BMP standard of five feet for that condition), as shown in Figure 28.

An important linkage in the regional bikeway system is Buckley Road. It will eventually connect
to Higuera Street and the San Luis Obispo City Bob Jones Trail trailhead at the Octagon Barn site.
Because of physical constraints and the extent of construction, the amount of roadway available for bike
traffic varies between Broad and Vachell. These constraints include the bridges across Tank Farm Creek
and the East Fork of San Luis Creek. The Bicycle Transportation Plan provides for Class Il bike lanes and
Class | bike paths along corridor, and continuing to Higuera Street.

Residential Collector and Local streets are planned for Avila Ranch. These roadways function to
collect traffic from local streets and fronting property and then channel the traffic to arterial streets.
Collector streets have fewer limitations on intersections and driveways than higher order streets. Figure
28 shows and plan and sectional view of an Avila Ranch Collector Street. A plan and section view of
Local streets for the R-1 area is shown in Figure 29, and an illustration of the other Avila Ranch Local
streets is shown in Figure 30.

Per the AASP, all traffic mitigation measures, taken at full build out of the Airport Area, assure
compliance with the Circulation Element LOS D policy. However, since the rate and exact development
patterns within the Airport Area cannot be predicted, no fixed implementation schedule of overall traffic
mitigation measures can be determined. Therefore, and although not anticipated, development projects
within the Specific Plan area may cause a temporary cumulative traffic level of LOS E to be reached prior
to public improvement project being undertaken. Individual development projects within the Specific
Plan area are to construct adjacent streets, bicycle and transit improvements as part of their
development. For AASP transportation fee public projects, the City reviews LOS levels periodically and
makes recommendations for use of accumulated Airport Area traffic impact fees toward new CIP
projects to address the higher LOS levels and assure ultimate LOS levels are achieved with ultimate
build-out development of the Airport Area.

Phasing of the bicycle improvements, according to the AASP, is a multi-jurisdictional and long-
term effort. According to the AASP, the City or County will implement Class | and Il bikeways that are
not adjacent to development or are in the unincorporated area outside of the Specific Plan area (e.g.,
along Buckley and Santa Fe Roads, and along the East Branch of San Luis Obispo Creek south of Buckley
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SITE PLAN

Figure 30 Local Street Sections (Non-R-1)
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Road) as part of their respective Capital Improvement Programs. This provision does not reduce the
possibility that development may need to complete these segments as part of their individual
environmental review assessments, if warranted. Several constraints to implementation include right of
way acquisition along the project’s Buckley frontage, the Buckley Road extension, bridge improvements,
and other factors.

According to the Traffic Impact Study, at full buildout, the following improvements would be
needed to address project impacts and needs. Unless otherwise noted, the recommendations apply to
all horizon years (Existing, Near Term, and Cumulative Plus Project.

Traffic Study Recommendations

Vehicular:

1. Extend Prado Road to Broad Street. This planned project would reduce queue issues at the
intersections of South Street/S Higuera Street, Madonna Road/S Higuera Street, and Tank Farm
Road/S Higuera Street. The improvement is being implemented as part of the Margarita Area
Specific Plan, and potentially as a citywide project under the City’s current revision of the traffic
impact fees program.

2. Asecond northbound left turn lane at Prado Road/S Higuera Street. The intersection functions
adequately, but turning queues are excessive in the peak hours. This requires widening the
Prado Road Bridge west of S Higuera Street to provide two receiving lanes. This widening of the
Prado Road bridge and Prado Road west of Higuera is currently underway as a City Capital
Improvement Project with support from Specific Plan impact fees.

3. Add second southbound left turn lane to the Tank Farm Road/S Higuera Street intersection. The
intersection functions adequately, but turning queues are excessive in the peak hours. The
single turn lane also restricts through traffic flow. This improvement, part of the Citywide traffic
fee program, will be installed by the project in Phase 1 per the EIR.

4. Restripe westbound approach to Suburban Road/S Higuera Street to provide a dedicated left
and shared left/right turn lane and change southbound left to protected signal phasing. This
improvement is being installed as part of the Project’s Phase 1 traffic improvement.

5. Prohibit left turns into and out of the Vachell Lane/S Higuera Street intersection. Extend Buckley
Road to South Higuera Street or connect the project to Earthwood Lane before the turn
prohibition is implemented. Buckley Road is being extended as part of Phase 2 improvements
and modlification of the Vachell/Higuera intersection is dependent of an alternate route. The
Vachell/Higuera left turn prohibition improvements will occur when the Buckley Road Extension
is completed.

6. Under Near Term Plus Project conditions, add a second southbound right turn lane to the
LOVR/S Higuera Street intersection. This improvement is a longer-term improvement that
requires additional rights of way, and is intended to address excessive right turning queues in the
peak hours. The city is currently managing the flow of the intersection under the Los Verdes
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Settlement Agreement, and the improvement will be implemented as part of the citywide traffic
impact fee program.

7. Under Cumulative Plus Project conditions pay fair share mitigation fees to install a traffic signal
or single lane roundabout at the intersection of Buckley Road/Vachell Lane. Adequate right of
way has been planned for either improvement, depending on the recommendations at the time
of construction.

8. Implement the County/Caltrans Highway 227 Corridor Plan. SLOCOG, the County and Caltrans
have adopted a corridor improvement concept for Broad/227/Edna Road from Aero Drive to Los
Ranchos Drive. The City portion of this project will be included in the AASP Specific Plan Public
Facilities Financing Program.

Pedestrian and Bicycles:

1. Construct Class | multi-use paths in accordance with the project site plan and connect them to
the off-site transportation network consistent with the City’s Bicycle Transportation Plan.
Planned Bicycle circulation is consistent with the BMP.

2. Construct Class Il “buffered” bike lanes on all Residential Collectors and Residential Arterials in
the Project (Earthwood, Venture, Jespersen and Horizon), and on offsite roads include Vachell
and Buckley along the project frontages, offsite Earthwood to Suburban, and the Buckley Road
Extension, as depicted on Figure 28.

3. Construct two bike bridges across Tank Farm Creek, one for eastbound traffic on the south side
of Buckley to provide east-west connectivity on Buckley Road, and the other along the southern
side of Phase 1.

4. Pedestrian improvements along Suburban, Vachell and Higuera to eliminate the missing links of
sidewalks and/or elimination of non-ADA compliant crossings. Appendix F shows the scope of
these improvements.

Transit:

1. Provision of transit stops on the project site. Phase 1 will include a transit stop on Earthwood
north of Venture, and Phase 4 will include a transit stop at the Town Center. Transit stops are
shown on the Circulation Plan in conformance with this requirement.

2. The project site will also be served by bus service from the San Luis Coastal Unified School
District. Transit stops will be provided throughout the project in accordance with their
requirements.

Site Access and On-Site Circulation:
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1. Provide left and right turn lanes on Buckley Road at Vachell Lane and the south project entry.
The project design accommodates these improvements.

2. Construct single lane roundabouts at the on-site intersections of two collector roads.
Roundabouts are shown at Earthwood/Venture, Venture/Horizon(Jespersen), and the Town
Center.

3. Where collector roads intersect with local roads the local roads should be stop controlled.

4. Review construction documents to ensure adequate sight distance is provided at on-site
intersections and driveways. Site distance calculations are shown on the Vesting Tentative Map,
in conformance with City design requirements.

5. Connect the project to Earthwood Lane as a part of Phase 1 of development. Connect the
project to Horizon Lane as a part of Phase 4 of development. Earthwood is connected to
Suburban as part of Phase 1. Venture is connected to Jespersen/Horizon as part of the Phase 4,
and the Jespersen/Horizon extension from Buckley is planned for Phase 4.

Additional detail on these improvements is provided in the Traffic Impact Study for the project.

Phasing

The foregoing summary provides the scope of needed improvements to support the circulation
needs and demands for the project. Some of these improvements will be installed as part of the project,
as described below. Others will be implemented by the City and/or County as part of their capital
improvement programs. The transportation improvements associated with each phase of the project
based on information from the traffic study and project impacts are as follows:

Phase 1 includes the, extension of Venture Road along the phase frontage through the
Venture/Earthwood roundabout, and extension of Earthwood to Suburban , the extension of the
Earthwood Collector (w/Class Il) to Suburban, and a transit stop along Earthwood Extension. (MM
TRANS 11a, 12). This phase would also include the modification of the Higuera/Suburban intersection
per the traffic study (MM TRANS 7c). Phase 1 will also include pedestrian improvements on Suburban
Road between Earthwood and Higuera, and pedestrian improvements along the east side of Higuera
between Vachell and LOVR per the plans in Appendix F. (MM TRANS 10a, 10b, 10c Mitigation measures
prescribed by the EIR for the project in Phase 1 include the following:

a. Installation of an additional southbound left turn lane at Higuera and Tank Farm Road. (MM
TRANS 7b).
b. Extension of the northbound right turn lane at South and Higuera. (MM TRANS 6).

Phase 2 This phase will include the extension of Buckley Road from Vachell to Higuera, and
improvements to restrict left turns to and from Higuera and Vachell. As part of this phase, the Buckley
Extension Class | bike path may be installed in an interim or permanent condition, subject to availability
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of right of way and governmental approvals. (MM TRANS 7c). This phase would also include the Class |
bike path from the Class Il diversion on Buckley to Vachell, a pedestrian/bike bridge over Tank Farm
Creek north of Buckley for Class | bike path and, a Class Il bike lane bridge on south side of Buckley at the
Buckley/Tank Farm Creek Bridge. This phase would also include the extension of frontage improvements
and the extension of the Tank Farm Creek Class | bike path to Venture Lane.

Phase 3 circulation improvements includes completion of in tract circulation, and the frontage
improvements along Venture Lane.

Phase 4 includes the development of the eastside circulation network for the project, including
the construction of the vehicle and pedestrian bridge from Venture to Jespersen, the completion of
Jespersen Road to Buckley, completion of Horizon Road from Venture to Suburban Road, project entry
improvements on Buckley Road, and the Buckley frontage improvements. It would also include
widening of the Buckley Road shoulders along the project frontage to meet minimum bikeway standards
for road speed, slope other site conditions. Phase 4 would include the completion of the Tank Farm
Creek Class | bike path to the Chevron open space, and the improvement of sidewalks and ADA crossings
on Suburban between Horizon and Earthwood. Phase 4 would also involve the development of the
second transit stop at the Town Center.

Phase 5 circulation improvements include the development of in tract improvements, and the
construction of the second bridge over Tank Farm Creek connecting to the Town Center. No added
traffic improvements are planned.

Phase 6 does not include the development of any additional traffic and circulation
improvements.
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Infrastructure Framework

Domestic Water

Existing City water main facilities slated to serve the site consist of an 18 -inch main in S. Higuera
Street and an existing 12 -inch main in Suburban, and new potable and recycled water mains in
Earthwood. Providing adequate domestic and fire flows to the Avila Ranch project will require extension
to the new lines in Earthwood and eventual looping of the system. Main lines within the project will be
looped through the individual phases to provide required flows and redundancy. Figure 31 shows the
planned water system improvements.

Construction of a 10-inch main line within the Earthwood Lane Phase | Right of Way has been
completed. This line is stubbed approximately one-third of the way into the Earthwood subdivision
project, with plans for a Phase Il extension of the road to the north property line of Avila Ranch.

The adjacent former Dioptics/currently Trust Automation building at 125 Venture Drive is served
by water originating from an existing private offsite well and private water line which runs within Vachell
Lane. The system, installed at that time, provided stubs for future water connection to a new main line
in Vachell. The Avila Ranch project will provide connection to these laterals at the time a main line is
extended within Vachell.

The project proposes several features that meet and exceed the current water conservation and
management regulations from the City or State agencies. Development in the Avila Ranch area is to be
designed so that the projected annual residential water consumption for the project is 30 percent less
than the city’s current average residential per-person annual community water consumption (estimated
at 60 gallons per day per person). To meet this goal, the following performance standards are to be
used: 1) turf shall not be permitted for individual yard landscaping. Landscape plans shall be developed
which require lower water usage, and which require lower maintenance. Landscape plans shall reflect
the local climate zones and local plant material; 2) turf may be used where it is associated with a
common open space, parkways, sports field or other common area. Where feasible, these areas will be
irrigated with recycled water supplies; 3) landscape and irrigation plans should use drip irrigation
systems to the extent feasible. Overhead spray irrigation is discouraged; 4) residential units will be pre-
plumbed for onsite water recycling; 5) plumbing fixtures shall comply with EPA “WaterSense” standards
and to CalGreen flow standards; and 6) the project shall use “compact plumbing” strategies as described
in Section 13 of the Design Framework.

In its pre-development condition, the site uses approximately 90-95 acre-feet of ground water
per year from a local irrigation well for agricultural purposes. This is based on one fourth of the site
being planted in irrigated crops each year at an application rate of 30 inches per crop, with the balance
of the site either fallow or in dry farmed crops. The Water Supply Assessment prepared for the project
found that the ten-year average per capita water use for the City was 114.4 gallons per capita per day
(gpcd) from 2005-2016. The 2015 residential water use for the community is currently 59 gpcd. Total
City current water use is 4,990 AF/year, a ten percent reduction from the previous year. The Avila Ranch
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water usage is estimated to be lower than current city average usage, with estimated residential water
usage calculated to be 39 gallons per day per person per day. Avila Ranch’s projected usage is 0.7% of

total supply and 2% of available water supply. Total projected water usage for the project according to
the Water Supply Assessment for the Mitigated Project, is 127.7 acre-feet (AF), with 73 AF feet of that

demand being met by potable water supplies, and 57.7 AF being met by city recycled water supplies.

Recycled Water

The City of San Luis Obispo continues to expand their recycled water system. New facilities to
serve the Avila Ranch project will be extended from the existing line in Earthwood. Figure 31 shows the
planned locations of the potable water and recycled water main lines. Approximately 82 percent of
irrigation demand for the project site will be met with non-potable recycled water, a total of 57.7 acre
feet+ of recycled water.

Sanitary Sewer

The Avila Ranch property, as with all properties within the Airport Area Specific Plan, lies
downstream of the existing Sewage Treatment Plant, requiring a system of force mains and/or lift
stations to transport flows to the gravity lines which feed the plant. As part of the Avila Ranch project, a
pump station will be constructed near the intersection of Vachell and Buckley to move flows to the
north. This force main will run through Earthwood, Suburban, Short, Long, and Cross Street with
eventual disposition into a gravity main in Tank Farm Road. The Avila Ranch project proposes to
construct a system of gravity lines within the project to transport flows to the planned pump station and
construct a force main system to transport those flows back up through the site, across an adjacent
parcel to Suburban Road and easterly in Suburban, up Short, Long, and Cross Street to a point where a
gravity line can be constructed to extend northerly to tie to the existing main line in Tank Farm Road
which feeds into the Tank Farm Lift Station. Figure 32 shows the planned sewer mains, lift station, and
force mains.

Adjacent future development at Venture Lane was planned to be served by septic systems when
initially approved by the County and the former Dioptics/current Trust Automation building, located @
125 Venture Drive, pumps from the existing building to a leach field on the north side of their property.
Revisions to that system, and extension of sewer mains, to this area are not a part of the planned
improvements associated with Avila Ranch.

Dry Utilities

PG&E will provide underground extensions from existing facilities, from overhead lines along the
west side of Vachell, and along the south side of the Suburban properties to the north. Final
requirements will be confirmed with PG&E. Cable TV/Phone facilities exist along Vachell Lane and are
planned to be extended to serve the site. Southern California Gas Company has an existing 16 -inch
high-pressure main line which extends southerly in Vachell and easterly in Buckley.
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Service for the Avila Ranch project may originate from this 16 -inch line, and would include the
installation of pressure reducing stations to be designed by SoCal Gas.

Storm water, Hydrology and LID Compliance

The project is subject to the Low Impact Development requirements of the Regional Water
Quality Control Board’s Post Construction Requirements. A drainage study has been prepared to
analyze the project’s conformance with Water Board and City of SLO drainage requirements.
Stormwater treatment and retention is planned for runoff from the new impervious areas associated
with this project. Runoff from these areas will be directed to vegetated or underground facilities that are
intended to retain and infiltrate the runoff from events up to the 95™ percentile 24-hour rainfall event.
For larger events, these vegetated facilities will overflow into standpipes that connect to storm drain
conveyance pipes that discharge to Tank Farm Creek.

Drainage for the planned development is shown in Figure 33 and described in the following
sections.

Northwest Portion of Site

The portion of the site on the northwest side of Tank Farm Creek consists of Phases 1 through 3
and is comprised mostly of medium-density single-family residenceswith some high-density multi-family
residences. Runoff from these areas will be directed to either onsite vegetated treatment facilities or
underground facilities designed to meet treatment and retention requirements. For storms larger than
the required onsite retention design storm, the vegetated facilities will overflow into various inlets that
connect to a network of storm drain conveyance pipes in the streets that discharge to Tank Farm Creek
at various locations.

Runoff from the public sidewalks and streets is planned to be conveyed by surface flow in the
gutters and streets to vegetated treatment facilities located in the small onsite parks and along the
creek bank. These facilities will overflow into standpipes that connect to the storm drain pipe networks
that discharge to the creek or a larger regional detention pond located north of Buckley Road. There is
currently one detention pond planned for the site. This pond will be located at the southwest corner of
the site and detain the runoff from the single-family residences and streets located in that portion of the
site. This pond is adequate to handle the peak flow and storm drainage needs of Phases 1 through 3.
Offsite runoff that enters the site from the north and west is planned to be collected and conveyed
through the project site with underground pipe.
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Southeast Portion of Site

The portion of the site on the southeast side of Tank Farm Creek includes phases 4 through 6
and is comprised of low-density single-family residences,medium-high density multi-family residences,
commercial development, and parks. Runoff from the imperious surfaces, including the public sidewalks
and streets, is planned to be directed to vegetated treatment or underground facilities located at the
backs of the sidewalks to meet treatment and retention requirements. For storms larger than the
required onsite retention design storm, the vegetated facilities will overflow into standpipes that
connect to a network of storm drain conveyance pipes in the streets that discharge to Tank Farm Creek
at various locations. Because of the peak flows associated with the site, development of this portion of
the project is dependent on the installation of a portion (but not all) of the storm drainage
improvements being installed as part of the Chevron Remediation project. These improvements are
those located in the southeast portion of the Chevron site immediately to the north of the project site.
They would be installed either by Chevron as part of their planned remediation efforts, or, if
unexpectedly delayed, under contract with Avila Ranch LLC.

The project’s design features have been developed to comply with Performance Requirements 1
through 4.

Performance Requirement 1 — Site Design and Runoff Reduction:

Under this requirement there is limited disturbance to creeks and drainage features, avoidance
of compaction on permeable soils, limited clearing and grading of vegetated areas, reduction in
impervious surfaces, and other measures to limit offsite runoff. Tank Farm Creek will not be modified
except for its realignment to its former natural course and connection to the Chevron detention basin.
The project site soils exhibit a wide pattern of permeability and those adjacent to the creek show the
most consistent pattern of moderate to rapid permeability, with soils influenced by historic water flows
or occasional flooding showing the lowest permeability. Soils adjacent to the Tank Farm Creek will be
used for open space, recreation, and for storm water infiltration/ detention.

The project will also include many features to minimize the amount of impervious surfaces, and
may include the use of pervious pavement and pavers for R-2 driveways, usage of pervious
pavers/porous concrete on at least 20 percent of parking lot areas for multifamily/commercial and town
center areas (in conjunction with v-gutters and French drains), and narrower streets sections consistent
with other Specific Plans in the community. Streets and paved areas will be surfaced drained where
possible to LID catchment areas.

Performance Requirement 2 — Water Quality Treatment

The site will have an integrated system of small filtration ponds that will retain the 85t
percentile 24- hour storm. Figure 23 shows the distribution of these areas and the bioswales for the
project. It is estimated that approximately five percent of the surface area is required to comply with
the retention requirement.
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Performance Requirement 3 — Runoff Retention

The site will have an integrated system of small filtration ponds that will retain at least the 85
percentile 24- hour storm. Thirty-five percent of the site will be in open space or park uses, substantially
reducing runoff from the project site. The ponds have a combined capacity of approximately 23 acre-
feet, an amount adequate for retention of a 25-year storm, or detention for a 50-year storm.

Performance Requirement 4 — Peak Management

The onsite ponds and detention areas are designed to manage flows through the onsite ponds. The
peak management strategy is to filter surface flows and to release these filtered flows into Tank Farm
Creek ahead of upstream flows. The ponds have a combined capacity of approximately 23 acre-feet, an
amount adequate for retention of a 25-year storm, or detention for a 50-year storm.
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AVILA RANCH DEVELOPMENT PLAN

Medium Density Residential Building Standards (R-2)

EXAMPLES

These sketches

show basic lot
layouts based on

the Development
Standards. Not all
features are shown in
each layout.

STANDARDS
Minimums, unless
otherwise noted. (A)

Lot Area
Lot Coverage

1- Street Setback:
Dwelling
Front Porch

2- Rear Setback:

Dwelling
Garage

3- Side Setback
Dwelling
Porch

4- Interior Setback

5- Garage Setback

6- Side Street
Setback

Building Height (G)

Notes:

| [

L N
[ITTTTTTTTITTTT

Public Street

y e e e B .~ e B e e

| N N N NN .~ N A A

i | : AT

. . :; | 7
Public Street L Public Street

Public Street @

DETACHED -
ZERO LOT LINE

3,575 sf Min.
60% Max

15 ft
10 ft

20 ft (F)
13 ft (F)

4 ft
N/A

0 ft / 4 ft (D)

see rear setback

10 ft

35 ft Max

ALLEY OR STREET ACCESS

ATTACHED -
ZERO LOT LINE DETACHED
(includes pairs of (parking access from
dwellings on adjacent street)
lots)
3,575 sf Min. 3,575 sf Min.
60% Max 60% Max
15 ft 15 ft
10 ft 10 ft
20 ft (F) 3.5 ft
13 ft (F) N/A
4 ft 4 ft
N/A N/A
0 ft (attached) / 4ft 4 ft
see rear setback 18.5 ft
10 ft 10 ft
35 ft Max 35 ft Max

(B) 10 ft. Landscape Easement

OCTOBER 2020

Public Street

CLUSTER DEVELOPMENT
4 TO 6 LOTS

3,575 sf Min.
60% Max

15 ft
10 ft

5 ft
5 ft

8 ft(B) / 13 ft (O)
5 ft (B) / 10 ft (C)

4 ft

13 ft (F)

10 ft

35 ft Max

Public Street

POCKET COTTAGE DEVELOPMENT

2,620 sf Min.
60% Max

15 ft
10 ft

5ft
5 ft

8 ft (B) / 13 ft (C)
5 ft (B) /10 ft (C)

4 ft (E)

13 ft (F)

10 ft

35 ft Max

A- Tract 3089 Final Map(s) to include any parcel-specific encroachments into setback and/or easements based on map and lotting configurations beyond elements allowed per Zoning Regulation §17.70.170 (Allowed Projections into

Setback Area).

B- Setback is from property line to dwelling in areas with 10-foot landscape easements.
C- Setback is from property line to dwelling in areas with 20-foot landscape easements.
D- Where a building wall is located on a lot line, there shall be an easement of at least 4 feet wide on the neighboring lot for maintenance access.
E- Setback for uncovered parking spaces is 1 foot.
F- Assumes property line and center line of driveway/alley are coterminous.

G- Second floor setbacks shall match ground floor setbacks.

Excerpt of updated R-2 development standards from the Avila Ranch Development Plan. The design of the R-2 product is consistent with the applicable

standards.

Bassenian | Lagoni

ARCHITECTURE = PLANNING = INTERIORS

TRACT 3089
R-2 LAND USES WITHIN
PHASES 1,2 &3
SAN LUIS OBISPO, CA

ARCHITECTURAL &
DEVELOPMENT REVIEW

11.24.20
Revised 06.11.21

PROJECT DESCRIPTION
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=% CITY OF Meeting Date: 9/22/2021

J SAD LUIS OBISPO Item Number: 4b
Time Estimate: 60 minutes

PLANNING COMMISSION AGENDA REPORT

SUBJECT: REVIEW OF A DRAFT ORDINANCE AMENDING TITLE 17 (ZONING
REGULATIONS) OF THE MUNICIPAL CODE WITH OBJECTIVE DESIGN
STANDARDS FOR QUALIFYING RESIDENTIAL PROJECTS

PROJECT ADDRESS: Citywide BY: Rachel Cohen, Associate Planner
Phone Number: 805-781-7574
Email: rcohen@slocity.org

FILE NUMBER: CODE-0523-2021 FROM: Tyler Corey, Deputy Director

RECOMMENDATION

Adopt a draft Resolution recommending the City Council introduce and adopt an
Ordinance amending Title 17 (Zoning Regulations) of the Municipal Code adding
Objective Design Standards Chapter 17.69 for qualifying residential projects.

1.0 COMMISSION'S PURVIEW

The Planning Commission’s role is to review the proposed Zoning Regulations
amendment for consistency with the City’s Housing Element and State Law and make a
recommendation to the City Council regarding the proposed amendment that includes the
addition of Objective Design Standards for qualifying residential projects.

2.0 PROJECT INFORMATION

2.1 Background

In 2017, the Governor signed multiple housing bills, including Senate Bill (SB) 35
Streamlined Approval Process, which added Section 65913.4 to the Government Code
providing for a streamlined, ministerial approval process for multi-unit housing projects of
two or more residential units or mixed-use, subject to certain conditions and consistent
with objective zoning and design review standards. In addition, Government Code
65583.2 requires a city to allow housing developments, in which at least 20 percent of the
units are affordable to lower income households on sites that have been listed in the City’s
Housing Element inventory in two or more consecutive planning periods, to be processed
through a ministerial review. In response, the City adopted Program 6.22 as part of the
City’s 6th Cycle Housing Element. Program 6.22 states that the City will update the
municipal code to expand objective design standards for qualifying residential projects
within one year of the adoption of the Housing Element Update (the Housing Element
was adopted by City Council on November 17, 2020).
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2.2 Objective Standards

Obijective! standards are regulations that do not require judgement to determine whether
they have been met. For example, the City has Zoning Regulations that identify specific
building height limits, require that buildings be setback a certain distance from property
lines, and establish the minimum number of parking spaces required for a development
project. These regulations are all considered “objective standards” because they are
numeric and do not require a subjective opinion to determine whether a development
project follows those standards.

2.3 Objective Design Standards

Currently, design related direction is provided in the City’s Community Design Guidelines
(CDG). While these guidelines will still be applicable to projects that qualify for
discretionary review, most of the guidelines are not objective and cannot be used for
projects subject to a ministerial review process. The ministerial process is where a
development project is reviewed and approved at the staff level, utilizing established
objective code requirements and standards (such as those outlined in the Zoning
Regulations and mentioned in Section 2.2 above). To continue to preserve and enhance
the City’s unique architectural characteristics within the ministerial review process, staff
has developed Objective Design Standards (ODS). The ODS utilize concepts and
direction from the CDG, City policies, and examples from other jurisdictions to provide
minimum design standards to ensure new qualifying residential development is
compatible and complimentary with existing development while also allowing flexibility for
creativity.

2.4 Applicability

Projects that will be reviewed against Objective Design Standards are residential projects
(including mixed use projects) that qualify for streamlined, ministerial processing per
Government Code Section 65913.4 (SB 352), or that are a “use by right” residential
project. A “use by right” residential project is a residential project that includes at least 20
percent of the units as affordable to lower income households (low, very low, and
extremely low) and does not require discretionary review or approval (see Government
Code Section 65583.2 and Housing Element Programs 2.173 and 2.18%) and residential
projects that are otherwise deemed subject to ministerial processing per state or local
law.

! The Housing Accountability Act defines “objective” as “involving no personal or subjective judgment by a public official
and being uniformity verifiable by reference to an external and uniform benchmark or criterion available and knowable
by both the development applicant or proponent and the public official.” (GC Section 65589.5(h)(8).)

2SB 35 allows streamlining for residential project in cities that have not met their RHNA numbers. Eligible developments
must include a specified level of affordability, be on an infill site, comply with existing residential and mixed-use general
plan or zoning provisions, and comply with other requirements.

3 Housing Element Programs 2.17 allows residential developments that include at least 20 percent of the units as
affordable to lower income households, by right (no discretionary review) on sites identified in Housing Element Table
E-2.

4 Housing Element Program 2.18 allows residential developments by right (no discretionary review) for those
developments that include at least 20 percent of the residential units as affordable to low-income households.
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Residential projects seeking exceptions or modifications to any objective development
standards set forth in the City’s Zoning Regulations or the ODS, excluding modifications
granted as part of density bonus concession, incentive, parking reduction, or waiver of
development standards pursuant to State Density Bonus Law or the City’s density bonus
regulations (Chapter 17.140), are not eligible for the ministerial, streamlined processing,
and will be subject to the City’s discretionary development review process outlined in
Chapter 17.106 of the Municipal Code.

2.5 Previous Advisory Body and Public Review

On June 21, 2021, the ARC received a presentation from staff regarding the development
of Objective Design Standards (ODS). As a part of that presentation, staff requested that
ARC select a subcommittee to assist staff with further development of the draft ODS. On
July 215t and July 27" staff met with the ARC subcommittee to review the draft ODS.
Additionally, staff requested professionals involved with local building design,
architecture, and development comment on the draft ODS. Comments from the ARC
subcommittee and the local professionals were integrated into the draft ODS and
presented to the ARC on August 16, 2021. The ARC reviewed the draft ODS and
recommended the Planning Commission recommend approval of the standards with
specific changes. These recommended changes are discussed in Section 3.0 below.

3.0 PROJECT ANALYSIS
3.1 ARC Recommended Changes and Staff Response

1. ARC Recommendation: ODS 17.69.020.B(3) and 17.69.030.B(4) stated in part,
“At least two (2) materials shall be used on any building exterior, in addition to
any glazing and railings. Any one material must comprise at least 20% of the
building’s exterior...” The ARC recommended that this part of the standard be
modified to include language that would allow for Spanish style architecture (all
stucco) and allow industrial or historic architectural representations (e.g., all
brick, all metal).

Staff Response: The issue brought forward was that this standard would
preclude the ability for a residential project to use all of one kind of material on
the exterior; for example, a Spanish style design. This standard was added to
the ODS to require more variation in the overall exterior design. To add
language regarding a specific type of architecture is not an objective standard.
The standard would have to describe exactly what “Spanish style” or “industrial
or historic architectural representations” and include detailed definitions that
are not subject to interpretation or judgement. These terms are often defined
differently depending on the person/entity describing the architecture. The
removal of this requirement does not eliminate required variation on a building
facade as the standards include other requirements for projections, setbacks,
etc. under the Massing and Articulation section. Considering the ARC'’s
concerns of the limitations contained in this standard, and that there are other
standards that would provide sufficient articulation and variation, staff is
recommending the two (2) material requirement in 17.69.020.B(3) and
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17.69.030.B(4) be removed as follows (edits are indicated by underline and
strikeouts):

building's-exterior- Veneers shall turn corners and not expose edges so that
finish materials appear “thin”, as in the example of “brick” veneer applied to a
single building face so that it is obviously only 3-inch thick when viewed from
the side.

In addition, staff is recommending that 17.69.020.D(4) be amended as follows
to be consistent with the direction from ARC:

Mixed-use buildings three or more stories shall provide a first story elevation
that is distinctive from the upper stories by-previding-a through material change,
change in color, or use of different architectural details such as reveals, course

lines, decorative cornice, columns, etc. between-the-ground-floorand-upper

2. ARC Recommendation: The ARC recommended that ODS 17.69.020.B(3) and
17.69.030.B(4) be modified to specify that veneers on the exterior of the
building terminate at an inside corner or that the veneer end must be finished.

Staff Response: Staff has revised 17.69.020.B(3) and 17.69.030.B(4) to state
the following (edits are indicated by underline and strikeouts):

Veneers shall turn corners and terminate into the inside corner of the building
or be finished and not expose edges so that finish materials de-ret appear “thin”
or artificial as in the example of “brick” veneer applied to a single building face
so that it is obviously only ¥z -inch thick when viewed from the side.

3. ARC Recommendation: ARC recommended that ODS 17.69.020.C(2) and
17.69.030.C(2) be modified to require a minimum eave of twelve (12) inches.

Staff Response: Staff has revised ODS 17.69.020.C(2) and 17.69.030.C(2) to
state the following (edits are indicated by underline and strikeouts):

Overhanging eaves shall extend twe-{2)feet twelve (12) inches or more past
the supporting walls. This does not apply to gable faces.

4. ARC Recommendation: ARC recommended that ODS 17.69.040.H(1) include
flexibility and that a project could use paint as an option to screen mechanical
equipment.
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Staff Response: Staff has revised both ODS 17.69.040.H(1) and
17.69.040.H(2) to be consistent with one another and the direction as provided
by the ARC (edits are indicated by underline and strikeouts):

All mechanical and electrical equipment shall be located internally within the
proposed buildings. If equipment cannot be located internally due to code
requirements, it shall be screened using a combination of at least two of the

following: with paint color, landscaping, fencing or walls;—feneing,—or
landscaping—or—a—combination—these—methods consistent with other City

standards.

Any required backflow preventer and double-check assembly shall be located
inside the building within twenty (20) feet of the front property line. Where this
is not possible, due to code requirements, the backflow preventer and double-
check assembly shall be located in the street yard and screened using a
combination of at least two of the following: paint color, landscaping, fencing or
walls consistent with other City standards and-alew-wall-orfence.

5. ARC Recommendation: ARC provided direction that residential developments
located within residential zones should be able to utilize metal as an exterior
accent material and cover no more than 15% of the exterior.

Staff Response: Staff has revised ODS 17.69.020.B(1) to allow for metal as an
accent material in residential zones (edits are indicated by underline and
strikeouts):

Buildings shall use high-quality exterior wall materials chosen from the list

below.

Smooth or sand finished stucco

Cut stone

Rusticated block (cast stone)

Precast concrete

Brick veneer

Ceramic or porcelain tiles

Fiber Cement board planks, panels, siding, board and bat, etc. (e.g.,

Hardi plank, Hardi panel)

Corrugated metal (enly within Commercial Zones (C-C, C-T, C-S, C-R,

M), or as an accent material, covering no more than 15% on the exterior,

within all other zones))

i. Metal paneling (enly-within Commercial Zones (C-C, C-T, C-S, C-R, M),
or as an accent material, covering no more than 15% on the exterior,
within all other zones))

j. Corten steel paneling (enly within Commercial Zones (C-C, C-T, C-S, C-
R, M), or as an accent material, covering no more than 15% on the
exterior, within all other zones)

k. Wood plastic composite siding (e.g., Resysta products)

[.  Wood siding

m. Burnished block (only within Commercial Zones (C-C, C-T, C-S, C-R, M)
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6. ARC Recommendation: ARC provided direction that ODS should include a
requirement regarding privacy (windows not looking into other windows).

Staff Response: Staff has added ODS 17.69.020.B(11) and 17.69.030.B(14)
that states:

Where windows are proposed within ten (10) feet of another building, the
windows shall be offset horizontally at least 12 inches (edge to edge) or use
clearstory windows, glass block or non-operable opaque windows so as not to
have a direct line-of sight into adjacent units.

7. ARC Recommendation: ARC provided direction that ODS should include
required common open space, with enhanced amenities) for residential
development located within the Downtown.

Staff Response: The ODS includes requirements for open space within all
zones except the Downtown Commercial (C-D) zone. Staff did not include open
space as a requirement for Downtown for several reasons:
1. Anticipate maximum build out of the site (zero setback requirements)
2. Amenities (creek, mission plaza, restaurants, businesses, etc.) are in
very close proximity to any development located within the Downtown.
3. Adds additional costs for an affordable housing project that is not
required of other projects in the Downtown

8. ARC Recommendation: The ARC recommended that the ODS include
illustrations. In particular, illustrations that show examples of reveals, cornices,
and other architectural details; how a building looks utilizing the various roof
design standards; and how to utilize different materials on a given building.

Staff Response: Staff will be developing a separate document to accompany
the ODS amendment to the Zoning Regulations that will include illustrations
and other helpful information on how to apply the standards. The intent is for
this document to be easy to understand and use but will not be part of the
Municipal Code.

9. ARC Recommendation: The ARC provided direction that the ODS should
include a requirement for visual access to public spaces (sidewalks, roads,
parks, etc.) and common and private outdoor spaces to provide visibility and
community safety (eyes on the street).

Staff Response: Staff has added ODS 17.69.020.B(12) that states:

All residential units that front, face, or overlook a public, common or private
outdoor space shall be designed with at least one window that provides
overlook on the outdoor space.
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3.2 Focus of Review and Discussion Items
As noted in Section 2.4 above, the Objective Design Standards will only apply to those
projects that meet certain qualifications. Items for the Planning Commission to consider
and discuss regarding the draft ODS include:

e Clarity of the proposed standards

e Implementation of the proposed standards

e Is anything missing

4.0 ENVIRONMENTAL REVIEW

The project is exempt per CEQA Guidelines Section 15061(b)(3), the “Common Sense”
exemption because the proposed action consists only of the adoption of new standards
for objective review of qualifying projects and will have no physical effects on the
environment and has no possibility of a significant effect on the environment. The
Objective Design Standards are consistent with development standards of the Zoning
Regulations and projects which qualify for the Objective Design Standards will be required
to comply with all relevant City standards, codes, and regulations.

5.0 OTHER DEPARTMENT COMMENTS

Staff comments have been incorporated into the draft Objective Design Standards. In
addition, all eligible residential projects must comply with all objective City policies,
thresholds of significance, development standards, and design standards as established
in, but not limited to, the General Plan, Zoning Regulations, City Standard Specifications
and Engineering Standards, Active Transportation Plan, Transportation Impact Study
Guidelines, Climate Action Plan, and the Municipal Code.

6.0 ALTERNATIVES

6.1 Continue the project. An action continuing the project should include direction to
the staff on pertinent issues.

7.0 ATTACHMENTS

A — Draft Resolution (includes Draft Ordinance)
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RESOLUTION NO. PC-XXXX-21

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN LUIS OBISPO RECOMMENDING THE CITY COUNCIL INTRODUCE
AND ADOPT AN ORDINANCE AMENDING TITLE 17 (ZONING
REGULATIONS) OF THE MUNICIPAL CODE ADDING OBJECTIVE
DESIGN STANDARDS CHAPTER 17.69 FOR QUALIFYING
RESIDENTIAL PROJECTS WITH AN EXEMPTION FROM
ENVIRONMENTAL REVIEW (CEQA) AS REPRESENTED IN THE
PLANNING COMMISSION AGENDA REPORT AND ATTACHMENTS
DATED SEPTEMBER 22, 2021 (CITYWIDE; CODE-0523-2021)

WHEREAS, the City Council adopted the 6th Cycle Housing Element on
November 17, 2020, that includes Program 6.22 that states, “Update the City’s
municipal code to expand objective design standards within one year of the
adoption of the Housing Element Update;” and

WHEREAS, the City of San Luis Obispo wishes to update the City’s
Municipal Code and introduce Objective Design Standards for Qualifying
Residential Projects (Chapter 17.69) of Title 17 consistent with the 6™ Cycle
Housing Element; and

WHEREAS, the Architectural Review Commission of the City of San Luis
Obispo conducted a web based public hearing on June 21, 2021 for the purpose of
receiving a staff presentation regarding Objective Design Standards for qualifying
residential projects and selecting a subcommittee to assist staff with further development
of the draft ODS; and

WHEREAS, the Architectural Review Commission of the City of San Luis
Obispo conducted a web based public hearing on August 16, 2021 for the purpose of
reviewing an amendment to Title 17 (Zoning Regulations) of the Municipal Code
regarding Objective Design Standards for qualifying residential projects, and
recommended approving the standards with specific changes; and

WHEREAS, the Planning Commission of the City of San Luis Obispo
conducted a web based public hearing on September 22, 2021, for the purpose of
considering an amendment to Title 17 (Zoning Regulations) of the Municipal Code
regarding Objective Design Standards for qualifying residential projects; and

WHEREAS, notice of said public hearing were made at the time and in the
manner required by law; and

WHEREAS, the Planning Commission has duly considered all evidence,

including the testimony of the applicant, interested parties, and the evaluation and
recommendations by staff, presented at said hearing.
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NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the
City of San Luis Obispo as follows:

SECTION 1. Findings. The Planning Commission does hereby recommend the
City Council introduce and adopt the proposed Objective Design Standards for qualifying
residential projects based on the following findings:

1. The proposed amendments to Title 17 of the Municipal Code are consistent with
the 6" Cycle Housing Element Program 6.22 which states “Update the City’s
municipal code to expand objective design standards within one year of the
adoption of the Housing Element Update.”

2. The addition of Chapter 17.69 to Title 17 of the Municipal Code will not alter the
character of the City or cause health safety or welfare concerns because the
amendment is consistent with the General Plan and directly implements City goals
and policies.

SECTION 2. Environmental Review. The proposed amendment to the Municipal
Code Title 17 has been assessed in accordance with the authority and criteria contained
in the California Environmental Quality Act (CEQA), the state CEQA Guidelines, and the
environmental regulations of the City. Specifically, the proposed amendment has been
determined exempt per CEQA Guidelines Section 15061(b)(3), the “Common Sense”
exemption because the proposed action consists only of the adoption of new standards
for objective review of qualifying projects and will have no physical effects on the
environment and has no possibility of a significant effect on the environment. The
Objective Design Standards are consistent with development standards of the Zoning
Regulations and projects which qualify for the Objective Design Standards will be required
to comply with all relevant City standards, codes, and regulations.

SECTION 3. Recommendation. The Planning Commission does hereby
recommend the City Council introduce and adopt an ordinance amending Title 17 (Zoning
Regulations) of the Municipal Code with Objective Design Standards for qualifying
residential projects as set forth in Attachment 1.

Upon motion of , seconded by
and on the following roll call vote:

AYES:
NOES:
ABSENT:

The foregoing resolution was passed and adopted this 22" day of September 2021.

Tyler Corey, Secretary
Planning Commission
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ATTACHMENT 1: DRAFT ORDINANCE
ORDINANCE NO. (2021 SERIES)

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SAN LUIS
OBISPO, CALIFORNIA, AMENDING TITLE 17 (ZONING
REGULATIONS) OF THE MUNICIPAL CODE WITH OBJECTIVE DESIGN
STANDARDS FOR QUALIFYING RESIDENTIAL PROJECTS WITH AN
EXEMPTION FROM ENVIRONMENTAL REVIEW (CEQA)

WHEREAS, the City Council adopted the 6th Cycle Housing Element on
November 17, 2020, that includes Program 6.22 that states, “Update the City’s
municipal code to expand objective design standards within one year of the
adoption of the Housing Element Update;” and

WHEREAS, the City of San Luis Obispo wishes to update the City’s
Municipal Code and introduce Objective Design Standards for Qualifying
Residential Projects (Chapter 17.69) of Title 17 consistent with the 6" Cycle
Housing Element; and

WHEREAS, the Architectural Review Commission of the City of San Luis
Obispo conducted a web based public hearing on June 21, 2021 for the purpose of
receiving a staff presentation regarding Objective Design Standards for qualifying
residential projects and selecting a subcommittee to assist staff with further development
of the draft ODS; and

WHEREAS, the Architectural Review Commission of the City of San Luis
Obispo conducted a web based public hearing on August 16, 2021 for the purpose of
reviewing an amendment to Title 17 (Zoning Regulations) of the Municipal Code
regarding Objective Design Standards for qualifying residential projects, and
recommended approving the standards with specific changes; and

WHEREAS, the Planning Commission of the City of San Luis Obispo
conducted a web based public hearing on September 22, 2021, for the purpose of
considering an amendment to Title 17 (Zoning Regulations) of the Municipal Code
regarding Objective Design Standards for qualifying residential projects; and

WHEREAS, the City Council of the City of San Luis Obispo conducted a
web based public hearing on November 2, 2021, for the purpose of considering an
amendment to Title 17 (Zoning Regulations) of the Municipal Code regarding Objective
Design Standards for qualifying residential projects; and

WHEREAS, the City Council finds that the proposed amendment is
consistent with the General Plan, Zoning Regulations, and other applicable City
goals and policies as amended; and

O
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WHEREAS, notices of said public hearings were made at the time and in
the manner required by law; and

WHEREAS, the City Council has duly considered all evidence, including
the testimony of the applicant, interested parties, and the evaluation and
recommendations by staff, presented at said hearing.

NOW, THEREFORE, BE IT ORDAINED, by the City Council of the City of San
Luis Obispo as follows:

SECTION 1. Incorporation of Recitals. The City Council find that the foregoing
recitals and administrative report presented with this ordinance are true and correct and
are incorporated in the ordinance by this reference and adopted as the findings of the City
Council.

SECTION 2. Findings. Based upon all evidence, the City Council makes the
following findings:

1. The proposed amendments to Title 17 of the Municipal Code are consistent with
the 6 Cycle Housing Element Program 6.22 which states “Update the City’s
municipal code to expand objective design standards within one year of the
adoption of the Housing Element Update.”

2. The addition of Chapter 17.69 to Title 17 of the Municipal Code will not alter the
character of the City or cause health safety or welfare concerns because the
amendment is consistent with the General Plan and directly implements City goals
and policies.

SECTION 3. Environmental Determination. The proposed amendment to the
Municipal Code Title 17 has been assessed in accordance with the authority and criteria
contained in the California Environmental Quality Act (CEQA), the state CEQA
Guidelines, and the environmental regulations of the City. Specifically, the proposed
amendment has been determined exempt per CEQA Guidelines Section 15061(b)(3), the
“Common Sense” exemption because the proposed action consists only of the adoption
of new standards for objective review of qualifying projects and will have no physical
effects on the environment and has no possibility of a significant effect on the
environment. The Objective Design Standards are consistent with development
standards of the Zoning Regulations and projects which qualify for the Objective Design
Standards will be required to comply with all relevant City standards, codes, and
regulations.

SECTION 4. Action. Chapter 17.69 of the San Luis Obispo Municipal Code, is
hereby amended to read as follows:

O
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17.69 Objective Design Standards for Qualifying Residential Projects

Sections:

17.69.010 — Purpose and Application

17.69.020 — Building and Site Design Standards
17.69.030 — Downtown Building Design Standards
17.69.040 — Additional Design Requirements

17.69.010 - Purpose and Application

A. Purpose. This Chapter is intended to provide objective standards for the design of
residential and mixed-use projects (herein referred to as “residential projects”) that are
eligible for ministerial, streamlined approval to ensure compatibility with existing and
planned development on the site and adjacent and nearby properties while also
supporting the development of housing consistent with the City’s General Plan.

B. Applicability. The provisions of this chapter apply to all residential projects, in all
zones, that qualify for streamlined, ministerial processing per Government Code
Section 65913.4, or that are a “use by right” residential project. In addition, eligible
residential projects must comply with all objective City policies, thresholds of
significance, development standards, and design standards as established in, but not
limited to, the General Plan, Zoning Regulations, City Standard Specifications and
Engineering Standards, Active Transportation Plan, Transportation Impact Study
Guidelines, Climate Action Plan, and the Municipal Code.

A “use by right” residential project is a residential project that includes at least 20
percent of the units as affordable to lower income households (low, very low, and
extremely low) and does not require discretionary review or approval (ministerial
review only) and residential projects that are otherwise deemed subject to ministerial
processing per state or local law.

Residential projects seeking exceptions, waivers, or modifications to any development
standards set forth in the City’s Zoning Regulations or the design standards set forth
in this chapter, excluding modifications granted as part of density bonus concession,
incentive, parking reduction, or waiver of development standards pursuant to State
Density Bonus Law or the City’s density bonus regulations (Chapter 17.140), shall not
be eligible for ministerial and/or streamlined processing contemplated by this chapter,
and will be subject to the City’s discretionary development review process outlined in
Chapter 17.106 of the Municipal Code.

Where these standards conflict with other state law or local code requirements
(including but not limited to California Building Code and the City’s Standard
Specifications and Engineering Standards) the more restrictive provision shall prevail.

O
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17.69.020 - Building and Site Design

A. Applicability. This section shall apply to eligible residential projects (described in
Section 17.69.010 above) in all zones, except for the Downtown Commercial (C-D)
zone. Building and site design standards for eligible residential projects in the C-D
zone are provided in Section 17.69.030 (Downtown Building Design) below. In
addition to this section, mixed-use projects shall also comply with Section
17.70.130.D and F through H (Mixed-Use Development).

B. Building Details. Residential projects shall comply with the following building detail
standards:

1. Buildings shall use high-quality exterior wall materials chosen from the list
below.

Smooth or sand finished stucco

Cut stone

Rusticated block (cast stone)

Precast concrete

Brick veneer

Ceramic or porcelain tiles

Fiber Cement board planks, panels, siding, board and bat, etc. (e.g.,

Hardi plank, Hardi panel)

Corrugated metal (within Commercial Zones (C-C, C-T, C-S, C-R, M),

or as an accent material, covering no more than 15% on the exterior,

within all other zones))

i. Metal paneling (only within Commercial Zones (C-C, C-T, C-S, C-R, M),
or as an accent material, covering no more than 15% on the exterior,
within all other zones)

J. Corten steel paneling (only within Commercial Zones (C-C, C-T, C-S, C-
R, M), or as an accent material, covering no more than 15% on the
exterior, within all other zones)

k. Wood plastic composite siding (e.g., Resysta products)

[.  Wood siding

m. Burnished block (only within Commercial Zones (C-C, C-T, C-S, C-R, M)

> @meoooTw

2. Buildings shall use the same colors, materials, and detailing throughout all
elevations. Street facing and the most visible elevations may use more
architectural details, but colors and materials shall be the same on all
elevations.

3. Veneers shall turn corners and terminate into the inside corner of the building
or be finished and not expose edges so that finish materials appear “thin” or
artificial, as in the example of “brick” veneer applied to a single building face so
that it is obviously only ¥z -inch thick when viewed from the side.
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4. Exterior window shutters shall match the size and shape of adjacent window
openings.

5. Affordable units and market rate units in the same development shall be
constructed of the same materials and details such that the units are not
distinguishable from one another.

6. Trim surrounds shall be provided at all exterior window and door openings. In-
lieu of exterior window trim, windows can be recessed from wall plane by a
minimum of two (2) inches.

7. Structures (including garages and carports) shall not exceed one hundred fifty
(150) feet in length.

8. Detached garages and carports shall be designed to include a minimum of two
(2) of the following from the main building(s): materials, detailing, roof materials,
and colors.

9. Stairs and stair wells that provide primary access to units on upper floors shall
be covered and fully integrated into the principal and secondary building
facades.

10. Service access to the building for loading and maintenance functions shall not
exceed twenty (20) percent of the project frontage on any facing street.

11.Where windows are proposed within ten (10) feet of another building, the
windows shall be offset horizontally at least 12 inches (edge to edge) or use
clearstory windows, glass block or non-operable opaque windows so as not to
have a direct line-of sight into adjacent units.

12.All residential units that front, face, or overlook a public, common or private
outdoor space shall be designed with at least one window that provides
overlook on the outdoor space.

C. Roof Designs. Residential projects shall comply with the following roof design
standards:

1. Roof lines shall be varied to break up the mass of the building. A building with
four (4) or more attached residential units or a residential building with a roofline
longer than fifty (50) feet shall incorporate changes in roof heights of at least
one (1) vertical elevation change of at least two (2) feet.

2. Overhanging eaves shall extend twelve (12) inches or more past the supporting
walls. This requirement does not apply to gable faces.

3. Steeply pitched (45 degrees or more) mansard roofs are prohibited.

O
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4. Roof-mounted equipment shall not be visible from the public right of way and
integrated within the architecture of the building.

5. Roof decks shall be prohibited in residential zones (R-1, R-2, R-3, R-4) and the
Office (O) zone unless setback 15 feet or more from side and rear property
lines and utilize solid walls or barriers at deck edges. All projects that include
roof top uses shall comply with Section 17.70.150 (Rooftop Uses).

6. The termination of a parapet shall not be visible from the public right of way or
adjacent property. The parapet shall wrap around the entire roof, return at least
eight (8) feet around corners, or die into an adjacent, taller wall.

7. Cornices and parapets shall
a. Be utilized to conceal flat roofs and screen any roof-mounted
mechanical equipment from the public right-of-way and adjacent
properties.
b. Match the building’s primary fagade exterior colors and materials.

D. Massing and Articulation. Residential projects shall comply with the following
massing and articulation standards:

1. Blank walls (facades without doors or windows) shall be fifty (50) feet or less in
length. Blank walls of any length shall include the use of at least one of the
following treatments:

a. Utilize at least two (2) different materials.

b. Utilize at least two (2) different paint colors.

c. Incorporate offsets. Offsets shall vary in depth and/or direction of at least
twelve (12) inches, or be a repeated pattern of offsets, recesses, or
projections of similar depth along the length of the wall.

d. Install landscaping that covers twenty-five (25) percent of the wall within
ten (10) years.

2. Buildings shall have massing breaks (offsets, recesses, or projections) at least
every fifty (50) feet along street frontage through the use of varying setbacks,
building entries and recesses, or structural bays. Offsets, recesses, or
projections shall vary in depth and/or direction of at least twelve (12) inches
and a minimum width of four (4) feet.

3. Buildings three or more stories shall distinguish the first story from the upper
stories by using a minimum of two (2) architectural details (e.g., arches,
awnings, transom windows, columns, cornices, lintels, moldings, trellises) for
every fifty (50) feet of the first story front elevation.

4. Mixed-use buildings three or more stories shall provide a first story elevation
that is distinctive from the upper stories through a material change, change in
color, or use of different architectural details such as reveals, course lines,
decorative cornice, columns, etc.
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5. The first floor of a mixed-use project within fifty (50) feet of the street frontage
shall be taller than the floors above, with a minimum plate height of ten (10)
feet.

6. Buildings three or more stories shall step-back the building mass a minimum of
five (5) feet for fifty (50) percent of the building facade above the second story.

7. Every residential building shall incorporate two (2) or more of the following
building massing and articulation techniques:

a. Vary building height by at least two (2) feet over twenty (20) percent of
the main building (as viewed in plan view).

b. Vary the geometry or massing of the roof through changes in type,
height, pitch, or orientation.

c. Use offsets, recesses, (e.g., courtyards, entryways, alcoves, deep door
and window recesses) and projections (e.g., stairs, towers, balconies,
cantilevers, dormers, bay windows, awnings) to create a sense of depth.

d. Provide a minimum two (2) foot roof eave on the front elevation. This
requirement does not apply to gable faces.

E. Common and Private Spaces. Residential projects shall comply with the following
common and private space standards:

1. Residential projects within the R-2, R-3, and R-4 zones shall have a minimum
of sixty-five (65) square feet of private outdoor space per each unit or provide
a minimum of one hundred (100) square feet per unit to common space.
Common space is recreation space provided inside or outside a residential
building for the use of all the residents for recreation or social purposes and is
readily accessible by all the residents. To qualify as private open space, the
space must be private and directly accessible from the unit it serves and must
have a minimum dimension in every direction of six (6) feet. To qualify as
common space, individual spaces must have a minimum dimension in every
direction of ten (10) feet.

2. Residential projects within the O, C-N, C-T C-R, C-C, C-S, and M zones shall
provide a minimum of fifty (50) square feet per unit to common space. Common
space is recreation space provided inside or outside a residential building for
the use of all the residents for recreation or social purposes and is readily
accessible by all the residents. To qualify as common space, individual spaces
must have a minimum dimension in every direction of ten (10) feet.

F. Landscaping. Residential projects shall comply with the following landscape
standards:

1. The landscape design plan shall be consistent with Section 17.70.220 (Water-
efficient landscape standards), Section 12.38.090 (Landscaping standards),
and include the following information:
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a. Location, sizes, and species of all proposed groundcovers, shrubs, and
trees with corresponding symbols for each plant material showing their
specific locations on plans.

b. The location and description (e.g., colors, materials, etc.) of all
hardscapes such as decks, patios, walkways or paths, artificial turf or
other pervious or non-pervious materials.

2. Allrequired front and street-facing side setbacks, except for areas used for exit,
entry, or common outdoor space shall be landscaped. All projects shall
landscape at least fifteen (15) percent of the project site.

3. Landscaping areas shall consist of a combination of living trees, groundcover,
shrubbery, turf, and related natural features such as rock, stone, or bark chips
to adequately cover all designated landscaping areas.

4. Landscaping shall be top-dressed with three (3) inches of mulch. Mulch shall
be maintained within planted areas and shall not migrate onto hard surfaces,
such as sidewalks, patios, and parking lots.

5. Any trees removed from the residential project site shall be replaced on site
with a 1:1 replanting. Required street trees may be counted as part of the
replacement plantings.

6. Native tree species with a trunk ten (10) inches or larger in diameter or a non-
native tree species (excluding blue gum eucalyptus (Eucalyptus globulus))
twenty (20) inches or larger in diameter or designated heritage trees (of any
size) shall be retained and cannot be removed unless they are an imminent
hazard to life or property or are dead, dying, diseased or damaged beyond
reclamation (see Section 12.24.030 for definitions of heritage tree, native tree,
and non-native tree). Diameter shall be measured as follows:

a. If the tree is growing on flat ground, the diameter is measured 4.5 feet
from the ground.

b. If the tree is growing on a slope, the diameter is measured 4.5 feet above
the point halfway between the upper and lower side of the slope. (Figure
1)

c. If the tree is leaning, the diameter is measured 4.5 feet above the high
point of the trunk and perpendicular to the axis of the trunk. (Figure 2)

d. If branches of trees fork below 4.5 feet above the ground or are multi-
stemmed (branching at the ground) then each branch/stem diameter is
measured individually at 4.5 feet above the ground and summed
together for the total diameter. (Figure 3 & 4).
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Figure 2

Figure 3

Figure 4

17.69.030 — Downtown Building Design

A. Applicability. This section shall apply to eligible residential projects (described in
Section 17.69.010 above) within the Downtown Commercial (C-D) zone. In addition
to this section, mixed-use projects shall also comply with Section 17.70.130.D and

F through H (Mixed-Use Development).

B. Building Details. Residential projects shall comply with the following building detail

standards:

1. Buildings located within the Downtown (C-D zone) shall use high-quality
exterior materials chosen from the list below.

a.

Smooth or sand finished stucco
b. Cut stone
c. Rusticated block (cast stone)
d.
e
f.

Precast concrete

. Face-brick

Ceramic or porcelain tiles
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g. Fiber Cement board planks, panels, siding, board and bat, etc. (e.qg.,
Hardi plank, Hardi panel)

h. Wood plastic composite siding (e.g., Resysta products)

i. Wood siding

J.  Metal paneling

k. Corten steel paneling

2. The following exterior finish materials and architectural elements are
prohibited:
a. Mirrored glass and heavily tinted glass
b. Windows with false divisions (i.e., a window where the glass continues
uninterrupted behind a surface mounted mullion, interior mounted
mullions (enclosed in glass), etc.)
Vinyl and aluminum siding
Rough “Spanish lace” stucco finish
Plywood siding (T 1-11)
Corrugated sheet metal
Corrugated fiberglass
Split face concrete block
Exposed concrete block without integral color
Exposed, untreated precision block walls
k. False fronts
I. Loading bays facing a street
m. Exposed roof drains and downspouts

SQ@ ™o a0
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3. New buildings shall use the same colors, materials, and detailing throughout
all elevations. Street facing and the most visible elevations may use more
detailed elevations, but colors and materials shall be the same on all elevations.

4. Veneers shall turn corners and terminate into the inside corner of the building
or be finished and not expose edges so that finish materials do not appear “thin”
or artificial, as in the example of “brick” veneer applied to a single building face
so that it is obviously only ¥z -inch thick when viewed from the side.

5. Trim surrounds shall be provided at all exterior window and door openings. In-
lieu of exterior window trim, windows can be recessed from wall plane by a
minimum of two (2) inches.

6. Barrel-shaped awnings shall be used over arched windows or doorways and
square or rectangular awnings shall be used on square or rectangular windows
and doorways.

7. Awnings shall not be internally illuminated, shall be at least four (4) feet wide,
and awnings on a single building face shall use the same awning design and
color on each building floor.
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8. Permanent, fixed security grates or grilles in front of windows are prohibited.
Any necessary security grilles shall be placed inside, behind the window display
area.

9. Storefronts shall be framed by support piers and lintels.
10. Storefronts shall be primarily made of eighty (80) percent or more of clear glass.
11.Doorways shall be recessed.

12. Storefront windows shall use clear glass and sit above a base, commonly called
a “bulkhead,” of eighteen (18) to thirty-six (36) inches in height. Bulkheads shall
be designed as prominent and visible elements of the building facade and shall
include the use of one or more of the following materials: ornamental glazed
tile in deep rich hues, either plain or with patterns; dark or light marble panels;
or pre-cast concrete.

13. Service access to the building for loading and maintenance functions shall not
exceed twenty (20) percent of the project frontage on any facing street.

14.Where windows are proposed within ten (10) feet of another building, the
windows shall be offset horizontally at least 12 inches (edge to edge) or use
clearstory windows, glass block or non-operable opaque windows so as not to
have a direct line-of sight into adjacent units.

C. Roof Designs. Residential projects shall comply with the following roof design
standards:

1. Roof lines shall be varied to break up the mass of the building. A building with
a roofline longer than fifty (50) feet shall incorporate changes in roof heights of
at least one (1) vertical elevation change of at least two (2) feet.

2. Overhanging eaves shall extend twelve (12) inches or more past the supporting
walls. This does not apply to gable faces.

3. Steeply pitched (45 degrees or more) mansard roofs are prohibited.

4. Roof-mounted equipment shall not be visible from the public right of way and
integrated within the architecture of the building.

5. The termination of a parapet shall not be visible from the public right of way or
adjacent property. The parapet shall wrap around the entire roof, return at least
eight (8) feet around corners, or die into an adjacent, taller wall.
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6. Cornices and parapets shall:

a. Be utilized to conceal flat roofs and screen any roof-mounted
mechanical equipment from the public right-of-way and adjacent
properties.

b. Match the building’s primary fagade exterior colors and materials.

7. Rooflines shall be vertically articulated at least every fifty (50) feet along the
street frontage, using two of the following architectural elements: parapets,
varying cornices, reveals, clerestory windows, or varying roof height and/or
form.

D. Massing and Articulation. Residential projects shall comply with the following
massing and articulation standards:

1. Buildings shall be designed to reduce apparent mass by dividing facades into
a series of smaller components. Components shall be distinguished from one
another through two (2) or more of the following:

a. Variations in the geometry or massing of the roof or variations in roof
height of two (2) feet or more.

b. Changes in wall plane of one (1) foot or more.

c. Changes in texture, material, or surface colors.

d. Provide a minimum two (2) foot eave on the front elevation. This
requirement does not apply to gable faces.

2. Buildings shall have massing breaks (offsets, recesses, or projections) at least
every fifty (50) feet along street frontage through the use of varying setbacks,
building entries and recesses, or structural bays. Offsets, recesses, or
projections shall vary in depth and/or direction of at least twelve (12) inches
and a minimum width of four (4) feet.

3. The first floor of a mixed-use project within fifty (50) feet of the street frontage
shall be taller than the floors above, with a minimum plate height of ten (10)
feet.

4. Buildings shall include horizontal lines that match established horizontal lines
of adjacent buildings.

5. Buildings in the downtown shall provide 80% of the building facade located at
the back of the sidewalk unless space between the building and sidewalk is a
part of a pedestrian feature such as plazas, courtyards, or outdoor eating areas.

17.69.040 — Additional Design Details

A. Applicability. This section shall apply to eligible residential projects in all zones,
including the Downtown Commercial (C-D) zone.
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B. Parking Areas. Residential projects shall comply with the following parking
standards:

1. Parking areas shall be designed consistent with Chapter 12.38 (Parking and
Driveway standards).

2. When parking lots are proposed along street frontages, they shall be screened
by a wall, fence, hedge or raised planter. The chosen screening material shall
be a minimum height of three (3) feet and consistent with Section 17.70.070
(Fence, Walls, and Hedges). A fence or wall shall include a minimum three-
foot-wide landscaped area between the wall or fence and the street or sidewalk.
The hedge and planter shall have a planting area width of three (3) feet.
Screening provided near a driveway shall have a maximum height of 2.5 feet
and screening at roadway intersections shall comply with Section 17.70.210
(Vision Clearance Triangle at Intersections).

3. Parking lots shall be planted with shade trees. A minimum of one twenty-four
(24) inch box specimen tree, shall be required for every ten (10) parking
spaces, or portion thereof, planted in structural soil, and shall be located
uniformly throughout the parking area, excluding parking areas covered by
solar panels. Tree species shall include any of the following:

Acer rubrum (Red Maple)

Ginkgo biloba (‘Fairmont’ Ginkgo)

Platanus racemosa (California Sycamore)

Platanus x acerifolia (London Plane)

Platanus occidentalis (American Sycamore)

Quercus agrifolia (Coast Live Oak)

Tilia cordata (Littleleaf Linden)

Ulmus parvifolia (‘Drake’ Chinese EIm)

Ulmus americana (American Elm)

Zelkova serrata (Zelkova ‘Green Vase’)

S@moo0oTy
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C. Bicycle Parking Areas. Residential projects shall comply with the following bicycle
parking standards:

1. Long term bicycle parking spaces shall be enclosed, lockable, and located
within the residential building on the first floor unless the building includes
elevator access to the upper floors.

2. Long term bicycle parking spaces shall provide a minimum of one (1) outlet
and an additional outlet per ten (10) bicycle parking spaces for charging
electric bicycles.

3. Long term bicycle parking racks shall be designed to allow the user to lock
the bicycle to the rack and keep at least one bicycle wheel on the ground or
provide a means for the user to roll the bicycle onto a rack and lift it up to a
second level (example: the Two-Tier Double Docker Bike Rack by Ground
Control Systems).
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D. Pedestrian Access. Residential projects shall comply with the following pedestrian
access standards:

1. A system of pedestrian walkways shall connect all buildings on a site to each
other, to onsite automobile and bicycle parking areas, and to any onsite open
space areas or pedestrian amenities.

2. An onsite walkway shall connect the principal building entry or entries to a
public sidewalk on each street frontage.

E. Lighting. Residential projects shall comply with the following lighting standards:

1. Project exterior and parking lot lighting shall comply with Section 17.70.100
(Lighting and Night Sky Preservation).

F. Fencing. Residential projects shall comply with the following fencing standards:

1. Any proposed fencing shall be consistent with Section 17.70.070 (Fence,
Walls, and Hedges).

2. Chain link fencing is not allowed.

G. Trash Enclosure Design. Residential projects shall comply with the following trash
enclosure design standards:

1. Trash enclosures shall accommodate for three (3) waste streams: trash,
recycling, and organics and shall be designed consistent with Section
17.70.200.

2. Trash enclosures shall be designed to include accent materials and colors that
match the main residential building(s).

3. Designs of trash enclosures shall comply with the City’s engineering standards.

H. Miscellaneous. Residential projects shall comply with the following miscellaneous
standards:

1. All mechanical and electrical equipment shall be located internally within the
proposed buildings. If equipment cannot be located internally due to code
requirements, it shall be screened using a combination of at least two of the
following: paint color, landscaping, fencing, or walls consistent with other City
standards.

2. Any required backflow preventer and double-check assembly shall be located
inside the building within twenty (20) feet of the front property line. Where this
is not possible, due to code requirements, the backflow preventer and double-
check assembly shall be located in the street yard and screened using a
combination of at least two of the following: paint color, landscaping, fencing or
walls consistent with other City standards.
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3. Fire Department equipment required to be accessible by an exterior door shall
be integrated into the exterior building design by using the same materials and
colors.

SECTION 5. Severability. If any section, subsection, sentence, clause, or phrase
of this Ordinance is for any reason held to be invalid or unconstitutional by a decision of
any court of any competent jurisdiction, such decision shall not affect the validity of the
remaining portions of this Ordinance. The City Council hereby declares that it would have
passed this Ordinance, and each and every section, subsection, sentence, clause, or
phrase not declared invalid or unconstitutional without regard to whether any portion of
the Ordinance would be subsequently declared invalid or unconstitutional.

SECTION 6. A summary of this ordinance, together with the names of Council
members voting for and against, shall be published at least five (5) days prior to its final
passage, in The Tribune, a newspaper published and circulated in this City. This
ordinance shall go into effect at the expiration of thirty (30) days after its final passage.

INTRODUCED on the day of 2021, AND FINALLY ADOPTED
by the Council of the City of San Luis Obispo on the day of 2021,
on the following vote:

AYES:
NOES:
ABSENT:

Mayor

ATTEST:

Teresa Purrington, City Clerk

APPROVED AS TO FORM:

J. Christine Dietrick, City Attorney

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the official seal of the
City of San Luis Obispo, California, on

Teresa Purrington, City Clerk
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