
TO:        JAMES L. APP, CITY MANAGER 
 
FROM:     ED GALLAGHER, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT: BEECHWOOD AREA SPECIFIC PLAN: ILLUSTRATIVE SITE PLAN 
 
DATE:       OCTOBER 29, 2013 
 
 
Needs: For the City Council to conduct a public workshop regarding design principles to be 

incorporated into the overall site design for the Beechwood Area. 
 
Facts: 1. In November 2012, the property owners filed an application to amend the General Plan to 

increase the density from 674 units to 1,011 units, a 50% increase.  

2. On April 16, 2013, the City Council adopted Resolution 13-057 (Attachment 2), which 
encouraged property owners to submit specific plans or specific plan amendments and to 
prepare accompanying general plan amendments and environmental assessments.  

3. On August 15, 2013, the owners of property in the Beechwood Area submitted a conceptual 
site plan for development of this 238 acre area.  This plan proposes 1,011 residential units, 
mixed-use areas along Creston Road, and a variety of parks/open space areas. A reduced 
copy of the conceptual plan and the accompanying transmittal letter is attached 
(Attachment 1). 

4. The owners are seeking confirmation from the City Council that their conceptual design 
is acceptable prior to incurring additional expense to prepare a more-detailed specific 
plan.  

5. Attachment 3 is a list of design principles based on policies and actions contained in the 
General Plan, Economic Strategy, and Gateway Plan. 

6. At its meeting of October 8, 2013, the Planning Commission reviewed the conceptual plan 
and made recommendations to the City Council as noted in Attachment 4. 

7. On October 18, 2013, Studio 81, consultants to the property owners, submitted a 
conceptual site plan that responds to many of the Planning Commission’s 
recommendations. The revised conceptual site plan is Attachment 5. 

8. The purpose of this workshop is to provide the applicants with direction for incorporation 
into the specific plan to be prepared. This direction will not grant or guarantee pre-
approval for proposed land uses and densities. The applicants must prepare a draft specific 
plan for future review by Planning Commission, City Council, and the public at public 
hearings. The City Council will have the options of approving or denying the draft 
specific plan.  The Council may also direct that the applicants make changes to the draft 
specific plan prior to its approval. 

9. An Environmental Impact Report (EIR) and a Water Supply Assessment (WSA) will be 
prepared for the draft specific plan. These reports will analyze the impacts associated with 
the proposed development. The conclusions of these reports will inform the future 
decisions of the City Council regarding approval or denial of the draft specific plan. 
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Analysis & 
Conclusion: The issue to be addressed in the public workshops is the degree to which the specific plan is 

consistent with City policies and whether the plan is acceptable as designed or whether it 
should be modified before proceeding to prepare a more-detailed specific plan.  

 
In December 2011, City staff met with the property owners and suggested a set of design 
parameters that focused on the following principles: 

 
Providing interconnected streets instead of cul-de-sacs. 

Orienting those homes situated along major exterior streets (e.g. Meadowlark Road and 
Beechwood Drive) to front those streets, rather than turning their backs on them. The 
purposes for this principle include increasing neighborhood safety by “putting eyes (of 
residents) on the street” and avoiding the creation of an aesthetically-inferior “canyon 
effect” with streets walled off on both sides (particularly one that would be ¾ mile long in 
the case of Meadowlark Road). Additionally, units that face a street attract on-street 
parking for guests and residents, which is effective in slowing traffic. 

Placing garages behind the front of homes, which could be accessed either via driveways 
to the street or via alleys.  The purpose for this principle is to improve the streetscape by 
allowing it to be dominated by yards rather than by garages and parked vehicles. This, in 
turn, makes the street a better environment for walking and observing (“eyes on”) the 
street and makes the neighborhood safer. 

Providing narrower streets (than elsewhere in the City) to reduce paving and traffic 
speeds. (Note: The City recently adopted reduced width street standards.) 

Providing shorter blocks, and/or mid-block pedestrian/bicycle paths in areas with large 
lots and blocks. 

Providing a mix of housing types and densities. 

Providing bicycle and pedestrian paths. 

Providing neighborhood centers (which could be parks) that are designed to encourage 
pedestrians and bicycles and provide for neighborhood gathering places. 

 
The conceptual site plan submitted on August 15 accomplishes the following of these 
principles: 
 

Streets are laid out in a grid/looped pattern; there is only one cul-de-sac, which 
extends onto a knoll. 

A variety of housing types and densities are provided. 

A variety of parks/open space areas are provided, which could be the venue for 
neighborhood centers. 

Pedestrian and bike paths are provided. 
 

However, the conceptual site plan includes the following features that conflict with some of 
the above principles, making the neighborhood less walkable and safe, and would contribute 
to more traffic congestion: 
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Several blocks are considerably longer than 600 feet.  This conflicts with Circulation 
Element Policy. It offers fewer options to motorists, funneling traffic into a limited 
number of intersections, which become “choke points” where congestion could occur. 
It also tends to discourage walking as an alternative mode of transportation (as 
opposed to recreational walking) as the paths between destinations are longer.   

In response to Planning Commission recommendations, the revised site plan provides 
a new connector street that breaks up a long block in the southeast portion of the site. 
It also provides two mid-block pedestrian paths to break up long blocks in the central 
northeast portion of the site. 

The revised site plan improves connectivity.  However, a closer fit to the principles 
listed above might add two additional street connections to Meadowlark Road, 
connect the “dead end” street stub in the southeast portion of the site to Airport Road, 
and add a pedestrian path between the two neighborhoods in the southwest portion 
of the site. 

Lots along Meadowlark Road, Beechwood Drive, Airport Road, and the East-West 
Central Drive back up to these streets; walls and/or fences would line those streets. 
This would leave those streetscapes “unsupervised”, less safe and less-inviting to 
pedestrians, particularly school children walking to Peterson School. It would also 
contribute to higher vehicular speeds along those streets, as there would be no on-
street parking to help calm the traffic.  Additionally, these streets would not be as 
attractive or inviting as would a neighborhood with homes facing the street. 

The Planning Commission recommended that, along Beechwood Drive south from 
Silver Oak Drive, homes mirror the frontage treatment on the west side of 
Beechwood, which includes homes fronting and siding onto that street.  The 
Commission recommended that homes could back up to Airport Road and the East-
West Central Street if parkways are widened. The Commission recommended that 
homes may back up to Meadowlark Road and Beechwood Drive north of Silver Oak 
Drive (across from Virginia Peterson School) provided that walls/fences are 
constructed of decorative materials, have undulating recessed sections and/or 
columns, and substantial landscaping. 

The revised site plan proposes that four lots front on to Beechwood Drive between 
Silver Oak Drive and the East-West Central Drive. However, lots south of the East-
West Central Drive do not mirror the frontage treatment on the west side of 
Beechwood Drive, but rather turn their backs to it.  Landscaped parkways along the 
streets listed above have been widened. 

Another option that would allow homes to front onto Meadowlark Road and 
Beechwood Drive, north of Silver Oak Drive would be to design the project to place 
small-lot single family homes or townhouses at 8-12 units per acre along these streets. 
Such units could front those streets and have their parking in garages or carports 
located in the rear and accessed from an interior double-loaded drive. Tentative Tract 
2887 (The Cove), which consists of 51 small lot single family homes to be developed 
on the southwest corner of River Oaks Drive and Experimental Station Road, is an 
example of this type of development.  This type of design would include on-street 
parking that would calm traffic on these streets. Additionally, it would place “eyes on 
the street” and avoid the “tunnel” effect of streets bordered by walls/fences on both 
sides.  This option was not presented to or discussed by the Planning Commission. 
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The conceptual site plan is insufficiently-detailed to determine if garages would be 
placed in rear yards or behind the front of the homes.  A large-scale site plan (such as 
that provided) alone is insufficient. Typical lot plot plans are an important 
supplemental detail to demonstrate how lots can be developed to achieve this. 

At the Planning Commission workshop, the applicants’ consultant showed slides of 
alternative methods of providing “garage mitigation” and indicated that the specific 
plan would include these features. 

 
Multi-Family Densities and Site Areas 
 
The Housing and Land Use Elements presently designate 10 acres of land in the Beechwood 
Area for multi-family housing at 20 units per acre (RMF-20). This designation was assigned in 
the 2003 General Plan as part of the City’s requirement under the Regional Housing Needs 
Allocation (RHNA) Plan to provide sufficient sites for low and very low income households.  
The RHNA for the upcoming 2014 Housing Element has a substantially-reduced allocation for 
low and very low income households, and the City could consider reducing the acreage to be 
designated RMF-20. 
 
The conceptual site plan showed three sites to be designated RMF-20 that appeared to be 
about a 0.5 – 1.0 acre in area in the northern half of the site. Those sites were surrounded by 
single family residential areas.  In response to Planning Commission recommendation, the 
revised site plan eliminates these three small areas and replaces them with single family 
homes.   
 
It should be noted that the General Plan presently designates 10 acres of land for Residential, 
Multi-Family, 20 units per acre (RMF-20).  The purpose of that amount of RMF-20 land was to 
help the City meet its share of the Regional Housing Need Allocation (RHNA) for lower 
income households.  (State law considers 20 units per acre as the minimum density capable of 
providing affordable market-rate housing to lower income households.) The revised site plan 
would reduce the amount of RMF-20 below 10 acres to about 7 acres. 
 
Since adoption of the General Plan in 2003, the City’s RHNA allocation for lower income 
households has decreased from 1,094 units to 200 units.  Without a lowering of the amount of 
RMF-20 designated land in the Beechwood Area, the City presently enough acres of land 
designated for RMF-20 to accommodate 780 units. 
 
Should the Council wish to reduce the acreage of land designated RMF-20, it must amend 
both the Land Use and Housing Elements.  The applicants have applied for an amendment of 
the General Plan to allow the increased overall density. The Housing Element is presently 
being updated to meet the State’s requirement that it be adopted in 2014, and could include a 
proposal to reduce the amount of RMF-20 land. 
 
Overall Density 
 
The original conceptual site plan proposed 1,011 dwelling units, which was a 50% increase 
over the 674 units presently allowed by the General Plan.  However, on June 5, 2007, the 
Council had authorized study of environmental impacts associated with a 50% density 
increase as part of an Environmental Impact Report (EIR) for the Beechwood Specific Plan. 

10-29-13 CC Agenda Item 1  Page 4 of 15



 
The Planning Commission recommended that final density be based on demonstration that 
the plan included all of their suggestions and provided sufficient grading detail to support their 
proposal for 5,000 sq ft or smaller lots.  The revised site plan proposes 963 units.  However, the 
grading detail is still forthcoming. 
 
Parks and Open Space Areas 
 
The conceptual site plan shows several small parks and open space areas distributed 
throughout the planning area. However, the conceptual plan contains no details about the 
proposed development of these areas.  At the Planning Commission’s October 8 workshop, 
Studio 81 showed slides of landscaped parks and parkways with amenities such as benches and 
play areas. 

The Planning Commission recommended that parks and open space areas should supplement 
proposed trails and informal play areas with basic amenities to such as playgrounds, 
picnic/barbecue areas, and benches and that consideration should be given to combining 
detention basins/LID areas with ballfields, even if informal in nature. Most commissioners 
were not in favor of considering community centers or restrooms due to maintenance issues, 
the nature of multiple owners, and HOA complications.   

The City’s ability to maintain parks and open space is limited by budgetary constraints. These 
areas should be owned and maintained by a homeowners association. 
 

Reference: Land Use Element, Circulation Element, Housing Element, Economic Strategy, Gateway Plan 
 
Fiscal  
Impacts: None yet.  A fiscal impact analysis will need to be prepared for the Draft Specific Plan. 
 
Options: a. Consider the issues raised in this report and give direction to the property owners, via minute 

action, regarding those design principles to be incorporated into the Beechwood Area Specific 
Plan. 

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

 
Attachments: 
 
1. Conceptual Plan and Transmittal Letter 
2. Resolution 13-057 
3. Design Principles 
4. Planning Commission Recommendations on the Conceptual Plan 
5. Revised Conceptual Site Plan Submitted October 18, 2013 
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CC Resolution No. 13-057   Page 1 of 2

RESOLUTION NO. 13-057 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF EL PASO DE ROBLES 
UPDATING AND SUPERSEDING RESOLUTION 09-055 REGARDING PROVIDING DIRECTION AND 

PROCESSING PRIORITIES FOR VARIOUS SPECIFIC PLANNING EFFORTS 
 
 

WHEREAS, at its meeting of May 5, 2009, the City Council adopted Resolution 09-055 to set priorities for allocation of 
staff time to process development and amendment of specific plans; and 
 
WHEREAS, Resolution 09-055 provided that, henceforth, property owners were to be responsible for all costs related 
to the processing of specific plans; and 
 
WHEREAS, the City’s General Plan has established population planning threshold of 44,000 persons, based on the 
available capacities of the water system, wastewater treatment system, transportation systems, and environmental 
resources; and 
 
WHEREAS, the City’s General Plan calls for establishing Specific Plans on the Chandler Ranch, Olsen Ranch, and 
Beechwood Area and provides density targets that are within the City’s buildout population planning threshold of 44,000 
residents; and 
 
WHEREAS, the City is processing or has received applications for the following specific plans: Chandler Ranch, Olsen 
Ranch, Beechwood Area, and an amendment of the Borkey Area specific Plan to accommodate an expansion of the 
River Oaks development; and 
 
WHEREAS, in 2012, the inventory of vacant land for residential development that is ready for subdivision and 
development is substantially limited to the referenced specific plan areas; and 
 
WHEREAS, via General Plan Amendment 2012-02, the Land Use Element adopted a 5.0% vacancy rate and an updated 
average population per household ratio (2.66) that collectively raised the number of dwelling units that could be built 
within the 44,000 population planning threshold by 594 units over the 16,818 units shown in Table LU-3 of the Land 
Use Element to 17,412 units, as amended by General Plan Amendment 2012-02; and 
 
WHEREAS, the additional 594 units have not been assigned, via the Land Use Map, to any properties; and 
 
WHEREAS, property owners within each of the above-referenced specific plan areas have submitted written requests 
for assignment of a portion of the additional 594 dwelling units in a manner that the collective requests exceed 594 
dwelling units; and 
 
WHEREAS, the City’s Economic Strategy, adopted in 2006, calls for the following measures for development of 
residential neighborhoods: 
 

Encourage community development in live/work, mixed use, and compact, pedestrian oriented forms to 
accommodate all income levels and lifestyles; 
Increase labor force residents in the City; 
Create streetscapes, pathways, and public spaces of beauty, interest, and functional benefit to pedestrians; 
Preserve energy and natural resources; and 

 
WHEREAS, at its meeting of November 16, 2004, the City Council directed that the Olsen Ranch and Beechwood Area 
Specific Plans be combined into a single specific plan; at that time, the City had been advancing public funds to prepare 
specific plans; and 
 
WHEREAS, with the adoption of Resolution 09-055, the requirement to prepare a single specific plan for the Olsen 
Ranch and Beechwood Area has proven to be a hindrance to the development of either area; the General Plan does not 
mandate that these two areas be addressed by a single specific plan; and 
 
WHEREAS, at its meeting of June 5, 2007, the City Council directed that the Environmental Impact Report for the 
combined Olsen Ranch/Beechwood Area Specific Plan may study alternative land development patterns with density 
bonuses of 15, 30, and 50 percent; 
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  Neighborhood Design Principles ATTACHMENT 3

Neighborhood Design Objectives: 

Encourage the development of walkable neighborhoods; 

Provide a street grid that offers several paths for vehicles so as to avoid congestion at choke points; and 

Facilitate use of alternative modes of transportation (pedestrian, bicycles, transit); 

Provide central places to gather. These may be in parks or plazas in commercial areas. 
 
Design Principles 
 
These principles are rooted in policies contained in the Land Use, Circulation, and Housing Elements of the 
General Plan and in the Economic Strategy. The overall goal is to use some of the best features of the City’s historic 
West Side. Major principles include: 
 

Streets are laid out in a grid pattern, preferably without cul-de-sacs; 

Blocks are relatively short (300 to 600 feet) to encourage walking; 

Entrances to houses and other buildings face the street, preferably with porches or stoops, which make 
front yards a sort of “outdoor living room” that fosters interaction with neighbors and enhances public 
safety, by placing “eyes on the street”; 

Architectural styles promote safe, walkable neighborhoods; 

Residential front yards are relatively shallow (e.g. 10 - 15 feet); 

Living spaces within homes are oriented toward the street (rather than having bedrooms up front unless 
they are on second floors); 

Parking is placed behind houses and other buildings; access to parking is via alleys and/or driveways to 
rear parking; 

Neighborhoods have a center, a gathering place, which could be a park or commercial center with a plaza; 

Within each neighborhood, a variety of housing types and densities are provided; 

Pedestrian and bike paths are provided through neighborhoods and connect to regional paths; 

Transit stops are provided. 
 
City policies that call for these principles include: 
 

Develop neighborhoods and planning areas using compact urban forms that foster connectivity, 
walkability, alternative transportation modes with: 

a. Attractive streetscapes, 
b. A pedestrian friendly setting, 
c. Coordinated site design, architecture, and amenities, 
d. Adequate public and private spaces; and, 
e. A recognizable and high quality design aesthetic.  (Land Use Element Policy LU-2D) 

 
Establish safe pedestrian and bicycle paths, for children and their parents to schools and other major 
destinations such as downtown, retail and job centers. (Circulation Element, Policy CE-1A) 

 
Transportation improvements shall improve accessibility and promote physical activity.  (Circulation 
Element, Policy CE-1A, Action Item 19) 
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  Neighborhood Design Principles 

To the extent practical, new residential streets shall provide a grid roadway system with block lengths of 
300 - 600 feet. Cul-de-sac streets shall be discouraged. Street widths shall be no greater than as needed to 
accommodate emergency service vehicles.  Design standards compatible with traditional neighborhood 
shall be developed.  (Circulation Element Policy CE-1B, Action Item 1) 

 
Require new specific plans for undeveloped areas (Chandler Ranch, Olsen Ranch, Beechwood Area, and 
any to follow) to provide a balance of housing opportunities (types and densities) for all income groups.  
(Housing Element Policy HE-1.2, Action Item 7) 

 
Require new specific plans for undeveloped areas (Chandler Ranch, Olsen Ranch, Beechwood Area, and 
any to follow) to incorporate land use and circulation patterns that use compact urban forms that foster 
connectivity, walkability, and alternative transportation modes.  (Housing Element Policy HE-6.2, Action 
Item 22) 

 
Encourage community development in live/work, mixed use, and compact, pedestrian oriented forms to 
accommodate all income levels and lifestyles. Economic Strategy – Place 

 
Planning for the Olsen Ranch / Beechwood area should adhere to the T2, T3, and T4 (i.e., TND) design 
standards contained in this document. (Gateway Plan, Creston Road Gateway) 
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ATTACHMENT 4

Planning Commission Recommendation on Beechwood Specific Plan 10/08/13 

1 
 

Commissioners discussed the project and formulated the following recommendations to the City Council 
for principles to be incorporated into the design of the project. 

1. Block Length: Break up larger blocks with more connector streets and/or pedestrian paths to link the 
central park area with the outer reaches of the planning area, particularly in the southeast and 
northeast portions of the site. Add a connector street in the southeast portion between the multi-family 
and single family areas to facilitate connectivity to the commercial area. Some of these paths will run 
between homes and could cause some units/lots to be “lost”.  7-0 in favor. 

2. Meadowlark Road Frontage:  Homes should back up to Meadowlark Road with a decorative block 
wall or decorative fencing, to be enhanced with columns or “step in/out” jogs and a Charolais Road-
style parkway with substantial landscaping.  6-1 in favor.

3. Beechwood Drive Frontage:  Homes south of Silver Oak Drive should attempt to mirror the pattern 
on the east side of the street with some homes fronting onto the street and others siding onto the 
street. Homes north of Silver Oak Drive and opposite Virginia Peterson School should back up to 
Beechwood Drive with a decorative block wall or decorative fencing, to be enhanced with columns or 
“step in/out” jogs and Charolais Road-style parkway with substantial landscaping across from the 
school to encourage a more pedestrian friendly (kids walking to school) environment.  Additionally, 
the park shown on the DeLuca property should be relocated to the corner of Beechwood Drive and 
the East-West Central Drive.  7-0 in favor. 

4. Airport Road Frontage:  Single family homes should back up to Airport Road with a decorative block 
wall or decorative fencing, to be enhanced with columns or “step in/out” jogs and a Charolais Road-
style parkway.  Multi-family complexes in the southeast portion of the site should be arranged so that 
units face Airport Road. 7-0 in favor. 

5. Creston Road Frontage:  Single family homes should back up to Creston Road with decorative block 
wall or decorative fencing, to be enhanced with columns or “step in/out” jogs and a Charolais Road-
style parkway.  Multi-family residential and commercial should face Creston Road. 7-0 in favor. 

6. East-West Central Drive: Single family homes may back up to and side-on to this road with 
decorative block wall or decorative fencing, to be enhanced with columns or “step in/out” jogs, but 
the parkway should be widened, especially near the estate homes (on the cul-de-sac) and on the west 
end on the De Luca property to make the linear parks more-usable.  6-1 in favor. 

7. Residential Multi-Family, 20 Units per Acre: 
a. The three small areas (0.5 – 1.0 acre) north of the East-West Central Drive) should be eliminated. 

7-0 in favor. 
b. With the decrease in the Regional Housing Need Allocation for low and very low income units 

(from in 1,094 units in 2001 to 200 units in 2012), the amount of RMF-20 land should be 
decreased from the present 200 unit requirement for the Beechwood Specific Plan Area via the 
upcoming Housing Element update and the general plan amendment for this project.  Staff will 
prepare options for reductions.  

Commissioner Gregory excused himself from the meeting.
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ATTACHMENT 4

Planning Commission Recommendation on Beechwood Specific Plan 10/08/13 

2 
 

8. Parks and Open Space:  The parks and open space areas should supplement proposed trails and 
informal play areas with basic amenities to such as playgrounds, picnic/barbecue areas, and benches. 
Consideration should be given to combining detention basins/LID areas with ballfields, even if 
informal in nature.  6-0 in favor.  

Note: Although one Commissioner recommended more amenities for the project (e.g., 
community center, sports fields, etc.), other Commissioners were not in favor of considering
community centers or restrooms due to maintenance issues, the nature of multiple owners, and 
HOA complications.   

9. Density: Commissioners advised the applicants to consider the changes described above and 
incorporate those recommendations that would result an improved project. The applicants were also 
asked to be prepared to defend the use of 5,000 sq ft lots for the following reasons: 
a. Existing Topographical and grading challenges;  
b. Surrounding neighborhoods have lot sizes of 7000 – 8000 sq ft; 
c. Lot sizes capable of accommodating a SF home, garage and open space thereby resulting in a 

“Best Use of Land”, well-planned subdivision that “works”.  5-1 in favor. 
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ATTACHMENT 5
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