
 

TO:  James L. App, City Manager 
 
FROM: Robert A. Lata, Community Development Director 
 
SUBJECT: Appeal of Planning Commission Approval of Amendment to Planned 

Development PD 02-003, East Village Associates, LLC) 
 
DATE: September 7, 2004 
_______________________________________________________________________________ 
 
Needs:  For the City Council to consider an appeal of Planning Commission approval to amend 

PD 02-003.  The Amendment is an application filed by Newlin Hastings on behalf of 
East Village Associates, LLC, to modify the existing median to allow for southbound 
left turn access from Creston Road into and out of the East Village Shopping Center.  

 
Facts:  1. Attached is a copy of the July 6, 2004 City Council meeting staff report (less the 

attachments). The report includes relevant background data. The site is located 
on the northeast corner of Creston Road and Sherwood Road (see attached 
vicinity map). 

   
2. Since July 6, 2004, the City Council ad hoc committee (Council members 

Finigan and Nemeth) met twice, including a meeting with the property 
owners and their representatives.    

 
3. The outcome of the ad hoc Committee and the property owners meeting can 

be summarized as follows: 
 

a. The ad hoc Committee consensus was to support the future 
combined signalized access between the East Village 
Shopping Center and the generally undeveloped 10 acre 
Multi-Family Residential designated property to the north, 
with provisions for signalization to be installed when traffic 
warrants are established.  

 
b. At the same time the Committee indicated support for 

increased access to the property in the form of allowing more 
turns from Creston Road southbound (left-in at both the 
northerly drive and the main drive).  

 
c. The Committee also supported, on a temporary basis until (a) 

the combined drive along the northerly property line is 
developed or (b) until there becomes a significant problem 
with traffic safety, that the City allow a single lane of left hand 
turns out from the northerly driveway in the vicinity of where 
the joint driveway is to be constructed. This would allow 
trucks and passenger vehicles to turn southbound on Creston 
Road on an interim basis.  

 



d. The Committee did not support left-hand turns out 
(southbound on Creston Road) from the main shopping 
center entrance, now or in the future. 

 
e. The shopping center would be expected to pay for median 

modifications at this time, and also to commit to pay its share 
of the future traffic signal at the access point along the 
northerly property line. A traffic analysis would be prepared 
for the property to the north at the time of development and 
they would be required to participate with the shopping 
center in designing, paying for and constructing a combined 
access road / drive, with provisions for signalization as soon 
as it is warranted. 

 
4. Based on feedback from Newlin Hastings after the ad hoc Committee 

meeting, the shopping center owners may wish to propose that the combined 
access drive be located somewhat northward onto the adjacent property in 
order to avoid impacting utilities that are now placed in the northwest corner 
of the shopping center property. In this context, they are requesting to defer 
preparing a design for the signalized intersection until there are development 
plans filed for the property to the north. 

Analysis 
 and 
Conclusions: Through the efforts of the ad hoc Committee and the property owner of the East 

Village Shopping Center it would appear that there is agreement to create a future 
combined signalized point of access for both the shopping center and the 10 acre 
property to the north.  

 
  The future combined access drive / roadway would anticipate the demand for left-

hand turning motions onto Creston Road and minimize the number of curb cuts 
along the east side of Creston Road.   

 
  As proposed by Mr. Hastings, their traffic engineer would design a median with a 

temporary exit allowing left-hand turns from the northern curb cut and the owners 
of the shopping center (East Village Associates, LLC) would enter into a written 
agreement to cooperate in the shared access to Creston Road with APN 009-571-010 
at the time of its development and simultaneously give up a separate southbound exit 
from their northern curb cut.  

 
  In order to insure that there is a clear understanding of commitments, it would be 

recommended that an agreement be structured by the City Attorney. The agreement 
would be between the City and East Village Associates, LLC, and would commit 
East Village Associates to participate in the construction of an access drive/ road 
that would serve both the East Village Shopping Center and the currently vacant 10 
acre property to the north at such time as the vacant property to the north develops 
and the City establishes a joint access drive/road requirement on that development. 
The agreement would include a requirement that both parties would pay 
proportionate shares of the cost of a traffic signal at that location at such time as 



warrants justify its installation, and that the proportionate shares between the East 
Village Shopping Center and the property to the north would be based on a traffic 
study to be prepared at the time of development of the property to the north. The 
precise design and location of the joint access drive / road would be determined at 
the time of development of the northerly property.  

  
Policy 
Reference: Paso Robles General Plan Circulation Element 
  City Standard Details and Specifications 
 
Fiscal 
Impact: As proposed, the City Attorney would structure an agreement that would insure that 

the shopping center and the property to the north would bear the financial burden of 
installing a combined access point, including traffic signalization.  

 
Options:    

a. Adopt Resolution No. 04-xx approving an amendment to Planned Development 
02-003 Amendment, requiring an Agreement in a form to be approved by the 
City Attorney that would commit East Village Associates, LLC to cooperate with 
the design and installation of a combined access point, including but not limited 
to providing traffic signalization in a manner subject to approval of the City 
Engineer, at the time of development of the 10-acre property to the north. As an 
interim measure, the existing northerly driveway may be utilized for both right 
and left hand turns onto Creston Road until such time as the combined access 
drive is constructed or the City Engineer determines that there is a sufficient 
safety concern to preclude left-hand (southbound) turns onto Creston Road. 
Southbound / left-hand turns out of the shopping center would be permanently 
precluded from the main entrance on Creston Road. Southbound left-hand turns 
into the shopping center along Creston Road would be permitted at both the 
northern and center / main entrances until such time as the City Engineer 
concludes that there are sufficient safety concerns to close off one or both left-
hand turning movements.  

 
b. Amend, modify, or reject the above option.  

 
  
Attachments: (6) 

1. Staff Report from July 6, 2004 
2. Vicinity Map 
3. Existing Median 
4. Median Modification Plan  
5. City Standard Arterial Drawing A-1 
6. Mail Notice Newspaper and Affidavits 
7. Draft Resolution to approve Amendment (Option A) 
       























RESOLUTION NO. 04- 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PASO ROBLES 
APPROVING THE APPEAL OF AN AMENDMENT TO PLANNED DEVELOPMENT 02-003  

(EAST VILLAGE SHOPPING CENTER, LLC – APN 009-571-020) 
  
 
WHEREAS, Planned Development PD 02-003 was filed by East Village Shopping Center, LLC to 
develop a 52,400-square foot Food 4 Less grocery store, an 18,400-square foot Drug Store, and 20,000 
square feet of other retail uses, including fuel sales and an accessory car wash on a 9-acre site at the 
northeast corner of Sherwood and Creston Roads; and 
 
WHEREAS, PD 02-003 was approved by the Planning Commission at their meeting of August 13, 2002; 
and 
 
WHEREAS, Creston Road is designated as an arterial street in the Circulation element of the General 
Plan and improvements to Creston Road were required as a condition of approval PD 02-003; and   
 
WHEREAS, City Arterial Standard A-1 includes the provision for a landscape median in the center of 
the roadway and as such the median installed with the project precludes access to and from southbound 
Creston Road; and 
 
WHEREAS, an amendment to Planned Development 02-003 has been filed by Newlin Hastings on 
behalf of East Village Shopping Center LLC to provide left-turn access to and from southbound Creston 
Road to the East Village Shopping Center, and 
 
WHEREAS, at its April 27, 2004, meeting, the Planning Commission held a duly noticed public hearing to 
consider the Amendment to PD 02-003; and 
 
WHEREAS, based upon the facts and analysis presented in the staff report and the attachments thereto, 
the public testimony received, and subject to the Conditions of Approval listed below, the Planning 
Commission approved the amendment to PD 02-003 based upon the following findings: 
 
1. The proposed amendment of the Planned Development is consistent with the goals and policies 

established by the General Plan. 
 
2. The proposed amendment of the Planned Development is consistent with the Zoning 

Ordinance. 
 
3. The proposed amendment of the Planned Development will be consistent with all other adopted 

codes, policies, standards, and plans of the city. 
 
4. The proposed amendment of the Planned Development will not be detrimental to the health, 

safety, morals, comfort, convenience, and general welfare of the persons residing or working in 
the neighborhood, or be injurious or detrimental to property and improvements in the 
neighborhood or to the general welfare of the City. 

 
5. The proposed amendment to the Planned Development accommodates the aesthetic quality of 

the City as a whole. 
 
6. The proposed amendment to the Planned Development is compatible with, and is not 

detrimental to, surrounding land uses and improvements, provides appropriate visual 
appearance, and contributes to the mitigation of environmental and social impacts. 



7. The proposed amendment to the Planned Development contributes to the orderly development 
of the City as a whole; and 

 
WHEREAS, on May 10, 2004, the City Manager filed a letter specifically appealing Planning Commission 
Condition No. 1 of the Amendment to the Planned Development which states: 
 

“1.   This Planned Development Amendment application will amend Site Specific Condition No. 16 
to allow modification to the median in Creston Road to allow ingress and egress from both existing 
driveways for the East Village Shopping Center to southbound Creston Road”; and 
 

WHEREAS, the modification to the median in Creston Road to allow access to and from southbound 
Creston Road into the East Village Shopping Center will likely negatively affect the long-term operational 
efficiency of Creston Road. 
 
NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of El Paso de Robles does 
hereby approve the appeal of the Planning Commission approval of the Amendment to PD 02-003 such 
that the Amendment to PD 02-003 shall be subject to the following conditions: 
 

1. This Planned Development Amendment will amend Site Specific Condition No. 16, as 
adopted by the Planning Commission at their meeting of August 13, 2002, to allow 
temporary modification to the median in Creston Road to allow ingress and egress into the 
East Village Shopping Center from southbound Creston Road from the northerly site 
driveway until such time that the City Engineer determines that the ingress and egress is 
detrimental to the operational efficiency of Creston Road.  The temporary modification may 
also allow southbound Creston Road ingress to the site at the main entrance. 

 
2. Prior to the construction of the modification to the Creston Road median, the applicant shall 

enter into an agreement, as approved by the City Attorney and the City Council, formally 
stating the conditions of the temporary status of approval of the left turn access to Creston 
Road and to obligate the applicant to cooperate with the design and installation of a 
combined access point, including but not limited to providing traffic signalization in a 
manner subject to approval of the City Engineer, with the development of the 10 acre 
property to the north (APN 009-571-010).  A constructive notice shall be recorded against 
all parcels in the East Village Shopping Center notifying the owners of the limited access 
agreement. All tenants in the Center shall be party to the agreement, as well. 

 
 
PASSED AND ADOPTED by the City Council of the City of Paso Robles this 7th day of September 
2004 by the following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  
   
 Frank R. Mecham, Mayor    
ATTEST: 
 
 
____________________________________ 
Sharilyn M. Ryan, Deputy City Clerk 




