














Site and its vicinity

1.8 - Existing Demographic and Market Conditions

A. Demographics.

1. Population and Household Trends. According to the U.S. Census Bureau,
between 1990 and 2008, Paso Robles' population increased from 18,583
to 28,926, an increase of 56 percent. San Luis Obispo County’s popula-
tion increased by 46,269 over the 18-year period and population gains in
Paso Robles accounted for 22 percent of the County’s growth. Currently,
the population of Paso Robles makes up 11 percent of the total popula-
tion of San Luis Obispo County. According to U.S. Census Bureau statis-
tics, the number of households with members less than 18 years of age is
declining and is projected to continue to decline.

Households in the Specific Plan Area have a lower rate of home ownership
than in Paso Robles overall. The total population (1,704) and households
(4,768) in the Specific Plan area make up 16 percent of the population and
households in Paso Robles. While 61 percent of Paso Robles households
are owner occupied, in the Specific Plan Area home ownership rates range
from a low of 17 percent in Uptown, to 37 percent in Midtown.

The Specific Plan Area has a greater percentage of Hispanic or Latino resi-
dents than Paso Robles as a whole. While 32 percent of Paso Robles resi-
dents are Hispanic or Latino, the ratio in the Specific Plan Area is approxi-
mately 51 percent. The percentage of Hispanic or Latino residents ranges
from 73 percent in Uptown, to 23 percent in the South of Downtown
neighborhood. It total, an estimated 26 percent of Paso Robles’ Hispanic
or Latino population lives in the Specific Plan Area.

2. Income Trends. Median household income in Paso Robles is lower than
that of San Luis Obispo County overall (sources: U.S. Census Bureau,
Claritas, Inc., and the California Department of Finance). In 2007, median
income in San Luis Obispo County ($51,978) was approximately 10 per-
cent higher than in Paso Robles ($47,298). When adjusted for inflation,
median income in both Paso Robles and the County has remained flat in
real terms between 2000 and 2007, although the nominal growth rate was
approximately 20 percent.

Median household income in the Specific Plan Area is lower than that of
Paso Robles as a whole. Median household income levels in the Specific

Plan Area vary by over $10,000, depending on the neighborhood. In
Uptown, the median household income is $30,263 while Downtown’s is
$40,625. By contrast, the 2008 median household income for Paso Robles
as a whole is estimated at $48,399.

3. Employment Trends. While the City accounts for 11 percent of San Luis
Obispo County’s population (per the U.S. Census Bureau), 18 percent of
the County’s jobs are located in Paso Robles (sources: Claritas, Inc. and
Strategic Economics). With 19,579 total jobs in 2007, the Paso Robles
economy employed 18 percent of the County’s 109,100 workers. The ser-
vices, retail, and manufacturing sectors are the City’s biggest sources of
employment. Services, including personal services (e.g. dry cleaning, hair-
cutting), business services (e.g. accounting, maintenance), lodging, legal
services, and health, education, and social services, comprise 33 percent
of Paso Robles’ employment. Retail provides an additional 24 percent,
and manufacturing provides another 13 percent. Paso Robles provides
a particularly high share of the county’s manufacturing, retail, wholesale
trade, and finance jobs. Manufacturing jobs in Paso Robles make up 41
percent of the County’s total manufacturing employment. 34 percent of the
County’s retail jobs, 34 percent of its wholesale jobs, and 29 percent of its
finance jobs are located in Paso Robles.

B. Residential Market. Most of new household growth in San Luis Obispo

County between 2010 and 2030 is expected to be driven by seniors (sources:
Woods & Poole Economics and the 2007 American Community Survey). The
number of San Luis Obispo County households headed by residents aged 65
years and older has the potential increase by 25,849 between 2010 and 2030.
High density development in the Specific Plan Area can be expected to appeal
to a segment of this growing population, especially those who wish to main-
tain an active lifestyle in spite of the decreased mobility that often accompa-
nies aging. Because the Specific Plan Area offers residents a network of walk-
able streets and proximity to services, retalil, recreation and entertainment, it
will provide greater independence to older residents compared to suburban
housing that relies on auto transport. Professional singles and couples
under the age of 25 are also a potential target market, however the number of
County households headed by residents in this age cohort is expected to grow
by only 1,164 by 2030. By contrast, the number of households headed by resi-
dents aged 25 to 44 will have a net gain of 6,380, and those with household-
ers aged 45 to 64 will increase by 3,575 by 2030. Growth in San Luis Obispo
County between 2010 and 2030 presents a potential target market of 37,000
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additional households, indicating that the Specific Plan Area would need to
capture 4 percent of this potential market in order to achieve build-out of
1,322 new units by 2030.

A variety of higher density residential product types are appropriate for the
Specific Plan Area. Much of the Specific Plan Area contains residential neigh-
borhoods with one- and two-story single-family homes. While this small-scale
residential character should be preserved along Oak and Vine Streets, other
parts of the planning area are appropriate for multiple dwelling structures
(duplexes, triplexes, quadplexes, rowhouses) that can be designed to appear
as large single-family homes. Intermittent sidewalks on Spring Street

Mixed-use residential development is appropriate for the Specific Plan Area,
especially in the Downtown, the South of Downtown area, and on Spring
Street. First-time home buyers, recent graduates of Cal Poly, and Latino house-
holds are a potential source of demand for high-density units in the Specific
Plan Area. Implementation of mixed-use zoning should consider each proj-
ect’s potential impact on Downtown, placing priority on establishing more
intense development in the Downtown.

New residential development in the Specific Plan Area should be encouraged
to accommodate and appeal to both senior households and other market
segments. Because such a large proportion of the potential target market (70
percent) is made up of householders aged 65 years and above, developers in
the Specific Plan Area should be encouraged to build units that accommodate

the requirements of residents in this age category, yet still remain appealing to Oak Park Housing Vine Street at Flamson Middle School
buyers in other segments. =

C. Retail Market. The main shopping districts in the Specific Plan Area include
Downtown as well as retail corridors along Spring Street, Riverside Avenue,
Paso Robles Street and the 24th Street corridor near Highway 101. With
several major shopping centers and national chains, Paso Robles serves as
a retail magnet for City residents as well as approximately 30,000 additional
residents in North San Luis Obispo County. This high level of competition
from commercial centers with freeway visibility, convenient store hours and
ample parking creates a challenge for retailers in the Specific Plan Area.
Nevertheless, Downtown is considered a prime location that offers City resi-
dents, as well as the surrounding community, an enjoyable shopping environ-
ment with unique stores, restaurants and entertainment venues. The com-
mercial corridors in the Specific Plan Area offer convenience shopping at strip
centers as well as free-standing independent retailers. Retail businesses along Robbins Field Pioneer Park
the corridors range from those that serve the surrounding neighborhoods
(Rite-Aid, Scolari’s) to specialty stores such as the Boot Barn on Spring Street
and the Farm Supply Company on Paso Robles Street. Based on projected
spending from residents of Paso Robles and unincorporated North County, by
2030, the City should be able to support a total of 534,000 additional square
feet of retail space (sources: Strategic Economics).

While a significant portion of 2008-2030 net supportable retail space is already
under construction or approved, mixed use development in the Specific Plan
Area uses can be expected to attract retail uses, especially Downtown, South
of Downtown and on the Spring Street corridor. Much of Downtown’s pedes-
trian zone is centered on 11th and 12th Streets and City Park. Currently, there
are few vacancies on Spring Street, rents are relatively low and, from a com-
mercial perspective, its role is to provide a niche location for price-sensitive
users.

In the South of Downtown Area, specialty retail, such as a public market or
other agriculture- or wine-related retail, would be suitable for the Farmers
Alliance Building. However, development projects that are proposed for this
area should be discouraged from introducing retail uses that compete with
Downtown. Multi-story mixed use office buildings with ground floor retail
would be a good development product for the South of Downtown area, espe-
cially along Pine Street between 11th Street and the train station.

D. Hotel Market. As of 2008, Paso Robles accounts for 13 percent of lodging
inventory in San Luis Obispo County. In addition, lodging properties in Paso
Robles have higher occupancy rates than in the County as a whole. Of these,
mid-level and premium hotel properties make up an estimated 52 percent of
Paso Robles’ room inventory. Holding current inventory constant and assum-
ing that room demand expands at an annual rate of four percent, the Paso
Robles market should be able to support an additional 960 rooms by 2030
(sources: City of El Paso de Robles and Strategic Economics).

The development of premium hotel properties is most appropriate for the
Downtown because of its restaurants, retail, park and entertainment venues.
Hotel development should be viewed as an essential ingredient in creating an
18-hour Downtown for Paso Robles and in generating pedestrian traffic for
local businesses. Relatively small-scale, boutique hotel properties (less than
40 rooms) would be appropriate for many of the Downtown’s smaller parcels
as they are redeveloped. Mid-level hotel properties are likely to perform well
on Riverside Avenue near the Paso Robles Event Center. Because of its lower

Oak tree Residential neighborhood
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1.9

property values, Spring Street may attract hotel operators wishing to tap into
Paso Robles’ lucrative lodging market. However, adding supply along Spring
Street is less optimal in terms of generating evening activity in the Downtown
and should therefore be a lower priority for the foreseeable future. Conversely,
there are several 1950s-era motel properties on Spring Street that are under-
performing, but reflect the City’s past as a major destination on the route
between San Francisco and Los Angeles. The City should work with property
owners to renovate these facilities so that they retain their historical character
and contribute to the appearance of Spring Street.

. Office Market. The office market in the Specific Plan Area competes for ten-

ants with Atascadero. Based on employment projections, it is estimated that
demand for office space in the whole City will increase by 540,000 square
feet by 2030 (sources: Claritas, Inc.; Woods & Poole Economics; Strategic
Economics).

Mixed-use office development in the Specific Plan Area should emphasize
historic renovations or new construction in appropriately-scaled buildings with
divisible space that can accommodate demand from small office users. When
implementing mixed use zoning in areas outside Downtown, the City should
consider the development’s impact on Downtown and encourage projects that
complement, rather than compete with, efforts to promote Downtown devel-
opment.

Industrial Market. Industrial space in Paso Robles is concentrated around the
Paso Robles Municipal Airport, on the eastern edge of the City on Linne Road,
on Riverside Avenue, and on Paso Robles Street. Riverside Avenue and Paso
Robles Street have light industrial users including construction companies,
machine shops, agricultural suppliers, auto repair and landscaping compa-
nies. Riverside Avenue and Spring Street contain a mix of old and newer build-
ings, most of which accommodate several small users. Based on employ-
ment projections for Paso Robles, it is estimated that demand for industrial
space in the entire City will increase by 600,000 square feet by 2030 (sources:
Claritas, Inc.; Woods & Poole Economics; Strategic Economics).

It is projected that over time, market forces will encourage large industrial
users to relocate out of the Specific Plan Area as they take advantage of lower
occupancy costs in other parts of Paso Robles or in other areas of the North
County. However, most large industrial businesses in the Specific Plan Area
seem to be well established in their current location and property turnover is
expected to be quite slow for the foreseeable future. In the meantime, the City
should encourage industrial users that require facilities with large footprints to

UpTOWN/TowN CENTRE SPECIFIC PLAN

City of Paso Robles, California
PUBLIC DRAFT ApriL 15, 2011



1.9 - Public Participation and Plan Preparation

In conformance with General Plan Policy LU-2A, this Plan is the result of an
intense public process that involved the community of Paso Robles in a series of
public meetings and a 5-day charrette. The evolution of this plan was based on
extensive community input throughout all phases of the planning process. The
public process consisted of three phases: Pre-Charrette Outreach, the Charrette,
and Post-Charrette Outreach.

Pre-Charrette Outreach consisted of conducting an extensive existing conditions
analysis, interviewing interested stakeholders (municipal officials, developers,
business owners, and community members), and engaging the public in three
Discovery Workshops in which the consultant team presented their analysis and
fielded comments and questions from the public. The Pre-Charrette Outreach
phase was brought to a close during the Pre-Charrette Study Session, whereby
the consultant team presented the discovery findings to the City Council and
Planning Commission. The Pre-Charrette public meetings occurred as follows:

« April 10, 2008: Uptown Discovery Workshop

« April 11, 2008: Town Centre Discovery Workshop

¢ April 17, 2008: Combined Uptown and Town Centre Discovery Workshop

* May 6, 2008: Combined City Council and Planning Commission Study
Session to discuss Discovery Workshop results

Charrette. Building upon the input and findings of the Pre-Charrette Outreach,
the Charrette brought all interested parties together for 5 intensive days to partic-
ipate in the Charrette. Everyone with a stake or interest of any kind participated
directly with the consultant team to develop and review ideas - from their initial
inception to their finalization as draft-level content for the Specific Plan.

The Charrette was completely interactive with each of the design components
(street and parking design, landscape and open space, form-based zoning code)
being developed simultaneously in response to issues and needs posed by partic-
ipants in the Pre-Charrette Outreach as well as public input during the Charrette.
City staff was involved throughout the Charrette to facilitate meetings with indi-
viduals or groups as needed: downtown merchants groups, historic preservation
groups, neighborhood representatives, and business/land owners. At the end of
each day, the consultant team presented to the community what had been stud-
ied, achieved, and proposed. Through this highly visual process, participants
became aware of both the large and small issues and helped direct the evolving
plan. In this way, the "feedback™ loops were ongoing and immediate. At the end
of the Charrette, the principal content and direction for this Specific Plan had
been largely determined. Below is a summary of the charrette schedule.

Day 1: Monday, May 12, 2008
Background and Vision, Strategies and Frameworks
Noon Seminar: Economics and Finance

Day 2: Tuesday, May 13, 2008
Schematic Design, Circulation and Block Network, Parking, Transit
Noon Seminar: Form Based Codes / Urban Landscape and Historic Resources

Day 3: Wednesday, May 14, 2008
Details and Technical Refinement, Open Space, Development Potential
Noon Seminar: Landscape, Sustainable Infrastructure, and Ecology

Day 4: Thursday, May 15, 2008
Details and Technical Refinement, Form-Based Code, Economics and Finance
Noon Seminar: Traffic and Parking

Day 5: Friday, May 16, 2008

Code and Implementation, Infrastructure, Finance

Noon Seminar:

Final Design and Production, Final Presentation, Review and Open House

Community discussing the plan during the final Charrette presentation.

Post Charrette Outreach. The post-Charrette Outreach consisted of a series of
public meetings before the Planning Commission and City Council whereby the
Specific Plan and its various components were presented for public comment.
The process began with a study session in which the consultant presented the
recommendations developed during the Charrette to a joint session of the City
Council and Planning Commission. The comments from the study session were
incorporated into a Public Draft Specific Plan, which was released for public
review on July 6, 2009. This was followed by a joint session of the City Council
and Planning Commission whereby the Specific Plan was presented for public
comment.

The Plan was then studied by several ad-hoc committees, comprised of members
of the City Council, the Planning Commission, and the general public. The ad
hoc committee's detailed comments and recommendations were then incorpo-
rated into an Addendum that accompanied the Public Draft Specific Plan through
subsequent public meetings. This part of the process was completed with a joint
session of the City Council and Planning Commission.

In addition, the consultant team led a form based code study session before the
Planning Commission and City Council. At this study session the consultant
team answered questions about the form based code and demonstrated how the
form based code is used, sketching out how buildings could be potentially intro-
duced on actual sites within the Plan Area. This was followed-up by a City-led
form based code demonstration session with interested members of the develop-
ment community.

Continued opportunities for public comment occurred during the Adoption hear-
ings in which the Planning Commission unanimously recommended adoption of
the Specific Plan to the City Council and the City Council reviewed and adopted
the Specific Plan.

The Post-Charrette public meetings occurred as follows:

¢ May 27, 2008: Joint study session with the City Council and Planning
Commission
September 3, 2009: Joint session of the City Council and
Planning Commission.
May 26, 2010: Joint session of the City Council and
Planning Commission.
September 9, 2010: FBC Workshop with Planning Commission and
City Council.
December 8, 2010: FBC Workshop with Development Community.
January 11, 2011: Planing Commission Adoption Hearing
January 25, 2011: Planing Commission Adoption Hearing - continuation
March 1, 2011: City Council Adoption Hearing
May __, 2011: City Council Adoption Hearing - continuation and
adoption of Plan

Previous Plans and Documents. In addition to the above process, the following
information was used and referenced throughout this process and the prepara-
tion of the Specific Plan:

* Municipal Code

« City of El Paso de Robles General Plan 2003
» 2006 Paso Robles Economic Strategy

* Parking Management Plan

* Paso Robles Downtown Guidelines

 Oak Park Conceptual Redevelopment Plan

Charrette final presentation to the community.
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1.10 - Plan-Wide Policies

The Uptown/Town Centre Specific Plan uses the principle of traditional neighbor-
hood development to ensure that future development within the Plan area occurs
in the same spirit used to build great and memorable American small towns
such as Paso Robles.

These traditional small towns center around a mixed-use downtown, which in

turn is surrounded by a ring of residential neighborhoods. On the outskirts of
town are farms and ranches, and beyond the farms, undisturbed nature. All
aspects of small towns - from their overall size, to the size of their blocks, to

the design of their sidewalks and street trees, to the scale of their buildings

- are designed with the pedestrian in mind. In these towns, the public realm of
beautiful streets and verdant parks was just as important as the buildings which
defined the public realm. These are the principles that direct this plan.

Community life on display

This direction, embodied in the vision, objectives, and regulations of this plan, is
summarized by the seven policies identified on these two pages.

Paseos providing additional business
opportunities while appropriately acti-
vating the public realm

Make Great Public Places - The highlight of a place's public life is its
various centers - centers such as Downtown and the various neighbor-
hood centers proposed throughout the plan area. These public places

are the visual punctuations along the greater public realm of streets that
give access and identity to the various neighborhoods and districts in the
plan. Their civic buildings enhance community identity and foster civic
pride. Their shops and workplaces provide convenient access to goods
and services without need for a car trip. In this way, a set of great public
places contributes to Paso Robles' unique and genuine character, distin-

guishing Paso Robles' plan area from other regional centers.

=¥ -}
Great mixed use street: well defined, on-street parking, shade, wide sidewalks, pedes- Apartments over stores and offices
trian comfort and calmed yet efficient traffic flow

Great neighborhood street: varied, Great retail street: stores are empha- Lofts over stores Flats and Lofts over commercial
engaging the public realm, intercon- sized with landscape and on-street
nected parking

Make Great Streets - Great streets are designed for both the auto- Live Above Stores - The quality and quantity of housing determines
mobile and the pedestrian and bicyclist. Of varying widths and configu- the particular character of each district or neighborhood. In the case of
rations, these tree-lined streets are designed to provide comfortable mixed-use environments, one of the most appealing characteristics is
environments for pedestrians while slowing automobile traffic down. the opportunity for people to live above stores, providing such residents
Conceived as places and not just conduits, they are memorable, easily the ability to take advantage of the proximity of uses provided in such an
distinguishable from one another, and great places to walk, bicycle, and environment, while reducing their reliance on a car. Whether in a town-
drive. Great streets have on-street parking in order to provide convenient house, a loft or a flat, such dwellings allow for a variety of households to
parking for residents, shoppers, and guests alike, as well as to provide a live near diverse services, while providing a constant 24/7 rhythm of use.

buffer between moving traffic and pedestrians. Street intersections have
minimal curb radii to further slow cars and minimize the crossing dis-
tance for pedestrians.
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Contemporary architecture in historic
context

Traditional architecture

Build a Variety of Buildings - The buildings, blocks and streets of a

neighborhood or district are the elements that generate the overall pat-
tern and identity of a place. Each element contains in part the ingre-
dients of all the others. Buildings, the smallest increment of growth,
define the block that contains them as well as the street that surrounds
them. A variety of building types, including fabric buildings (housing,
offices, mixed-use buildings) and civic monuments (museums, libraries,
movie theaters, City Hall), their relationship to each other, and how they
define the streets and open spaces they face largely determines the char-
acter of a place. Building design can either create or destroy the quality
and character of a place.

Simple - pedestrian friendly sidewalks
with shade and clear visibility of shop-
fronts

Locally-oriented businesses

Evening retail, restaurants and service

Il Get the Retail Right - The retail industry is increasingly enjoying suc-

cess with outdoor, "Main Street-type" retail as it better fits the lifestyle

of busy consumers. Such environments typically attract more visitors,
resulting in higher sales volumes, than standard shopping centers or
malls. These retail environments are located around a walkable block
pattern with streets accommodating cars and on-street parking. Off-
street parking is located in a combination of nearby, shared park-once
lots and structures that are compatible to the scale of a Main Street retail
district. The retail core typically includes a mix of local and national ven-
dors - a mix that broadens the retail core's appeal while capturing vehicle
trips that would otherwise generate more vehicle miles and possible
sales tax leakage. Neighborhood centers, which provide everyday neces-
sities within walking distance of surrounding residential neighborhoods,
function in the same way, albeit at a smaller scale.

22 4

Courtyard Housing Lofts and flats over commercial
(flats, townhouses and lofts)

Create a Variety of Housing Choices. As a place matures and its liv-

ability and economic value increases, a diverse set of housing choices
should be introduced in order to meet the demands of an increasingly
varied and prosperous resident population. A range of types, including
single family houses, duplexes, triplexes, quadplexes, rowhouses, live/
work units, courtyard housing, and lofts, should be provided in order to
accommodate residents of varying income, age, and lifestyle. Rental and
ownership options should also be provided. Such variety is necessary for
long-term vitality.

Liner building activating the sidewalk Parking lined by active, urban building

Get the Parking Right - The compactness, mixed-use nature and walk-

ability of the various areas in the plan area lend to parking once in order
to complete multiple daily tasks on foot. Particularly for Downtown,

the transformation of drivers into walkers is the immediate generator of
pedestrian life: crowds of people that animate public life in the streets
and generate the patrons of street-friendly retail businesses. It is this
"scene" created by pedestrians in appropriate numbers, that provides
the energy and attraction to sustain a thriving environment. The park
once strategy also reduces the quantity of costly off-site parking spaces
required to accommaodate the patrons, visitors, and residents of these
mixed-use centers. In the case of smaller scale neighborhood centers
(such as in Uptown), their proximity to residential neighborhoods reduc-
es the number of off-site parking spaces, since many of the surrounding
residents can walk, rather than drive, to these centers to purchase every
day necessities, eat out, or get a cup of coffee.
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