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CCity Council Agenda Report

From: Darren Nash, Associate Planner and Susan DeCarli, City Planner

Subject: Zoning Code Amendment 17-001, Planned Development 17-003, 
and Conditional Use Permit 17-007: Paso Market Place Mixed Use Specialty Retail 
1803 Spring Street / APNs 008-234-007, -008, and -009
Applicant – Deborah Longo
A request to amended the Uptown / Town Center Specific Plan to conditional allow specialty 
retail in the T-3F zone and develop “Paso Market Place” a 16,597 sf mixed-use development 
project consisting of a restaurant, specialty retail and six second-floor residential units.

Date: June 20, 2016 

Facts

1. The project site is located at 1803 Spring Street. See Vicinity Map, Attachment 1.

2. Request to establish and operate a 16,597 sf mixed-use development project.  The project
includes a restaurant, specialty retail and residential uses, as follows:

Building A – Restaurant
Building B – Retail and Residence
Building C – Retail
Building D – Retail, café, bar
Building E – Bar, retail and residence

3. The site is currently vacant (except for an existing historic building).  The last use of the site was
Hometown Nursery, which moved to another location several years ago and subsequently closed.

4. The proposed specialty retail land use is not permitted in the T3-Flex district, however, it is
permitted on property located one block south of the site on the east side of Spring Street.  Given
this precedence and the proposed low-scale development pattern of the project, and the low-
intensity uses proposed, the applicant has requested a zoning code amendment to allow specialty
retail use with approval of a Conditional Use Permit on Spring Street in the T3-Flex zone.

5. In accordance with the City’s Historic Resources Survey, there is an existing historic structure at the
southeast corner of the property.  The project proposes to rehabilitate exterior materials that have
deteriorated over time with the same type of exterior siding, windows and other appurtenances in
keeping with the existing historic architectural theme and consistent with the Secretary of the
Interior’s Standards for Rehabilitation with the intention to repurpose this building for a restaurant
(Building A).  A breezeway is proposed to connect this structure on the west side of the building to
a separate kitchen building designed to complement the historic theme and integrity of the historic
building.

6. The project also includes a proposal for four new separate buildings connected together with three
breezeways between buildings.  Buildings B and E are proposed to include residential units on the
second story of the two 2-story buildings.  Both Building B and E would include three small
residential units, with three 1-bedroom units in Building B, and one 1-bedroom and two 2-bedroom
units in Building E.

7. The architectural theme of the new buildings integrate rural, agrarian design themes with minimal
ornamentation, but with contemporary use of glazing, metal roofing, and natural wood siding.  The
new buildings are intended to complement the existing historic farmhouse-style building on the site,
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and regional agrarian themes and are consistent with the “Flex Shed” form type and “Warehouse 
Industrial” architectural type of the Uptown / Town Center Specific Plan. 

8. There are two modifications that are necessary to allow for the development as proposed:

(a.) The new buildings are proposed to be set deep into the property, and would exceed the 
building placement “build-to” (setback) maximum of 20 feet.  The applicant’s Site Plan 
proposes to set buildings up to 75 feet deep from the front property line.  The proposed 
building placements helps to maintain the existing healthy oak trees and provides outdoor use 
areas that would be inviting to pedestrians.  Since building placement on the site is a 
development standard, modification to it would require approval of an exception 
modification to the provisions of the Uptown/Town Center Specific Plan. 

(b.) In order to provide a wide enough drive isle to access the parking lot located at the corner of 
18th Street and the alley, it is necessary to reduce the required 12-foot setback from 18th street 
to the beginning of the parking lot. Reducing the setback from 12 feet to 4 feet would allow 
for a 26-foot wide drive isle. When taking in consideration the 5-foot landscape area between 
the back of sidewalk and the property line, along with the 4-feet on site, there would be a 9-
foot landscape area between the back of sidewalk and the parking lot.

These modifications would need to be approved by the City Council, upon recommendation of 
the Planning Commission.  This may be permitted if specific “findings” can be made  under 
Section 5.1. D.4 of the Uptown/Town Center Specific Plan.  These findings include, “In the 
event that compliance with the provisions of this Code can be demonstrated to be physically 
infeasible for any reasonable type of development within any of the zones described in this 
chapter, the Planning Commission may, subject to development plan review, approve modified 
development standards upon a finding that the modified standards will not create a physical 
hazard or negative visual impact when viewed from a street or neighboring property.”

9. The proposed new buildings would be architecturally classified as “flex-shed” design.  The 
building type of “flex-shed” is also not a listed building typology in the T3-Flex district.  Building 
types in the T3-F district are limited to only residential or live/work building types.  The flex-shed 
building type provides for a more commercial design form and lends to the agrarian building 
form proposed.  There is a range of building types in the near vicinity, including various types of 
commercial and residential developments.  The flex-shed buildings proposed are similar in height, 
mass and scale to surrounding development.  The Zoning Code amendment request includes 
adding flex-shed to the list of building types that may be permitted on Spring Street in this 
district.

10. The project requires thirty-five (35) parking spaces for the development.  Parking is proposed to 
the rear of the property off the existing 20-foot wide alley.  Mechanical equipment and garbage 
enclosures are also proposed at the rear of buildings along the alley.  The site is designed with 
outdoor open space landscaping and patio areas surrounding the buildings, where guests can walk 
around and/or sit outside.  The 1,150 sf outdoor patio area near Building E is programed as an 
outdoor seating area, and is calculated into the parking requirements for the project.  The open 
space area also includes a children’s play area.  The buildings and outdoor areas are 
interconnected by a network of smooth, informal, decomposed granite walkways.  Bike racks are 
also included on the site plan for bicycle parking.  

11. There are three existing oak trees located on the property near the front of the site adjacent to 
Spring Street.  One of the trees is dead/diseased and has already been approved for removal by 
the City.  The other two oak trees are proposed to remain and be integrated into the site design.  
The site incorporates native landscape materials, and a small amount of turf.

12. Since the existing project site includes four separate parcels, prior to issuance of building permits, 
the applicant will need to record a Lot Merger to combine the properties into one parcel.
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13. Pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA) 
and the City’s Procedures for Implementing CEQA, an Initial Study and Mitigated Negative 
Declaration (MND) was prepared and circulated for public review and comment.  

14. On May 23, 2017 the Planning Commission on a 5-0 vote, recommended that the City Council
approve the Mitigated Negative Declaration, Zone Change, Conditional Use Permit and 
Development Plan. The Commission requested that the applicant address some concerns related 
to parking and architecture

Options  

1. Approve the Mitigated Negative Declaration, Uptown / Town Center Specific Plan Zoning Code 
Amendment, Planned Development, and Conditional Use Permit; 

2. Refer the project back to staff and or the Planning Commission for additional analysis and/or 
modifications to the proposed project;

3. Deny the zone change and or project, based on specific findings; 

Analysis and Conclusions

Project Summary
The proposed mixed use development plan includes up to 16,597sf of mixed-use development, including 
the existing building on the corner of Spring and 18th Streets.  The project includes six, second-floor 
residences, a couple restaurants, specialty retail shops, a lounge, and outdoor patio space.  The project 
would meet the intent of the General Plan and Uptown/Town Center Specific Plan – Midtown Area, by 
providing flexible uses that preserve the existing low-scale character, while allowing for a diverse mix of 
uses.  The proposed code amendments to allow specialty retail and the flex-shed building type would be 
compatible with surrounding development patterns and uses in the vicinity.

Site Design Issues
The project integrates a creative use of building forms, materials and building placement on the site in a 
park-like setting that preserves the healthy oak trees and takes advantage of the shade and ambiance the 
trees provide.  The uses include small residential units on the second floor of Buildings B & E, retail, 
restaurant and bar/lounge.  Conditions of approval are proposed to manage truck deliveries, noise, and 
lighting.  

The project is conditioned to install new sidewalks with street trees and decorative downtown lighting on 
Spring St, 18th St., and 19th St.  The alleyway will be reconstructed as part of the project.  The site design 
incorporates low-impact development landscape features to help manage stormwater runoff in compliance 
with local and State requirements.  The Planning Commission requested that the project install diagonal 
parking on 18th and 19th Streets. The project site plan has been revised to show the diagonal parking. See 
Attachment 2.

  The on-site parking requirements are based on the square footage of non-residential land uses (e.g. 1 space 
per 400 sf of building + outdoor patio) and the residential units (e.g. 1 space per unit).  The project is 
proposed to use the Shared Parking provisions of the Uptown/Town Center Specific Plan, Section 5.7.2 
G, that allows the residential component to share use of the commercial parking spaces, for a total of 35 
spaces required.  The site plan incorporates the use of fourteen tandem parking spaces for efficient use of 
the site, which is permitted in the Uptown/Town Center Specific Plan.  

  With the Planning Commission’s recommendation to the City Council for project approval, the 
Commission indicated that there were some concerns with the following parking areas on the site plan:
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- The fourteen tandem parking spaces. The Commission had concern of how the tandem parking 
would be managed between the retail, restaurant and residential uses;

- The ten space parking lot located off the alley at 18th Street. The isle width of this lot does not 
comply with the 24-foot width required for two way isles. A modification to reduce the parking 
lot setback along 18th Street has been added to allow for additional isle width;

- Requested the addition of angled parking on 18th and 19th Streets;
- Requested that parallel parking spaces be shown on Spring Street.

  The applicants have provided a plan that attempted to address the above parking concerns. While some of 
the issues have been addressed, not all of them have been completed. Conditions of approval have been 
included in the PD & CUP resolution that requires the plans to be modified to comply with the proper 
parking specifications. See Site Plan, Attachment 2, notes are shown on the site plan indicating the areas 
that need to be modified.

Architecture and Appearance
The architectural theme of the new buildings integrate rural, agrarian design themes with minimal 
ornamentation, but with contemporary use of glazing, metal roofing, and natural wood siding.  The new 
buildings are intended to complement the existing historic farmhouse-style building on the site, and the 
regional agrarian themes are consistent with the “Flex Shed” form type and “Warehouse Industrial” 
architectural type of the Uptown / Town Center Specific Plan.. 

Neighborhood Compatibility
The project is oriented toward Spring Street which helps buffer active use areas away from the existing 
residences on the west side of the rear alley.  

CEQA issues
As discussed in the project Mitigated Negative Declaration/Initial Study (MND), in accordance with the 
City’s Historic Preservation Survey, the existing building on the corner Spring and 18th Streets is an historic 
resource under the California Environmental Quality Act.  

Modifications to the building, including attaching the breezeway to the proposed kitchen building, will 
require approval of a Certificate of Appropriateness.  A mitigation measure in the Mitigation Monitoring and 
Reporting Program included with MND and a Condition of Approval has been included in the Planned 
Development Resolution, in Attachment 5, that requires approval of the Certificate of Appropriateness prior 
to issuance of building permits for modifications to the structure.  This will ensure that the building 
alterations are consistent with the Secretary of the Interior Standards for historic resources.  The applicant 
will follow up with this application subsequent to approval of the overall development project. 

General Plan / Uptown/Town Center Specific Plan Consistency
The project is consistent with the Mixed-Use General Plan, Land Use Designation.  It would also be 
consistent with the Uptown/Town Center Specific Plan, with proposed modifications to allow specialty 
retail on Spring Street and Flex-Shed building types in the T3-Flex district.

Options

Option 1 would allow for redevelopment of an infill property on the west side of the City that has been 
vacant for several years, and provide an attractive mix of land uses and architectural design that would 
improve property values, provide tax revenue and local employment and housing opportunities. 

Option 2 would provide an opportunity to consider additional conditions or project modification that may 
help the project be compatible with surrounding development or improve the project.

Option 3.  The City Council would need to make specific findings of denial.  It does not appear denial 
findings would be warranted in this case.
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Fiscal Impact

There are no negative fiscal impacts to the City associated with approval of this application for a Zoning 
Amendment, Planned Development and Conditional Use Permit.  Redevelopment of this property would 
increase property values, increase sales tax, and be an economic benefit to the Community.

Recommendation

The Planning Commission is recommending the City Council approve the project by taking the following 
actions: 

a) Approve Resolution A, to certify the Negative Declaration
b) Introduce for first reading by title only, Ordinance A, approving Zoning Code Amendment 17-

001
c) Approve Resolution B, approving Planned Development 17-003 and Conditional Use Permit 17-

007, allowing the mixed-use development, subject to standard and site specific conditions of 
approval, and noted modifications to the parking areas as noted on the Site Plan.

Attachments

1. Vicinity Map 
2. Site Plan
3. Elevations
4. Draft Resolution A: MND 
5. Ordinance A - Zoning Code Amendment
6. Draft Resolution B: Planned Development and Conditional Use Permit
7. Mitigated Negative Declaration/Initial Study
8. Mail and Newspaper Affidavits
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Reduce setback
from 12' to 4' to
provide for two way
drive in parking
area. Provide site
wall and landscape
screening.

Setback backflow
device into on-site
landscape area.

Tandem spaces for
employees and
residences only.



Representative: 
Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 10Paso Robles Market

Roofi ng 
Standing seam metal 
Finish: Grey

Exterior Siding
T&G
Finish: Cedar, clear stain

Exterior Siding
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Finish: Powder-coated Aluminum, white
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Black Metal
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Attachment 4
Draft Resolution A

DRAFT RESOLUTION 17-xxx

A RESOLUTION OF THE CITY COUNCIL 
OF THE CITY OF PASO ROBLES

ADOPTING A MITIGATED NEGATIVE DECLARATION AND 
MITIGATION MONITORING AND REPORTING PROGRAM  

FOR THE PASO MARKET PLACE  
(ZONE CHANGE 17-001, PLANNED DEVELOMENT 17-003,

AND CONDITIONAL USE PERMIT 17-007) 
1803 SPRING STREET, APN: 008-234-007, 008 & 009

APPLICANT – DEBORAH LONGO

WHEREAS, McShane Murane of Project M+, on behalf of Deborah Longo, has submitted applications for the 
Paso Market Place project for PD 17-003 and CUP 17-007 to construct and operate a 16,597 sf mixed-use 
development project, including a restaurant, specialty retail and residential uses; and

WHEREAS, the project is proposed to be located on the site at 1803 Spring Street, the block between 18th and 19th

Streets, on the west side of Spring Street; and

WHEREAS, in conjunction with the PD & CUP a request is being made to amend the Uptown Town Centre 
Specific Plan to allow for specialty retail uses and allow for the Flex Shed building type in the T3-F zoning district; 
and

WHEREAS, on May 23, 2017 the Planning Commission on a 5-0 vote, recommended that the City Council 
approve the Mitigated Negative Declaration, Zone Change, Conditional Use Permit and Development Plan; and

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), Public 
Resources Code, Section 21000, et seq., and the City’s Procedures for Implementing CEQA, an Initial Study and a 
Draft Mitigated Negative Declaration (MND) was prepared and circulated for a 20-day public review period
beginning on May 18, 2017 through June 6, 2017.  No public comments were received on the MND prior to the 
Planning Commission meeting, a copy of the Draft MND/Initial Study is included in Exhibit A (Attachment 4 of 
the project staff report) of this Resolution, and it is on file at the Paso Robles Community Development 
Department; and

WHEREAS, mitigation measures have been incorporated into the MND and will be imposed on the project 
through the City’s adoption of a Mitigation Monitoring and Reporting Program (MMRP) in compliance with CEQA 
Guideline 15074(d).  These mitigation measures are imposed on the project to address potential environmental 
effects from: cultural resources. With the implementation of this mitigation, all potential environmental effects will 
be reduced to a less than significant level.  These mitigation measures are provided in Exhibit B, “Mitigation 
Monitoring and Reporting Program” attached to this Resolution; and

WHEREAS, mitigation measures set forth in the MMRP are specific and enforceable.  The MMRP adequately 
describes implementation procedures, monitoring responsibility, reporting actions, compliance schedule, and 
verification of compliance in order to ensure that the Project complies with the adopted mitigation measures; and

WHEREAS, the mitigation measures contained in the MMRP will also be imposed as enforceable conditions of 
approval; and

WHEREAS, the applicant has executed a Mitigation Agreement whereby the applicant has agreed to incorporate all 
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Attachment 4
Draft Resolution A

of the mitigation measures listed in Exhibit B into the project.  A copy of the executed Mitigation Agreement is on 
file in the Community Development Department; and

WHEREAS, public notice of the proposed Draft MND was posted as required by Section 21092 of the Public 
Resources Code; and

WHEREAS, a public hearing was conducted by the Planning Commission on May 23, 2017 to consider the Initial 
Study and the draft MND prepared for the proposed project, and to accept public testimony on the Planned
Development, Conditional Use Permit, Vesting Tentative Tract Map, Oak Tree Removal, and environmental 
determination, at the close of this public hearing, the Planning Commission recommended adoption of the MND and 
approval of the proposed project to the City Council; and 

WHEREAS, based on the information and analysis contained in the Initial Study prepared for this project and 
testimony received as a result of the public notice, the City Council finds that there is no substantial evidence 
supporting a fair argument that there would be a significant impact on the environment with mitigation measures 
imposed on the project; and

WHEREAS, pursuant to CEQA the City Council has independently reviewed the Initial Study, the Mitigated 
Negative Declaration, and all comments received regarding the Mitigated Negative Declaration, and based on the 
whole record before it finds that the Mitigated Negative Declaration was prepared in compliance with CEQA and 
the CEQA Guidelines, that there is no substantial evidence that the Project will have a significant effect on the 
environment with the incorporation of mitigation, and the Mitigated Negative Declaration reflects the independent 
judgment and analysis of the City Council. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EL PASO DE ROBLES DOES 
HEREBY RESOLVE AS FOLLOWS:

Section 1. All of the above recitals are true and correct and incorporated herein by reference.

Section 2 - Findings: based upon the facts and analysis presented in the staff report, public testimony received, the 
City Council makes the following findings:

1. That based on its independent judgment and analysis, adopts the Mitigated Negative Declaration (Exhibit A)
for the Paso Market Place project and adopts a Mitigation Monitoring and Reporting Program (Exhibit B),
and imposes each mitigation measure as a condition of approval, in accordance with the Statutes and
Guidelines of the California Environmental Quality Act (CEQA) and the City’s Procedures for Implementing
CEQA.

Section 3 –City Council: the City Council of the City of El Paso de Robles does hereby certify the Draft Mitigated 
Negative Declaration as shown in Exhibit A:
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Attachment 4
Draft Resolution A

PASSED AND ADOPTED by the City Council of the City of El Paso de Robles this 20th day of June 2017 by the 
following vote:

AYES: 
NOES: 
ABSENT: 
ABSTAIN:

Steven W. Martin, Mayor
ATTEST:

Kristen L. Buxkemper, Deputy City Clerk

Exhibits:

A. Exhibit A – Mitigated Negative Declaration / Initial Study (refer to Attachment 7 of the Planning Commission 
staff report)

B. Exhibit B – Mitigation Monitoring and Reporting Program 
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Exhibit B
Mitigation Monitoring and Reporting Plan

Project File No./Name: ZC 17-001, PD 17-003, CUP 17-007 – Paso Market Place (1803 Spring Street) 
Approving Resolution No.:                  by:  Planning Commission  City Council Date: _________

The following environmental mitigation measures were either incorporated into the approved plans or were incorporated into the conditions of approval. Each and 
every mitigation measure listed below has been found by the approving body indicated above to lessen the level of environmental impact of the project to a level of 
non-significance. A completed and signed checklist for each mitigation measure indicates that it has been completed. 

Explanation of Headings: 

Type: ......................................................Project, ongoing, cumulative
Monitoring Department or Agency: ........Department or Agency responsible for monitoring a particular mitigation measure
Shown on Plans: ....................................When a mitigation measure is shown on the plans, this column will be initialed and dated.
Verified Implementation: ........................When a mitigation measure has been implemented, this column will be initialed and dated.
Remarks: ................................................Area for describing status of ongoing mitigation measure, or for other information.

Mitigation Measure Type
Monitoring 
Department 
or Agency

Shown on Plans Verified 
Implementation Timing/Remarks

C-1  In accordance with the City’s Historic Preservation 
Ordinance, the applicant shall obtain a Certificate of 
Appropriateness, approved by the City Council, prior to 
issuance of building permit(s) for exterior rehabilitation 
and breezeway and kitchen addition building for the 
existing historic building located 1803 Spring Street

Approval CDD City Council Resolution 
of approval for 
Certificate of 
Appropriateness

Prior to issuance of 
building permits for 
external rehabilitation 
and additions to 1803 
Spring Street. 

Explanation of Headings: 

Type: ......................................................Project, ongoing, cumulative
Monitoring Department or Agency: ........Department or Agency responsible for monitoring a particular mitigation measure
Shown on Plans: ....................................When a mitigation measure is shown on the plans, this column will be initialed and dated.
Verified Implementation: ........................When a mitigation measure has been implemented, this column will be initialed and dated.
Remarks: ................................................Area for describing status of ongoing mitigation measure, or for other information.
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Draft Ordinance A
Attachment 5 

Ordinance No. XXXX.N.S.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF EL PASO DE ROBLES
AMENDING THE UPTOWN TOWN CENTRE SPECIFIC PLAN REGARDING SPECIALTY 

RETAIL AND FLEX SHED BUILDINGS IN THE T3-F ZONE  

ZONE CHANGE 17-001 
(PASO MARKET PLACE – 1803 SPRING STREET)

WHEREAS, McShane Murane of M+, on behalf of Deborah Longo, has submitted applications for the Paso 
Market Place project for PD 17-003 and CUP 17-007 to construct and operate a 15,669 square feet mixed-
use development project, including a restaurant, specialty retail and residential uses; and

WHEREAS, the project is proposed to be located on the site at 1803 Spring Street; and

WHEREAS, in conjunction with the PD17-003 & CUP 17-007, Zone Change 17-001 has been filed 
requesting to amend the Uptown Town Centre Specific Plan to allow for specialty retail uses and allow for 
the Flex Shed building type in the T3-F zoning district; and

WHEREAS, on May 23, 2017 the Planning Commission on a 5-0 vote, recommended that the City Council 
approve the Mitigated Negative Declaration, Zone Change, Conditional Use Permit and Development Plan; 
and

WHEREAS, the City Council held a duly noticed public hearing on the proposed Zoning Ordinance 
amendment on June 20, 2017, where it considered the staff report and public testimony; and

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EL PASO DE ROBLES DOES 
HEREBY RESOLVE AS FOLLOWS:

Section 1. Recitals. The recitals set forth above are true and correct and are incorporated as though fully 
set forth herein.  

Section 2. Findings: based upon the facts and analysis presented in the staff report, public testimony 
received and subject to the conditions listed below, the City Council makes the following findings:

1. The proposed specific plan amendment is consistent with the goals and policies established by the 
General Plan, since the project would provide for expanded retail and infill development in the 
Downtown, and additional tourist-oriented development. 

2. The proposed specific plan amendment is consistent with goals and vision of the Uptown/Town 
Center Specific Plan since it would help preserve and augment Downtown's unique historical value 
while enhancing its economic vitality.

Section 3. Environmental Determination.  Pursuant to the Statutes and Guidelines of the California 
Environmental Quality Act (CEQA) and the City’s Procedures for Implementing CEQA, an Initial Study and 
Mitigated Negative Declaration (ND) was prepared and circulated for public review and comment.  Based on 
the information and analysis contained in the Initial Study (and comments and responses thereto), a 
determination has been made that the project may be approved with a Negative Declaration.  
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Draft Ordinance A
Attachment 5 

Section 4. Uptown / Town Center Specific Plan Amendment.  The Council hereby adopts the language 
attached hereto as Exhibit A, B and C and incorporated herein by reference amending Table 5.3-1, Section 
5.4.2.B and Table 5.1.1 are to be amended to the Uptown Town Centre Specific Plan to read in full as set 
forth in Exhibit A, Exhibit B, and Exhibit C, incorporated by this reference.

Section 5. Severability. If any section, subsection, sentence, clause, phrase, or portion of this ordinance 
is for any reason held invalid or unconstitutional, such decision shall not affect the validity of the remaining 
portions of this ordinance. 

Section 6.  Effective Date. This Ordinance shall be in full force and effect 30 days after its passage and 
adoption as provided by Government Code section 36397.

Section 7.  Publication. The City Clerk shall certify to the passage of this Ordinance by the City Council of 
the City of El Paso de Robles, California, and cause a summary to be published once within 15 days after its 
passage in a newspaper of general circulation, published and circulated in the City in accordance with 
Government Code section 36933. 

INTRODUCED at a regular meeting of the City Council held on June 20, 2017, for first reading by the City 
Council of the City of El Paso de Robles, and adopted on the ___ day of ______, 2017, by the following 
vote:

AYES:   
NOES: 
ABSENT:
ABSTAIN:
  

             
        Steven W. Martin, Mayor

Attest:

       
Kristen L. Buxkemper, Deputy City Clerk

Exhibit A Table 5.3-1 
Exhibit B Section 5.4.2.B
Exhibit C Table 5.1.1

Agenda Item No. 16 Page 234 CC Agenda 6-20-17



Prop
os

ed
 Amen

dm
en

t Z
C 17

-00
1

City of Paso Robles 
Uptown/Town Centre Specific Plan

5-11

Table 5.3-1 Allowed Land Uses and Permit Requirements 

Land Use Type PERMIT REQUIRED BY ZONE Specific Use 
Regulations 

T3-N T3-F T4-N T4-F T4-NC TC-1 TC-2 RC OS 

Offices for physicians, dentists, chiropractors, psychiatrists, 
including emergency/urgent care centers including outpatient 
services 

- P - P P P* P P - * Use allowed 
only on an upper
floor, or behind a
ground floor
street-fronting 
use.

Outdoor sales: parking lot sales and other promotional events 
where only on-site business are participating (7 days or less) 

- - - - P P P P - 

Outdoor sales: Parking lot sales and other promotional events 
where only on-site businesses are participating (if longer than 7 
days) 

- - - - TUP TUP TUP TUP - 

Parking facility, public or commercial - - - - - CUP CUP CUP - 

Personal and business support services: barber/beauty shops, nails 
& tanning salons, massage; laundries and dry cleaning (no on-site 
plants); laundromats, locksmiths; parcel services; printing, 
publishing, blueprinting, duplicating; tailor/dressmakers, 
alterations, shoe repair; etc. 

- - - P P P P P - 

Pet stores - - - - - - P P - 

Produce stand, winery, etc.; does not include Certified Farmers 
Markets)

- - - CUP* - - - P - * On Spring Street
Corridor only

Produce: Certified Farmers Markets - - - - - CUP CUP CUP - 

Restaurants: sit-down and walk-up only - P* - P P P P P - * On Spring Street
Corridor only

Restaurants: drive-through - - - - - - CUP* CUP - * Only in locations 
shown on Figure 
5.3-2, subject to 
special regulations. 
(Ordinance 1015) 

Retail Sales: clothing; beverage, drug stores; furniture, appliances, 
home furnishings specialized retail; antiques; artisans (does not 
include second-hand/ thrift stores) 

- - - P P P P P -
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5.4.2 T 3 Flex (T 3F) Zone

A. BUILDING FORM AND USE

Building Form Use
Small, detached residential;

small attached retail
Residential,

flexible

B. ALLOWED BUILDING TYPES AND HEIGHTS
The following building types and their particular
maximum height are allowed in the T 3F Zone subject
to compliance with all applicable requirements,
including the requirements for each building type.
Please see Chapter 5.5.1 for individual design
standards and definitions.

Building Type Maximum Height
(Stories/Feet)

See
Section

Single Dwelling 3 2 1 / 26 feet 5.5.1.E.1

Carriage House,
RYDs 4

2 2 / 26 feet 5.5.1.E.2

Duplex, Triplex 3 2 2 / 26 feet 5.5.1.E.3

Bungalow Court 2 2 / 26 feet 5.5.1.E.6

Rowhouse 2 2 / 26 feet 5.5.1.E.7

Live Work 2 2 / 26 feet 5.5.1.E.8

1 Maximum number of accessory units: 1 unit per property.
2 Attic space may be occupied and not count as a story. Occupiable

attic space shall not exceed 75% of the ground floor footprint
area.

3 These buildings may accommodate commercial and mixed uses,
subject to Table 5.3 1 (Allowable Uses and Permit Requirements).

4 RYDs are Rear Yard Dwellings and Rear Yard Duplexes.

C. BUILDING PLACEMENT
1. Principal Buildings. Each principal building shall be

located in compliance with the following setback
requirements.

Setback Minimum Maximum

Primary Street 15 feet 20 feet

Side Street 12 feet 15 feet

Side Yard 1 story 5 feet 12 feet

2 story 8 feet; 5 feet
for lots 50 feet

wide or less
Rear Yard 10 feet

2. Façade Plane. Street facing facades shall be built
parallel to the right of way.

3. Accessory Buildings: If permitted, each accessory
building shall be located in compliance with the
following setback requirements.

Setback Minimum Maximum

Primary Street 50 % of lot depth

Side Street 12 feet

Side Yard 1 story 5 feet

2 story 8 feet

Rear Yard 5 feet

Rear Yard Single Dwellings and Rear Yard Duplexes
shall be separated from the principal building by a
minimum distance of 10 feet. Carriage Houses may be
attached to the principal building per the provisions of
Section 5.5.1.A.

D. ENCROACHMENT INTO SETBACKS
1. Allowed encroachments into required setbacks shall

be limited as shown in the table and illustration
below.
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Table 5.1.1 – Building Types Standards by Zone

Building Type Lot Width
(min max) 1 2 Number of Stories

T 3N T 3F T 4N T 4F T 4NC TC 1 TC 2 RC

1. Carriage House/ Rear Yard Single Dwelling/Rear Yard Duplex 45’ – 75’ 2 2 2 2

2. Single Dwelling 40’ – 70’ 2 3 2 3 2 3 2 3

3. Duplex 50’ – 75’ 2 3 2 3 2 3 2 3 2 2

Triplex/Quadplex 50’ – 75’ 2 3 2 3

4. Villa 100’ – 200’ 2 3 2 3

5. Rosewalk 125’ – 200’ 2 3

6. Bungalow Court 100’ – 200’ 2 3 2 3 2 3 2 3

7. Rowhouse 14’ – 125’ 2 3 3 3 3 3 3 3 3

8. Tuck Under 14’ – 125’ 3 3 3 3 3 3

9. Live Work 14’ – 125’ 2 3 3 3 3 3 3 3 3 3

10. Courtyard Housing 125’ – 250’ 3 3 3 3 3 3

11. Stacked Dwellings 100’ – 200’ 3 3 3 4

12. Liner 170 – 350’ 3 4 4 4

13. Flex Block 125’ – 200’ 3 3 4 4 4

14. Flex Shed 40’ – 100’ 3 3 4 4 4

1
2
3

Not allowed
Measured along the front of the lot
Properties west of Vine Street and north of 21st Street are subject to the Hillside Development District (Chapter 21.14A of the Zoning Ordinance).
Attic space may not be occupied and not count as a story.
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Attachment 6 
Draft Resolution B 

DRAFT RESOLUTION 17-xxx 

A RESOLUTION OF THE CITY OF EL PASO DE ROBLES 
CITY COUNCIL APPROVING PLANNED DEVELOPMENT 17-003 

AND CONDITIONAL USE PERMIT 17-007  
FOR A SPECIALTY RETAIL DEVELOPMENT IN T3-F ZONE

(PASO MARKET PLACE – 1803 SPRING STREET)

WHEREAS, McShane Murane of M+, on behalf of Deborah Longo, has submitted applications for the Paso 
Market Place project for PD 17-003 and CUP 17-007 to construct and operate a 15,669 sf mixed-use 
development project, including a restaurant, specialty retail and residential uses; and 

WHEREAS, the project is proposed to be located on the site at 1803 Spring Street; and

WHEREAS, the existing historic residential structure located on the southeast corner of the site is proposed 
to remain and be re-purposed as a restaurant; and

WHEREAS, in accordance with the City’s Historic Preservation Ordinance, a condition of approval has been 
added to the project that requires the applicant to submit for a Certificate of Appropriateness, which will 
require that the City Council based on specific findings in the ordinance that all exterior work proposed for 
this building would be in keeping with the Secretary of the Interior’s Standards for Rehabilitation; and

WHEREAS, in conjunction with the PD & CUP a request is being made to amend the Uptown Town Centre 
Specific Plan to allow for specialty retail uses and allow for the Flex Shed building type in the T3-F zoning 
district; and

WHEREAS, in conjunction with the PD & CUP a request is being made to allow for modifications to 
development standards outlined in the Uptown Town Centre Specific Plan in the T3-F zoning district related 
to building placement and parking lot setbacks; and

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), 
and the City’s Procedures for Implementing CEQA, an Initial Study was prepared for the project; and

WHEREAS, based on the information and analysis contained in the Initial Study, staff determined that the 
proposed project as designed, and with appropriate mitigation measures added as conditions of approval, will 
not result in significant environmental impacts, and a Mitigated Negative Declaration was prepared and 
circulated for public review and comment in full compliance with CEQA; and 

WHEREAS, on May 23, 2017 the Planning Commission on a 5-0 vote, recommended that the City Council 
approve the Mitigated Negative Declaration, Zone Change, Conditional Use Permit and Development Plan; 
and

WHEREAS, a duly noticed public hearing was conducted by the City Council on June 20, 2017, on this 
project to accept public testimony on the Mitigated Negative Declaration and the proposed project; and

WHEREAS, a resolution was adopted by the City Council approving a Mitigated Negative Declaration status for 
this project, and a Mitigated Negative Declaration was prepared for the proposed Planned Development 
application in accordance with the California Environmental Quality Act; and
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NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EL PASO DE ROBLES DOES 
HEREBY RESOLVE AS FOLLOWS: 

Section 1. All of the above recitals are true and correct and incorporated herein by reference.

Section 2 - Findings: based upon the facts and analysis presented in the staff report, public testimony 
received and subject to the conditions listed below, the City Council makes the following findings:

1. The project is consistent with the goals and policies established by the General Plan, since the 
project would provide for expanded retail and infill development in the Downtown, and additional 
tourist-oriented development.

2. The project is consistent with and supports the intent of the Uptown/Town Center Specific Plan 
as amended since it would help preserve and augment Downtown's unique historical value while 
enhancing its economic vitality.

3. The project is a “conditional” use in the T-3F Zone in the Uptown/Town Center Specific Plan 
(UTCSP), and complies with all applicable development standards in the UTCSP and Zoning 
Ordinance.

4. The proposed modifications to the UTCSP related to building placement and parking lot setbacks 
are warranted since they would help protect the existing oak trees on site while maintain the 
required number of off-street parking spaces; and

5. The proposed development plan will not be detrimental to the health, safety, morals, comfort, 
convenience and general welfare of the residents and or businesses in the surrounding area, or be 
injurious or detrimental to property and improvements in the neighborhood or to the general welfare 
of the City; and

6. The proposed development plan accommodates the aesthetic quality of the City as a whole, 
especially where development will be visible from the gateways to the City, scenic corridors; and the 
public right-of-way; based on the residential scale of the project along with a use of a mixture of 
quality materials, and

7. The proposed development plan is compatible with, and is not detrimental to, surrounding land uses 
and improvements, provides an appropriate visual appearance, and contributes to the mitigation of 
any environmental and social impacts, since the mixed use project based on the proposed industrial 
style of architecture and preservation of the oak trees; and

8. The proposed development plan is compatible with existing scenic and environmental resources such 
as hillsides, oak trees, vistas, etc.; and

9. The proposed development plan contributes to the orderly development of the City as a whole; and

10. The proposed development plan as conditioned would meet the intent of the General Plan and 
Zoning Ordinance by providing flexible uses that preserve the existing residential character, while 
allowing for higher residential densities and a more diverse use mix; and
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Section 3. Planned Development Approval.  The City Council of the City of El Paso de Robles does 
hereby approve of Planned Development 17-003 and Conditional Use Permit 17-007, subject to the following 
conditions

1. Exhibit A-1: Project Specific Conditions of Approval, 
2. Exhibit A-2: Standard Conditions of Approval,
3. Exhibits B-R: Plans and Exhibits 

PASSED AND ADOPTED by the City Council of the City of El Paso de Robles this 20th day of June 2017 by 
the following vote:

AYES: 
NOES: 
ABSENT: 
ABSTAIN:

Steven W. Martin, Mayor
ATTEST:

Kristen L. Buxkemper, Deputy City Clerk

Exhibit A-1: Project Specific Conditions of Approval, 
Exhibit A-2: Standard Conditions of Approval,
Exhibits B-R: Plans and Exhibits
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Exhibit A-1: Conditions of Approval

Planning Division Conditions:

4. This project shall comply with the checked standard Conditions of Approval, attached hereto as 
Exhibit “A” and incorporated herein by reference.

NOTE:  In the event of conflict or duplication between standard and site-specific conditions, the 
site-specific condition shall supersede the standard condition.

5. The project shall be constructed in substantial conformance with the Conditions of Approval 
established by this Resolution and it shall be constructed in substantial conformance with the 
following Exhibits:

EXHIBITS  DESCRIPTION

A-2.  Standard Conditions of Approval (Refer to Ex. A of Reso. B – Tract Res.)
B.  Survey / Project Description
C.  Demo Plan  
D.  Site Plan
E.  Drainage Plan  
F.  Storm Water Plan
G.  Landscape Plan
H.  First Floor Plan
I.  Second Floor Plan
J.  Exterior Elev.
K  Ext. Elev. Area A
L  Ext. Elev. Area B
M  Ext. Elev. Area C
N  Ext. Elev. Area D
O  Ext. Elev. Area E
P  Site Sections
Q  Interior Rendering – Market
R  Arborist Report

6. PD 17-003 and CUP 17-007 is approved to establish a 16,597 sf mixed-use development project.  
The project includes restaurant, specialty retail, and residential uses, as follows:

Building A – Restaurant - 1,200 sf
Building B – Retail and 3 residences – 4,080 sf
Building C – Retail, café – 1,162 sf
Building D – Retail - 3,653 sf
Building E – Bar/outdoor seating, retail, 3 residences – 4,660 building sf, and 1,150 patio sf

The project shall be designed and constructed to be in substantial conformance with Exhibits A-R, 
listed above and approved with this resolution.  With the approval of PD 17-003, the following 
modifications from the development standards of the Uptown Town Centre Specific Plan are 
approved:
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(a.) Section 5.4.2.C.1 - Building Placement: allow the building to exceed the 20-foot maximum 
setback, to allow for buildings to be setback up to 75-feet away. (the increased setback helps 
protect the oak trees on site and allow for outdoor activity areas).

(b.) Section 5.4.2.F.1 – Parking Placement: allow for a reduced setback from 12-feet to 4-feet of 
landscaped setback between the property line along 18th Street and the parking lot. (the 4-feet 
along with the 5-foot landscaped area between the back of sidewalk and the property line will 
provide for a 9-foot landscape setback from the back of sidewalk to the parking lot.

7. Approval of this project is valid for a period of two (2) years from date of approval.  Unless 
construction permits have been issued and site work has begun, the approval of Planned 
Development 17-003 and Conditional Use Permit 17-007 shall expire on June 20, 2019. The 
Planning Commission may extend this expiration date if a Time Extension application has been filed 
with the City along with the fees before the expiration date.  

8. In the event that there is a use requested to be established in one of the buildings that is different 
from the uses listed above, as long as the use is listed as a permitted use in Table 5.5-1 of the Uptown 
Town Centre Specific Plan it may be established.

9. The site plan shall be modified to provide for a two-way, 26-foot wide drive into the parking lot area 
located at 18th Street and the alley. Plans to show enhanced parking lot screening shall be provided 
for review by the DRC prior to the issuance of a building permit. Screening would include 
landscaping and short decorative wall/fence.

10. The back flow prevention device located on the corner of 19th street and alley shall be set back out of 
the right of way in an area that can be thoroughly landscaped.

11. The tandem parking lot area shall be designed to be for employee and residential parking only. A full 
time parking attendant must be on duty during the times that the commercial businesses are open for 
business. Prior to the issuance of a building permit, a parking lot and signage plan shall be provided 
for review by the (DRC) that outlines the rules and signage for the tandem lot.

12. Prior to the issuance of a building permit, the Development Review Committee (DRC) shall review 
the following items to insure substantial compliance with the above listed Exhibits:

 Site Planning modifications indicated in Conditions 9, 10 above
 Final site details such as landscaping, decorative paving, benches, exterior lighting/shielding and 

any other site planning details
 Architectural elevations, including final materials, colors and details
 Equipment such as back flow devices, transformers, a/c condensers and appropriate screening 

methods for both views and noise
 Final grading and drainage plans
 Sign Program for the project

13. In accordance with the City’s Historic Preservation Ordinance, the applicant shall obtain a Certificate 
of Appropriateness, approved by the City Council, prior to issuance of building permit(s) for exterior 
rehabilitation and breezeway and kitchen addition building for the existing historic building located 
1803 Spring Street.

Agenda Item No. 16 Page 242 CC Agenda 6-20-17



14. Prior to the issuance of a grading permit, the Project Arborist shall provide an Oak Tree Preservation
plan outlining the preservations requirements for the project along with the monitoring schedule.
The Arborist preservation measures shall be provided for along with Arborist signature on the
Grading Plan.

15. Deliveries to and from the project from the alley, shall be limited to 7am to 7pm.

16. This CUP/PD does allow amplified music beyond background music within buildings through a
house music system or live music that is accessory to the business/use.

Engineering Division Conditions: 

17. A Stormwater Control Plan must be submitted with the grading plan for the project.

18. Details for screening the double check valve assembly on the fire line need to be provided, and shall
be located on the project site so that it is screened from view.

19. Curb, gutter, tree wells, curb extensions, and sidewalk on Spring St, 18th St. and 19th St. must be
reconstructed as determined by the City Engineer.  The sidewalk shall be scored with a uniform 5 ft.
x 5 ft. square pattern.

20. 18th and 19th street shall be striped for Diagonal parking along the project frontage as determined by
the City Engineer.  Spring Street striping shall be evaluated to determine if changes in striping
location is needed because of the curb extension.  Parking Tees shall be striped on Spring Street as
determined by the City Engineer.

21. Street trees with decorative grates (City Std. C-4) shall be placed in tree wells 40 feet on center on
Spring St, 18th St. and 19th St.  Street tree species shall be approved by the Community Service
Department and installed per City Std. L-3.

22. Decorative street lights on black fluted poles, owned and maintained by PG&E, shall be placed in 80
feet on center on Spring St, 18th St. and 19th St.  Street light standard to be approved by City
Engineer.

23. The alley fronting the project must be reconstructed as a paver block alley in conformance with
Standard Drawing A-8 and as determined by the City Engineer.
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(Adopted by Planning Commission Resolution _________)

EXHIBIT A-2   
CITY OF EL PASO DE ROBLES 

STANDARD DEVELOPMENT CONDITIONS

Planned Development 17-003 Conditional Use Permit 17-007

Tentative Parcel Map Tentative Tract Map

Approval Body: PC/CC Date of Approval: June 6, 2017

Applicant: Paso Market Place Location: 1803 Spring Street

APN: 008-234-007, 008, 009

The following conditions that have been checked are standard conditions of approval for the 
above referenced project.  The checked conditions shall be complied with in their entirety before 
the project can be finalized, unless otherwise specifically indicated.  In addition, there may be site 
specific conditions of approval that apply to this project in the resolution.

COMMUNITY DEVELOPMENT DEPARTMENT - The applicant shall contact the Community 
Development Department, (805) 237-3970, for compliance with the following conditions:

A. GENERAL CONDITIONS – PD/CUP: 

1. This project approval shall expire on June 20, 2019 unless a time extension 
request is filed with the Community Development Department, or a State 
mandated automatic time extension is applied prior to expiration.

2. The site shall be developed and maintained in accordance with the approved plans 
and unless specifically provided for through the Planned Development process 
shall not waive compliance with any sections of the Zoning Code, all other 
applicable City Ordinances, and applicable Specific Plans.

 3. To the extent allowable by law, Owner agrees to hold City harmless from costs 
and expenses, including attorney’s fees, incurred by City or held to be the liability 
of City in connection with City’s defense of its actions in any proceeding brought 
in any State or Federal court challenging the City’s actions with respect to the 
project. Owner understands and acknowledges that City is under no obligation to 
defend any legal actions challenging the City’s actions with respect to the 
project.
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(Adopted by Planning Commission Resolution _________)

 4. Any site specific condition imposed by the Planning Commission in approving this 
project (Conditional Use Permit) may be modified or eliminated, or new 
conditions may be added, provided that the Planning Commission shall first 
conduct a public hearing in the same manner as required for the approval of this 
project.  No such modification shall be made unless the Commission finds that 
such modification is necessary to protect the public interest and/or neighboring 
properties, or, in the case of deletion of an existing condition, that such action is 
necessary to permit reasonable operation and use for this approval.

 5. The site shall be kept in a neat manner at all times and the landscaping shall be 
continuously maintained in a healthy and thriving condition.

 6. All signs shall be subject to review and approval as required by Municipal Code 
Section 21.19 and shall require a separate application and approval prior to 
installation of any sign.

 7. All walls/fences and exposed retaining walls shall be constructed of decorative 
materials which include but are not limited to splitface block, slumpstone, 
stuccoed block, brick, wood, crib walls or other similar materials as determined 
by the Development Review Committee, but specifically excluding precision 
block.

 8. Prior to the issuance of a Building Permit a landscape and irrigation plan 
consistent with the Landscape and Irrigation Ordinance, shall be submitted for 
City review and approval. The plan needs to be designed in a manner that 
utilizes drought tolerant plants, trees and ground covers and minimizes, if not 
eliminates the use of turf. The irrigation plan shall utilize drip irrigation and limit 
the use of spray irrigation. All existing and/or new landscaping shall be installed 
with automatic irrigation systems.

 9. A reciprocal parking and access easement and agreement for site access, 
parking, and maintenance of all project entrances, parking areas, landscaping, 
hardscape, common open space, areas and site lighting standards and fixtures, 
shall be recorded prior to or in conjunction with the Final Map. Said easement 
and agreement shall apply to all properties, and be referenced in the site 
Covenants, Conditions and Restrictions (CC&Rs).

10. All outdoor storage shall be screened from public view by landscaping and walls or 
fences per Section 21.21.110 of the Municipal Code.

 11. For commercial, industrial, office or multi-family projects, all refuse enclosures 
are required to provide adequate space for recycling bins. The enclosure shall 
be architecturally compatible with the primary building. Gates shall be view 
obscuring and constructed of durable materials. Check with Paso Robles Waste 
Disposal to determine the adequate size of enclosure based on the number and 
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(Adopted by Planning Commission Resolution _________)

size of containers to be stored in the enclosure.
12. For commercial, industrial, office or multi-family projects, all existing and/or new

ground-mounted appurtenances such as air-conditioning condensers, electrical
transformers, backflow devices etc., shall be screened from public view through
the use of decorative walls and/or landscaping subject to approval by the
Community Development Director or his designee.  Details shall be included in the
building plans.

13. All existing and/or new roof appurtenances such as air-conditioning units, grease
hoods, etc. shall be screened from public view.  The screening shall be
architecturally integrated with the building design and constructed of compatible
materials to the satisfaction of the Community Development Director or his
designee.  Details shall be included in the building plans.

14. All existing and/or new lighting shall be shielded so as to be directed downward in
such a manner as to not create off-site glare or adversely impact adjacent
properties. The style, location and height of the lighting fixtures shall be submitted
with the building plans and shall be subject to approval by the Community
Development Director or his designee.

15. All walls/fences and exposed retaining walls shall be constructed of decorative
materials which include but are not limited to splitface block, slumpstone, stuccoed
block, brick, wood, crib walls or other similar materials as determined by the
Development Review Committee, but specifically excluding precision block.

16. It is the property owner's responsibility to insure that all construction of private
property improvements occur on private property.  It is the owner's responsibility to
identify the property lines and insure compliance by the owner's agents.

17. Any existing Oak trees located on the project site shall be protected and
preserved as required in City Ordinance No.835 N.S., Municipal Code No. 10.01
"Oak Tree Preservation", unless specifically approved to be removed. An Oak
tree inventory shall be prepared listing the Oak trees, their disposition, and the
proposed location of any replacement trees required. In the event an Oak tree is
designated for removal, an approved Oak Tree Removal Permit must be
obtained from the City, prior to removal.

18. No storage of trash cans or recycling bins shall be permitted within the public
right-of-way.

19. Prior to recordation of the map or prior to occupancy of a project, all conditions of
approval shall be completed to the satisfaction of the City Engineer and
Community Developer Director or his designee.

20. Two sets of the revised Planning Commission approved plans incorporating all
Conditions of Approval, standard and site specific, shall be submitted to the
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(Adopted by Planning Commission Resolution _________)

Community Development Department prior to the issuance of building permits.

 21. Prior to the issuance of building permits, the
  Development Review Committee shall approve the following:
  Planning Division Staff shall approve the following: 

    a. A detailed site plan indicating the location of all structures, 
parking layout, outdoor storage areas, walls, fences and 
trash enclosures; 

   b. A detailed landscape plan;
    c. Detailed building elevations of all structures indicating 

materials, colors, and architectural treatments;
   d. Other: See PD 17-003 Res._____

B. GENERAL CONDITIONS – TRACT/PARCEL MAP:

 1. In accordance with Government Section 66474.9, the subdivider shall defend, 
indemnify and hold harmless the City, or its agent, officers and employees, from 
any claim, action or proceeding brought within the time period provided for in 
Government Code section 66499.37, against the City, or its agents, officers, or 
employees, to attack, set aside, void, annul the City's approval of this 
subdivision.  The City will promptly notify subdivider of any such claim or action 
and will cooperate fully in the defense thereof.  

 2. The Covenants, Conditions, and Restrictions (CC&Rs) and/or Articles Affecting 
Real Property Interests are subject to the review and approval of the Community 
Development Department, the Public Works Department and/or the City 
Attorney. They shall be recorded concurrently with the Final Map or prior to the 
issuance of building permits, whichever occurs first.  A recorded copy shall be 
provided to the affected City Departments.

 3. The owner shall petition to annex residential Tract (or Parcel Map)________ into 
the City of Paso Robles Community Facilities District No. 2005-1 for the 
purposes of mitigation of impacts on the City’s Police and Emergency Services 
Departments.

 4. Street names shall be submitted for review and approval by the Planning 
Commission, prior to approval of the final map.

 5. The following areas shall be permanently maintained by the property owner, 
Homeowners’ Association, or other means acceptable to the City:

  ________________________________________________________

  ________________________________________________________________.

Agenda Item No. 16 Page 247 CC Agenda 6-20-17



5
(Adopted by Planning Commission Resolution _________)

******************************************************************************

ENGINEERING DIVISION- The applicant shall contact the Engineering Division, (805) 237-
3860, for compliance with the following conditions:

All conditions marked are applicable to the above referenced project for the phase indicated.

C. PRIOR TO ANY PLAN CHECK:

1. The applicant shall enter into an Engineering Plan Check and Inspection Services 
Agreement with the City.

D. PRIOR TO ISSUANCE OF A GRADING PERMIT:

1. Prior to approval of a grading plan, the developer shall apply through the City, to 
FEMA and receive a Letter of Map Amendment (LOMA) issued from FEMA.  The 
developer's engineer shall provide the required supporting data to justify the 
application.

 2. Any existing Oak trees located on the project site shall be protected and 
preserved as required in City Ordinance No. 553, Municipal Code No. 10.01 
"Oak Tree Preservation", unless specifically approved to be removed.  An Oak 
tree inventory shall be prepared listing the Oak trees, their disposition, and the 
proposed location of any replacement trees required.  In the event an Oak tree is 
designated for removal, an approved Oak Tree Removal Permit must be 
obtained from the City, prior to its removal.

 3. A complete grading and drainage plan shall be prepared for the project by a 
registered civil engineer and subject to approval by the City Engineer. The project 
shall conform to the City’s Storm Water Discharge Ordinance.  

 4. A Preliminary Soils and/or Geology Report providing technical specifications for 
grading of the site shall be prepared by a Geotechnical Engineer. 

5. A Storm Water Pollution Prevention Plan per the State General Permit for Strom 
Water Discharges Associated with Construction Activity shall be provided for any 
site that disturbs greater than or equal to one acre, including projects that are 
less than one acre that are part of a larger plan of development or sale that 
would disturb more than one acre.

E. PRIOR TO ISSUANCE OF A BUILDING PERMIT:

1. All off-site public improvement plans shall be prepared by a registered civil 
engineer and shall be submitted to the City Engineer for review and approval. The 
improvements shall be designed and placed to the Public Works Department 
Standards and Specifications.
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2. The applicant shall submit a composite utility plan signed as approved by a 
representative of each public utility. 

 3. Landscape and irrigation plans for the public right-of-way shall be incorporated into 
the improvement plans and shall require approval by the Streets Division 
Supervisor and the Community Development Department.

 4. In a special Flood Hazard Area as indicated on a Flood Insurance Rate Map 
(FIRM) the owner shall provide an Elevation Certificate in accordance with the 
National Flood Insurance program.  This form must be completed by a land 
surveyor or civil engineer licensed in the State of California.

F. PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY OR RECORDATION OF 
THE FINAL MAP: 

The Planning Commission has made a finding that the fulfillment of the 
construction requirements listed below are a necessary prerequisite to the 
orderly development of the surrounding area.

1. The applicant shall pay any current and outstanding fees for Engineering Plan 
Checking and Construction Inspection services. 

2. All public improvements are completed and approved by the City Engineer, and 
accepted by the City Council for maintenance.  

 3. The owner shall offer to dedicate and improve the following street(s) to the 
standard indicated:

         
  Street Name   City Standard  Standard Drawing No.

 4. If, at the time of approval of the final map, any required public improvements 
have not been completed and accepted by the City the owner shall be required 
to enter into a Subdivision Agreement with the City in accordance with the 
Subdivision Map Act. 

  Bonds required and the amount shall be as follows:
  Performance Bond...............100% of improvement costs.
  Labor and Materials Bond........50% of performance bond.

 5. If the existing City street adjacent to the frontage of the project is inadequate for 
the traffic generated by the project, or will be severely damaged by the 
construction, the applicant shall excavate the entire structural section and replace it 
with a standard half-width street plus a 12' wide travel lane and 8' wide graded 
shoulder adequate to provide for two-way traffic.
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 6. If the existing pavement and structural section of the City street adjacent to the 
frontage of the project is adequate, the applicant shall provide a new structural 
section from the proposed curb to the edge of pavement and shall overlay the 
existing paving to centerline for a smooth transition.

 7. Due to the number of utility trenches required for this project, the City Council 
adopted Pavement Management Program requires a pavement overlay on
_________________ along the frontage of the project. 

 8. The applicant shall install all utilities. Street lights shall be installed at locations as 
required by the City Engineer.  All existing overhead utilities adjacent to or within 
the project shall be relocated underground except for electrical lines 77 kilovolts or 
greater.  All utilities shall be extended to the boundaries of the project.

 9. The owner shall offer to dedicate to the City the following easement(s).  The 
location and alignment of the easement(s) shall be to the description and 
satisfaction of the City Engineer:

  a.  Public Utilities Easement;   
  b.  Water Line Easement;
  c.  Sewer Facilities Easement;  
  d.  Landscape Easement;
  e.  Storm Drain Easement.

 10. The developer shall annex to the City's Landscape and Lighting District for 
payment of the operating and maintenance costs of the following:

  a. Street lights;
  b. Parkway/open space landscaping;
  c. Wall maintenance in conjunction with landscaping;
  d. Graffiti abatement;
  e. Maintenance of open space areas.

 11. For a building with a Special Flood Hazard Area as indicated on a Flood Insurance 
Rate Map (FIRM), the developer shall provide an Elevation Certificate in 
accordance with the National Flood Insurance Program. This form must be 
completed by a lands surveyor or civil engineer licensed in the State of California.

 12. All final property corners shall be installed.

 13. All areas of the project shall be protected against erosion by hydro seeding or 
landscaping.

 14. All construction refuse shall be separated (i.e. concrete, asphalt concrete, wood 
gypsum board, etc.) and removed from the project in accordance with the City's 
Source Reduction and Recycling Element.
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 15. Clear blackline mylars and paper prints of record drawings, signed by the engineer 
of record, shall be provided to the City Engineer prior to the final inspection. An 
electronic autocad drawing file registered to the California State Plane – Zone 5 / 
NAD83 projected coordinate system, units in survey feet, shall be provided.

******************************************************************************
PASO ROBLES DEPARTMENT OF EMERGENCY SERVICES- The applicant shall contact 
the Department of Emergency Services, (805) 227-7560, for compliance with the following 
conditions:

G. GENERAL CONDITIONS
1. Prior to the start of construction:

 Plans shall be reviewed, approved and permits issued by Emergency 
Services for underground fire lines.
Applicant shall provide documentation to Emergency Services that required 
fire flows can be provided to meet project demands.
Fire hydrants shall be installed and operative to current, adopted edition of 
the California Fire Code.
A based access road sufficient to support the department’s fire apparatus 
(HS-20 truck loading) shall be constructed and maintained for the duration of 
the construction phase of the project.
Access road shall be at least twenty (20) feet in width with at least thirteen 
(13) feet, six (6) inches of vertical clearance.

2. Provide central station monitored fire sprinkler system for all residential, 
commercial and industrial buildings that require fire sprinklers in current, adopted 
edition of the California Building Code, California Fire Code and Paso Robles 
Municipal Code.

Plans shall be reviewed, approved and permits issued by Emergency 
Services for the installation of fire sprinkler systems.

3. Provide central station monitored fire alarm system for all residential, commercial 
and industrial buildings that require fire alarm system in current, adopted edition of 
the California Building Code, California Fire Code and Paso Robles Municipal 
Code.

4. If required by the Fire Chief, provide on the address side of the building if 
applicable:

Fire alarm annunciator panel in weatherproof case.
Knox box key entry box or system.
Fire department connection to fire sprinkler system.
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5. Provide temporary turn-around to current City Engineering Standard for phased
construction streets that exceed 150 feet in length.

6. Project shall comply with all requirements in current, adopted edition of California
Fire Code and Paso Robles Municipal Code.

7. Prior to the issuance of Certificate of Occupancy:

Final inspections shall be completed on all underground fire lines, fire 
sprinkler systems, fire alarm systems and chemical hood fire suppression 
systems.

Final inspections shall be completed on all buildings.
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Representative: 
Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 2Paso Robles Market

Survey / Project Description

PROJECT DESCRIPTION
The Paso Public Walk is a mixed-use development that gives residents and seasoned travelers the 

opportunity to taste the distinctive fl avor of the Central Coast. 

Featuring a restored, architecturally signifi cant Victorian home with short stay suites and two 
restaurants, a sophisticated marketplace of local purveyors, and family-friendly outdoor spaces, it’s a 

place where community is woven, strengthened, and inspired. 

Welcome to the gateway of Paso Robles. 

This application consists of a new building design adjacent to a historic renovation of an existing home.  
You will fi nd in the following pages that we are asking for two code amendments.  The fi rst is a change 
of height from 26’ to 36’ for a portion of the new building in the T3-F zone.  The reasoning behind 
the height change is that because the site has three mature oak trees, we have been substantially 
compromised in the building planning and request the height variation because the location of the 
largest oak tree makes the size of the building smaller than what is desired or possible.  The second 
change is to allow market, retail sales and VRBO residential leasing to occur within the T3-F zone, 
similar to adjacent TC-1 zoning.  All other building and planning requirements will be met per code. 

This project off ers a direct benefi t to the community with little modifi cation of zoning.  The site is 
zoned commercial and the infrastructure is currently able to accommodate a project of this nature.  
Furthermore, the project will add tax revenue for the city of Paso Robles, create jobs, promote tourism, 
and further the growth of the city center North of Downtown City Park, creating a new urban zone 
for pedestrian’s, bikers and shoppers to travel along an established but underutilized commercial zone.

The proposed project consists of:

Commercial:
Kitchen & Restaurant: 1,764 sf

Retail: 1,802 sf
Cafe: 1,162 sf

Market: 3,653 sf
Distillery: 2,174 sf

Circulation: 1,114 sf
Mezzanine: 928 sf

Total Commercial: 12,597 sf

Residential:
One bedroom x 5: 3,000 sf

Two bedroom x1: 1,000 sf

Total Residential: 4,000 sf

Total Building SF: 16,597 SF

New landscape:
Garden

Children’s play area
Patio seating

Softscape 
16,035 sf

ARCHITECT
Project M Plus

2898 Rowena Ave
Suite 102

Los Angeles, CA 90039
www.projectmplus.com

HISTORIC CONSULTANT 
CRMS

829 Paso Robles Street
Paso Robles, CA 93446

ARBORIST
 Chip Tamagni 

(805) 431-2602
Certifi ed Arborist WE 6436-A

SCALE: 1”=20’ N
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Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 3Paso Robles Market

DEMO PLAN 

Demolition note- 
see general demolition note below.

• 1: Demo (e) shrubs, landscaping, and defunct irrigation

• 2: Demo (e) fence

• 3: Demo addition to (e) historic building

• 4: Demo noted portion of (e) site paving

• 5: Demo (e) sidewalk apron

• 6: Demo noted portion of (e) sidewalk

• 7: Remove (e) trees

• 8: Demo (e) gazebo

• 9: Demo (e) buildings

• 10: Demo (e) curb

• 11: Demo (e) asphalt

DEMO NOTES#

SCALE: 1”=20’ N
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Site Plan 

DATA

Site Area: 
41,927 SF

Zoning Info: 
008-234-007
008-234-008
008-234-009

Zone:
 T-3F

Building Area: 
1st Floor SF : 12,597 SF

2nd Floor SF: 4,000 SF 
Total: 16,597 SF 

Residential Use:
(5) 1 Bedroom- 600 SF each

(1) 2 Bedroom - 1,000 SF each
4,000 SF

Commercial  Use:
12,597 SF

Exterior Patio: 
1,150 sf

Parking: 35 spots provided including: 
12,597 SF / 400 = 31 spots

1,150 SF / 400 = 3 spots
7 Bedrooms = 7 shared spots residential/community use

2 Accessible Spaces
1 Van Space

19 Standard Parking Spaces
9 Compact Parking Spaces

Landscaped Area: 16,035 SF 

SCALE: 1”=20’ N
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Representative: 
Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 5Paso Robles Market

Drainage Plan 

SECTION A
 SCALE: 1”=40’

SECTION B
 SCALE: 1”=40’

LANDSCAPE DETAILS

SCALE: 1”=20’ N
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Representative: 
Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 6Paso Robles Market

Stormwater Plan

NOTES:
1. AT  LEAST 9 INCHES  SHALL BE PROVIDED BETWEEN THE PLANTING SURFACE AND THE CREST OF EACH PLANTER

2. PLANTERS SHALL NOT BE LOCATED ON UNEVEN OR SLOPED SURFACES.

3. TOP SOIL/PLANTING MIX IS AT LEAST 18" DEEP.

4. TOP SOIL CONTAINS NO MORE THAN 30% COMPOST.

5. MINIMUM GRAVEL LAYER SHALL BE 12" DEEP.

6. DIRECT OVERFLOW DISCHARGE PER BUREAU OF ENGINEERING AND BUILDING AND SAFETY REQUIREMENTS.

7. PLANTING IS REQUIRED. CONSULT LANDSCAPE ARCHITECT FOR SPECIFIC PLANT TYPES.

SECTION NOT TO SCALE

4"-8" TYP.

RESERVOIR COURSE
3
4" WASHED GRAVEL LAYER

CHOKER: 1
4" - 12" WASHED P-GRAVEL

TOP SOIL / PLANTING MIX

COBBLE OR 

2% TYP.

.005 MIN

DOWNSPOUT

2'-0" MIN.

3" MIN.

 9" MIN.

18" MIN.

 3'
-3

" M
IN

.

6" MIN. 
(3" mulch layer within)

DIRECT OVERFLOW DISCHARGE PER
 BUREAU OF ENGINEERING & LADBS 
REQUIREMENTS

SPLASHBLOCK

3" MIN.
Freeboard

REINFORCED CMU BLOCK OR
PRE-CAST CONCRETE WITH

OVERFLOW DRAIN: 4" DIA. PVC PIPE WITH
ATRIUM GATE INLET AT 6" ABOVE FINISH GRADE

LONGITUDINAL 4" DIA. PERFORATED PVC PIPE
WRAPPED IN NON-WOVEN GEOTEXTILE MEMBRANE.

NON-WOVEN GEOTEXTILE 

COMPACTED BASE
PER PROJECT PLAN

PLAN NOT TO SCALE

4" DIA. PERFORATED PVC PIPE
WRAPPED IN NON-WOVEN

OVERFLOW DRAIN: 4" DIA. PVC PIPE WITH
ATRIUM GATE INLET AT 6" ABOVE FINISH GRADE

DIRECT OVERFLOW DISCHARGE PER
 BUREAU OF ENGINEERING & LADBS 
REQUIREMENTS

GEOTEXTILE MEMBRANE

4" DIA. PVC PIPE

DOWNSPOUT WITH COBBLE
OR SPLASHBLOCK BELOW

 (2
'-0

" M
IN

. IN
SI

DE
 D

IM
EN

SI
ON

)

CAPPED AT ENDS

PER PLAN

PE
R 

PL
AN

Min 2'-0" FROM DOWNSPOUT

MEMBRANE (OPTIONAL) 

WATERPROOF MEMBRANE  THROUGHOUT

UNIFORM MIX OF SAND AND ORGANIC
MATERIAL (EX: COMPOST); MIN INFILTRATION
RATE OF 5 INCHES PER HOUR.
(DO NOT COMPACT)

PONDING

PLACED OVER 1" GRAVEL LAYER.

1
1

2
2 2

2 3 3

3 4

4
4

5

2 3

6

6

66

6

4 5

86 SF

243 SF

89 SF

200 SF

216 SF

15,821

LID Planter Area:

Permeable Pavers Area:

1

2

3

4

5

6

PLANTER DETAILS

SCALE: 1”=20’ N
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Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 7Paso Robles Market

Landscape Plan 

Zauschneria cana 
‘California Fuschia’ 

PLANTING PALETTE

Muhlenbergia rigens 
‘Deer Grass’ 

Eriogonum fasciculatum foliolosum 
‘California Buckwheat’ 

Festuca rubra
‘Red Fescue’

1

2

3

4

4

4

4
4

4

4
4

1 2

2

31 2

2

3

1

2

3

Quercus
‘Oak’

5

5

5

5

*All new landscaped areas will be irrigated

SCALE: 1”=20’ N
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First Floor Plan

SCALE: 1”=20’ N

Agenda Item No. 16 Page 260 CC Agenda 6-20-17



Representative: 
Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 9Paso Robles Market

Second Floor Plan

SCALE: 1”=20’ N
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Roofi ng 
Standing seam metal 
Finish: Grey

Exterior Siding
T&G
Finish: Cedar, clear stain

Exterior Siding
River Rock Stone
Finish: Natural

Exterior Siding
White Metal Fascia
Finish: Powder-coated Aluminum, white

1 2 3

4

Window, Door, & Metal Railing Systems
Black Metal
Finish: Powder-coated black
Finish: Anodized black

Exterior Walls
Stucco
Finish: Integral White, 
Smooth Trowel

5 6

MATERIAL PALETTE BUILDING & PROGRAM INDEX

EXTERIOR ELEVATIONS

Restaurant & Kitchen

Retail & Residence

Retail

Market

Distillery & Residence

A

A

A

B

B

B

C

C

C

D

D

D

E

E

E

A
B

C D
E

NFRONT

REAR
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EXTERIOR ELEVATIONS
AREA A

Historic home: alteration , change of use to restaurant seating
Kitchen*: non-historic addition 

A
B

C D
E

SCALE: 1”=10’

N

SOUTH ELEVATION

NORTH ELEVATION

WEST ELEVATION

EAST ELEVATION

*Historic addition / alteration
per CBC 8-102.1.1
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EXTERIOR ELEVATIONS

AREA B: RETAIL / RESIDENCE

SOUTH ELEVATION

NORTH ELEVATION

WEST ELEVATION

EAST ELEVATION

N

A
B

C D
E

SCALE: 1”=10’
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EXTERIOR ELEVATIONS

AREA C: RETAIL 

N

A
B

C D
E

SOUTH ELEVATION

NORTH ELEVATION

WEST ELEVATION

EAST ELEVATION

SCALE: 1”=10’
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EXTERIOR ELEVATIONS

AREA D: MARKET

N

A
B

C D
E

SOUTH ELEVATION

NORTH ELEVATION

WEST ELEVATION

EAST ELEVATION

SCALE: 1”=10’
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EXTERIOR ELEVATIONS

AREA E: DISTILLERY / RESIDENCE

N

A
B

C D
E

SOUTH ELEVATION

NORTH ELEVATION

WEST ELEVATION

EAST ELEVATION

SCALE: 1”=10’

Agenda Item No. 16 Page 267 CC Agenda 6-20-17



Representative: 
Project M Plus
2898 Rowena Ave, Los Angeles, CA, 90039 page 16Paso Robles Market

SITE SECTIONS

SCALE: 1”=10’

A

B

C

C

D

D

E
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RENDERING
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Oak Tree Protection Plan 
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         As consulting arborists, we have been hired to inform and educate how to protect 
trees both during the design phase and construction.  Different species can adapt to more 
impacts than others just as young trees can sustain more root disturbance that older trees.
All individuals and firms involved in the planning stages should be made completely 
aware of the limitations regarding setbacks from critical root zones that are recommended 
to protect the trees.  When we are given a plan, it should show all possible disturbances 
within the critical root zone areas.  This includes all cuts, fills, over-excavation limits, 
building clearances, and all utilities.  We will suggest changes if we feel the impacts are 
too great and it is up to the owner or their designee to follow our recommendations.  If 
the plan we receive is not complete with potential impacts, we will fairly assume any 
additions will fall completely out of the critical root zone areas.  It is the burden of the 
property owner or their designee to inform us of any changes, omissions, or deletions that 
may impact the critical root zone area of the trees in any way. 

         It is the responsibility of the owner to provide a copy of this tree protection plan to 
any and all contractors and subs that work within the critical root zone of any native tree.  
We recommend making it mandatory that the grading/trenching operator have all of 
his/her employees sign that they have read this plan plans.  It is highly recommended that 
all other contractors sign and acknowledge this tree protection plan as well.  In addition, 
each their respective employees shall be made aware of this tree plan.   

         The term “critical root zone” is often referred to in this report.  The CRZ is an 
imaginary circle around the trunk of the tree with a radius in feet equal to the tree’s 
diameter in inches.  Therefore, a 10 inch diameter tree would have a critical root zone 
with a 10 foot radius. 

         This tree evaluation and protection plan is in regard to the old Hometown Nursery 
site on the west side of Spring Street between 18th and 19th Streets.  There are three oak 
trees located on this lot consisting of two valley oaks (Quercus lobata) and one coast live 
oak (Quercus agrifolia).  The southernmost valley oak tree has previously been 
designated as a potentially hazardous tree and its removal has been approved by the city.
The other valley oak and coast live oak will be protected and remain on site.  The 
potential impacts to the trees consist of over-excavation for the building foundations, 
walkway construction, and irrigation trenching. 

         Through the initial planning stages for this project, buildings were moved to 
dramatically reduce over-excavation impacts.  The retail/café will only encroach about 
5% into the crz.  The marketplace will be about the same.  The site plan shows a greater 
encroachment for the marketplace, however, the actual foundation and over-excavation 
only encroaches 5%.  All excavation within the crz shall be monitored by the project 
arborist.  There will be pillars supporting the roof that will extend into the crz but the 
impact will be negligible.  The walkways will be constructed with compacted base 

A & T ARBORISTS     
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material on original grade.  There are lawns planned within the crz of both trees.  As this 
was a nursery site, the trees became accustomed to irrigation.  First, all irrigation 
trenching for sprinklers shall be planned out of the crz for tree #1.  In addition, the lawn 
around tree #1 shall not be planted within six feet of the trunk.  Excess water at the 
trunk/ground interface usually leads to decline over time due to oak root fungus.  All 
sprinklers shall be set so that zero spray hits the trunk.  The lawn within the crz of tree #2 
shall also be designed so that irrigation trenching is only eight inches deep and only runs 
down the west side of the lawn and is hand dug with arborist monitoring.  A raised bed in 
the crz of tree #2 is not practical.  Fill shall be avoided in this location.  Individual holes 
for one gallon native or drought tolerant species is the only digging allowed.  All 
irrigation shall be above ground drip line only within the crz.  Bark chips or other suitable 
material shall be placed over the existing soil.  All curbing around lawns and planters 
shall be constructed at grade.  Fencing shall be maximized as shown on the included 
exhibit until final landscape features are being constructed. 

         Projects usually require an on-site pre-construction meeting with the city, owner, 
grading contractor and the arborist.  Topics will include fencing, monitoring and 
requirements for a positive final occupancy letter.  It is the owner’s responsibility to 
adequately inform us prior to any meetings where we need to be present. 

         All trees potentially impacted by this project are numbered and identified on both 
the grading plan and the spreadsheet.  Tree protection fencing is shown on the grading 
plan.

Tree Rating System 

A rating system of 1-10 was used for visually establishing the overall condition of each 
tree on the spreadsheet.

Determining factors include:
• Previous impacts to tree root zone 
• Observation of cavities, conks or other structurally limiting factors 
• Pest, fungal, or bacterial disorders 
• Past failures 
• Current growth habit 

The rating system is defined as follows: 

Rating  Condition 
     

    0  Deceased

    1 Evidence of massive past failures, extreme disease and is in severe 
decline.    

    2 May be saved with attention to class 4 pruning, insect/pest 
eradication and future monitoring.   
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    3 Some past failures, some pests or structural defects that may be 
mitigated by class IV pruning.

    4 May have had minor past failures, excessive deadwood or minor 
structural defects that can be mitigated with pruning.  

    5 Relatively healthy tree with little visual structural and or pest 
defects.

    6 Healthy tree that probably can be left in its natural state.  Future 
pruning may be required. 

   7-9 The tree has had proper arboricultural pruning and attention or 
have no apparent structural defects.   

    10 Specimen tree with perfect shape, structure and foliage in a 
protected setting (i.e. park, arboretum). 

The following mitigation measures/methods must be fully understood and followed by 
anyone working within the drip line of any native tree.  Any necessary clarification will 
be provided by us (the arborists) upon request. 
    
 Fencing: The proposed fencing shall be shown in orange ink on the grading 
plan.  It must be a minimum of 4' high chain link, snow or safety fence staked at the edge 
of the CRZ or line of encroachment for each tree or group of trees.  The fence shall be up 
before any construction or earth moving begins.  The owner or their designee shall be 
responsible for maintaining an erect fence throughout the construction period.  The 
arborist(s), upon notification, will inspect the fence placement once it is erected.  After 
this time, fencing shall not be moved without arborist inspection/approval.  If the orange 
plastic fencing is used, a minimum of four zip ties shall be used on each stake to secure 
the fence.   All efforts shall be made to maximize the distance from each saved tree.  The 
fencing must be constructed prior to the city pre-construction meeting for inspection by 
the city and the arborists.  Fence maintenance is an issue with many job sites.  Windy 
conditions and other issues can cause the fence to sage and fall.  Keeping it erect should 
be a part of any general contractor’s bid for a project.  Down fencing is one of the causes 
for a stop work notice to be placed on a project. 

 Soil Aeration Methods: Soils within the CRZ that have been compacted by 
heavy equipment and/or construction activities must be returned to their original state 
before all work is completed.  Methods include adding specialized soil conditioners, 
water jetting, adding organic matter, and boring small holes with an auger (18" deep, 2-3' 
apart with a 2-4" auger) and the application of moderate amounts of nitrogen fertilizer.
The arborist(s) shall advise. 

 Chip Mulch: All areas within the CRZ of the trees that cannot be fenced shall 
receive a 4-6" layer of chip mulch to retain moisture, soil structure and reduce the effects 
of soil compaction.

 Trenching Within CRZ: All trenching/excavation for foundations within the 
CRZ of native trees shall be with mandatory on site arborist monitoring.  All major 
roots shall be avoided whenever possible.  All exposed roots larger than 1" in diameter 
shall be clean cut with sharp pruning tools and not left ragged.  A Mandatory meeting 
between the arborists and grading/trenching contractor(s) shall take place prior to work 
start.  This activity shall be monitored by the arborist(s) to insure proper root pruning is 
talking place.  Any landscape architects and contractors involved shall not design any 
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irrigation or other features within any drip line unless previously approved by the project 
arborist.

 Grading Within CRZ: Grading shall not encroach within the drip line 
unless approved by the project arborist.  Grading should not disrupt the normal drainage 
pattern around the trees.  Fills should not create a ponding condition and excavations 
should not leave the tree on a rapidly draining mound.   

 Exposed Roots: Any exposed roots shall be re-covered the same day they 
were exposed.  If they cannot, they must be covered with burlap or another suitable 
material and wetted down 2x per day until re-buried. 

 Paving Within The CRZ: The preferred method on paving within the drip line 
consists of placing base material on existing grade.  Any grade lowering removes 
important surface roots.  Pavers can be used with limitations.  The base material must be 
above natural grade and the curbing to retain the pavers shall not be trenched any deeper 
than six inches into the natural grade. 

 Equipment Operation:  Vehicles and all heavy equipment shall not be 
driven under the trees, as this will contribute to soil compaction.  Also there is to be no 
parking of equipment or personal vehicles in these areas.  All areas behind fencing are off 
limits unless pre-approved by the arborist.  All soil compaction within drip line areas 
shall be mitigated as described previously. 

 Existing Surfaces: The existing ground surface within the CRZ of all native 
trees shall not be cut, filled, compacted or pared, unless shown on the grading plans and
approved by the arborist. 

 Construction Materials And Waste: No liquid or solid construction waste 
shall be dumped on the ground within the CRZ of any native tree.  The CRZ areas are not 
for storage of materials either.  Any violations shall be remedied through proper cleanup 
approved by the project arborist at the expense of the owner. 

 Arborist Monitoring: An arborist shall be present for selected activities 
(trees identified on spreadsheet and items bulleted below).  The monitoring does not 
necessarily have to be continuous but observational at times during these activities.  It is 
the responsibility of the owner(s) or their designee to inform us prior to these events so 
we can make arrangements to be present.  It is the responsibility of the owner to contract 
(prior to construction) a locally licensed and insured arborist that will document all 
monitoring activities.

● pre-construction fence placement 

● any utility or drainage trenching within any CRZ 

● All grading and trenching near trees requiring monitoring on the spreadsheet 

Pre-Construction Meeting: An on-site pre-construction meeting with the 
Arborist(s), Owner(s), Planning Staff, and all contractors and subs is highly 
recommended prior to the start of any work.  At a minimum, the grading contractor shall 
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be present.  It is the sole responsibility of the owner that all topics covered during the 
preconstruction meeting are appropriately passed on to non-present contractors.  Prior to 
final occupancy, a letter from the arborist(s) shall be required verifying the health and 
condition of all impacted trees and providing any recommendations for any additional 
mitigation.  The letter shall verify that the arborist(s) were on site for all grading and/or 
trenching activity that encroached into the CRZ of the selected native trees, and that all 
work done in these areas was completed to the standards set forth above.   

 Pruning:  All native tree pruning shall be completed by a licensed and insured 
D49 tree trimming contractor that has a valid city business license.  Class 4 pruning 
includes:  Crown reduction pruning consisting of reduction of tops, sides or individual 
limbs.  A trained arborist shall perform all pruning.  No pruning shall take more than 25% 
of the live crown of any native tree.  Any trees that may need pruning for road/home 
clearance shall be pruned prior to any grading activities to avoid any branch tearing.   

 Landscape: All landscape under the CRZ shall be drought tolerant or native 
varieties.  All irrigation trenching shall be routed around drip lines; otherwise above 
ground drip-irrigation shall be used.  It is the owner's responsibility to notify the 
landscape architect and contractor regarding this mitigation.  The project arborist shall 
approve all landscape materials and irrigation within the CRZ of any oak tree. 

 Utility Placement: All utilities and sewer/storm drains shall be placed down 
the roads/driveways and when possible outside of the CRZ.  If roads exist between two 
trees, the utilities shall be routed down the middle of the road or completely hand dug.  
The arborist shall supervise trenching within the CRZ.  All trenches in these areas shall
be exposed by air spade or hand dug with utilities routed under/over the roots.
Roots greater than 2 inches in diameter shall not be cut. 

 Fertilization and Cultural Practices:  As the project moves toward 
completion, the arborist(s) may suggest fertilization, insecticide, fungicide, soil 
amendments, and/or mycorrhiza applications that will benefit tree health.   
  
The included spreadsheet includes trees listed by number, species and multiple stems if 
applicable, diameter and breast height (4.5'), condition (scale from poor to excellent), 
status (avoided, impacted, removed, exempt), percent of drip line impacted, mitigation 
required (fencing, root pruning, monitoring), construction impact (trenching, grading), 
recommended pruning and individual tree notes.

If all the above mitigation measures are followed, we feel there will be no additional 
long-term significant impacts to the remaining native trees.   

A & T Arborists strongly suggests that the responsible party (owner of their designee) 
make copies of this report.  Any reproduction by A & T Arborists or changes to this 
original report will require an additional charge. 

 Please let us know if we can be of any future assistance to you for this project. 

Steven G. Alvarez 
Certified Arborist #WC 0511 
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Chip Tamagni
Certified Arborist #WE 6436-A 
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In the event that compliance with the provisions of this Code can be 
demonstrated to be physically infeasible for any reasonable type of development within any of 
the zones described in this chapter, the Planning Commission may, subject to development 
plan review, approve modified development standards upon a finding that the modified 
standards will not create a physical hazard or negative visual impact when viewed from a 
street or neighboring property.”
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CITY OF EL PASO DE ROBLES
NOTICE OF INTENT TO ADOPT 

A MITIGATED NEGATIVE DECLARATION
NOTICE OF PUBLIC HEARING 

ZONING CODE AMENDMENT 17-001, CUP 17-007 & 
PLANNED DEVELOPMENT 17-003  

(Paso Market Place) 

NOTICE IS HEARBY GIVEN that the City Council of the City of El Paso de Robles will consider adopting a Mitigated 
Negative Declaration in accordance with the California Environmental Quality Act and approval of the following project:

Project Title: Paso Market Place
Applicant: Deborah Longo
Project Location: 1803 Spring Street, Paso Robles, CA

APN: 008-234-007, 008 & 009
Project Description: Zone Code Amendment 17-001: a request to amend the Uptown Town Centre Specific Plan 

to modify Table 5.3-1 Allowed Land Uses and Permit Requirements, to allow for specialty 
retail uses in the T3-F zoning district with a Conditional Use Permit.
Planned Development 17-003 & Conditional Use Permit 17-007: the development of a 
15,700 square foot mixed use commercial development including ground floor commercial, 
specialty retail, and restaurant with six residential units on the second floor. The project 
includes establishing a restaurant use in the existing historic house on the site.

The Public Review Period for the proposed Mitigated Negative Declaration will commenced on May 18, 2017, and 
will end on June 6, 2017. A public hearing before the City Council, is scheduled to take place on Tuesday, June 20,
2017, at the hour of 6:30 pm in the Conference Center (First Floor) at the Paso Robles Library/City Hall, 1000 Spring 
Street, Paso Robles, California.  All interested parties may appear and be heard at this hearing.

On May 23, 2017 the Planning Commission on a 5-0 vote, recommended that the City Council approve the Mitigated 
Negative Declaration, Zone Change, Conditional Use Permit and Development Plan. The Commission requested that the 
applicant address some concerns related to parking and architecture.

FINDING
The City of Paso Robles has reviewed the above project in accordance with the City of Paso Robles’ Rules and Procedures 
for the Implementation of the California Environmental quality Act and has determined that an Environmental Impact 
Report need not be prepared because:

The proposed project will not have a significant effect on the environment.
Although the proposed project could have a significant effect on the environment, there will not be a significant 
effect in this case because mitigation measures have been added to the project as a part of a Mitigated Negative 
Declaration.

The Initial Study which provides the basis for this determination is available at the City of Paso Robles, Community 
Development Department, 1000 Spring Street, Paso Robles, CA 93446.

NOTICE
The public is invited to provide written comment on the Draft Mitigated Negative Declaration and/or to provide oral 
comment at the public hearing noted above.  The appropriateness of the Draft Negative Declaration will be reconsidered 
in light of the comments received.

Questions about and comments on the proposed project and Mitigated Negative Declaration may be mailed to the 
Community Development Department, 1000 Spring Street, Paso Robles, CA 93446 or e-mailed to 
CDdirector@prcity.com provided that any comments are received prior to the time of the City Council hearing.  Should 
you have any questions about this project, please call Darren Nash at (805) 237-3970 or send email to dnash@pricty.com.

May 24, 2017 
Darren Nash, Associate Planner Date
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