
 
TO:  HONORABLE CHAIRMAN AND PLANNING COMMISSION 
 
FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT: CONDITIONAL USE PERMIT 06-009 (BRUCE WHITE) 
 
DATE:  NOVEMBER 28, 2006 
 
Needs:  For the Planning Commission to consider an application filed by Bruce White for a 

Conditional Use Permit to convert the existing house (Bldg. A) into a professional 
office and to remove the existing detached garage/shop building (Bldg. B) and 
reconstruct a building in its place that would have a professional office on the lower 
floor and a studio apartment on the second floor. 

 
In conjunction with the Conditional Use Permit, the applicant is requesting that the 
Planning Commission allow shared parking for two parking spaces and to allow the 
use of tandem parking for four parking spaces. 

 
Facts: 1. The site is located at 1337 Vine Street (see attached Vicinity Map).  

 
2. The property is zoned R2,OP (Duplex/Triplex within the Office Professional 

Overlay) and the General Plan designation is RMF-8,OP (Residential Multi-
family, 8 units per acre, within the Office Professional Overlay). 

 
3. The project is within the Westside Historic area and is subject to the 

Westside Historic Guidelines. 
 
4. Section 21.18.A of the Municipal Code, Office Professional Overlay 

District, requires approval of a Conditional Use Permit for the conversion 
of residences to offices, when the sites are located within the Office 
Professional Overlay Zone.  

 
5. 15 parking spaces are required for this project. 13 spaces for the office uses 

(2,630sf/200=13 spaces), plus 2 additional parking spaces for the residential 
unit. The applicant is requesting that two parking spaces be shared between 
the residential unit and the office within Building B. If the shared parking is 
approved, 13 spaces would be required to be installed on site. 

 
6. Of the 13 parking spaces shown on the proposed site plan, the applicant is 

requesting that the Planning Commission approve the use of tandem parking 
for the project. The request is to utilize the existing driveway off of Vine 
Street for two sets of tandem parking spaces (for a total of 4 spaces). See 
additional analysis on the tandem parking issue in the Analysis and 
Conclusions section in this staff report. 
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7. Tentative Parcel Map 05-0302 was approved by the Planning Commission 
on December 13, 2005, subdividing the 10,360 sf parcel into two lots that 
would be 6,743 sf and 3,624 sf. The Parcel Map has not recorded, but the 
applicant intends to record the subdivision so that the Building A would 
be on a separate parcel from Building B. Reciprocal parking and access 
easement would be placed over the rear parking lot, so that both buildings 
could use the parking, access and trash enclosure (as well as any necessary 
utilities). The tandem parking on the front lot would be specifically for the 
Building A. 

 
8. In order to construct the project, Mr. White is proposing to remove the 

existing garage (See note 11 on the site plan) as well as removing the 
existing addition on the rear of Building A. Since both of these buildings 
are identified along with Building A in the City’s Historic Inventory, it 
will be necessary for the request for the demolition of these two structures 
to go before the City Council. Demolition is only possible if the Council 
determines that these structures are not historically significant in 
accordance with CEQA. Building B is not identified in the inventory; 
therefore it would not need Council determination for removal. 

 
9. There are two oak trees located at the rear of the site along the alley. An 

Arborist Report was provided at the time of the subdivision, and that 
report is being used for this project as well. The location of the driveway 
and parking spaces that were proposed at the time of the parcel map are 
similar (in relation to proximity to the oak tree) to the current project. The 
arborist indicates in his report that based on the location of the existing 
retaining wall and the fact that the wall has been in place for many years, 
that more than likely a majority of the roots are contained within the 
retaining wall area, and that impacts to the trees from the proposed 
driveway and parking area would not have a significant impact on the 
trees. 

 
10. The trash enclosure for the project is proposed to be located within the 

drip line of the oak trees and shown to be constructed of wood in an 
attempt to lessen the impact to the oak trees. Since trash enclosures are 
required to be decorative masonry, the enclosure will need to be moved 
elsewhere on site. 

 
11. The Planning Division staff has determined that this application is 

Categorically Exempt from environmental review per Section 15303 of the 
State's Guidelines to Implement CEQA. Note, if the City Council determines 
that if either demolition will impact a historic resource, then the demolition 
will be subject to CEQA and would likely trigger an Environmental Impact 
Report (EIR). 

Analysis 
and 
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Conclusions: The project was reviewed by the Development Review Committee (DRC) on 
November 6, 2006. The DRC was excited about the project and concluded that the 
office conversion would meet the intent of the OP Overly zoning, and that the 
proposed architecture of the two buildings would comply with the Westside Historic 
Guidelines. The DRC recommended that the Planning Commission approve the 
project, but noted that the issue of the tandem parking would need to be discussed 
further at the Planning Commission level. 

 
 Regarding tandem parking, the project requires 15 parking spaces based on the 

amount of square footage of office and residential uses that the applicant is 
proposing. While the request to share the two parking spaces for the residential unit, 
and only require 13 spaces for the project, would seem appropriate and consistent 
with Planning Commission’s actions on other mixed use projects, the request to 
utilize four tandem parking spaces was a concern that was discussed at the DRC 
meeting. 

 
 The Parking Ordinance does allow the Planning Commission to approve the use of 

tandem parking, when the Commission can make the finding that the tandem parking 
is appropriate for the specified use. A majority of tandem parking that the Planning 
Commission has approved has been for residential uses. In this case, for a 
professional office use, where you may have employees and customers using the 
parking, the logistics of having a car parked behind a car that needs to get out of the 
lot has been discussed in the past by the Planning Commission as not being 
appropriate. 

 
 This parking matter is similar to the Wittstrom office conversion project on Spring 

Street, where the Commission denied his request to eliminate parking spaces since 
the need for the parking was self imposed. Without the expansion, the required 
parking spaces would fit on the site. 

 
 In this case, the request is not only to convert the house to an office, but also to 

convert the existing barn to an office with a residential unit. The project could be 
scaled back to reduce the number of parking spaces, and therefore, reduce the 
amount of tandem parking spaces needed. 

 
 As discussed above in this staff report, the request to remove the existing garage 

along with the demolition of the addition off the back of Building A, would need to 
be reviewed by the Council, since these structures are identified along with Building 
A in the City’s Historic Inventory. While it is necessary for the demolition of these 
structures to be approved by the Council, it does not appear that these structures have 
historic significance. The portion proposed for removal from Building A was an 
addition made to the historic structure in the late 1930’s. While meeting the 50 year 
test, it clearly is an addition and not tied to the historic character of the original 
dwelling. It is not clear when the detached garage was constructed and whether it 
was originally built with Building A or not. Prior to the demolition request going to 
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the City Council, further information regarding the historic significance of the garage 
will need to be provided by the applicant. 

 
 It is clear that Building B, the detached shop/barn, is not historically significant. The 

building appears to be a C. Dunn barn most likely built in the 1970’s. 
 
 The proposed modifications will meet the requirements of the Westside Historic 

Guidelines. The project as designed also appears to meet the development criteria for 
residential to office conversions as described in Chapter 21.18 and 21.18A of the 
Zoning Code.  Finally, the project would also meet the intent of the General Plan and 
Economic Strategy by providing areas to serve the City’s needs for professional 
office space. 

 
 

Policy 
Reference: General Plan, Economic Strategy, Zoning Code, Westside Historic Guidelines 
 
Fiscal 
Impact:  None 
 
Options: After consideration of any public testimony, the Planning Commission should 

consider the following options: 
 
a. Adopt the attached resolution granting approval of Conditional Use Permit 

06-009, allowing the shared parking for two spaces between the residential 
unit and the office professional use, but require that the office square 
footage be reduced by 400 square feet to 2,230 square feet, so that only 11 
spaces are required to be installed on site, thereby eliminating two of the 
four proposed tandem parking spaces, subject to standard and site specific 
conditions of approval. 

 
b. Adopt the attached resolution granting approval of Conditional Use Permit 

06-009, allowing the shared parking for two spaces between the residential 
unit and the office professional use, and allow the use of four tandem 
parking spaces as shown on the Site Plan, subject to standard and site 
specific conditions of approval. 

 
 
c. Amend, modify or alter the above noted options. 

 
 
 
 
 
Attachments: 
1.  Vicinity Map  
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2.  Project Description  
3.  Resolution Approving CUP 06-009 (Option A) 
4.  Resolution Approving CUP 06-009 (Option B) 
5.  Newspaper notice and mail affidavits 
 
 
H:/darren/CUP/CUP06-009BruceWhite/OfficeConversion/StaffReport 
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RESOLUTION NO: _____ 
 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF EL PASO DE ROBLES 

TO APPROVE CONDITIONAL USE PERMIT 06-009 
(Bruce White) 

APN:  009-033-012 
 

WHEREAS, Section 21.18.A of the Municipal Code of the City of El Paso de Robles 
requires approval of a Conditional Use Permit for the conversion of residences to 
professional office uses in the R2,OP zone; and  
 
WHEREAS, Bruce White has submitted a Conditional Use Permit application for the 
conversion of the property located at 1337 Vine Street; and  
 
WHEREAS, the request for the Conditional Use Permit is to convert the primary house 
(Building A) into a professional office and to reconstruct the existing shop/barn (Building 
B) into a two story building where the bottom floor would be professional office and the 
second story would be a studio apartment; and 
 
WHEREAS, the applicants are requesting that the Planning Commission approve the use 
of shared parking for two parking spaces between the studio apartment and the office 
uses; and 
 
WHEREAS, the applicants are requesting that the Planning Commission approve the use 
of four tandem parking spaces for the use of the front office; and 
 
WHEREAS, a public hearing was conducted by the Planning Commission on November 
28, 2006 to consider the facts as presented in the staff report prepared for this project, and 
to accept public testimony regarding this Conditional Use Permit request; and 
 
WHEREAS, the applicant is requesting to demo a portion of Building A and removal of 
the existing detached garage, since these structures are listed in the City’s Historic 
Inventory, they will need to be reviewed by the City Council prior issuance of a 
demolition permit; and 
 
WHEREAS, Building B, the detached barn/shop appears to be a C. Dunn type barn most 
likely built in the 1970’s and would not have historical significance and therefore would 
not need to go to Council for demolition; and 
 
WHEREAS, this application is Categorically Exempt from environmental review per 
Section 1503 of the State’s Guidelines to Implement CEQA: Note, if the City Council 
determines that if either of the demolition requests associated with this project will impact a 
historic resource, then the demolition will be subject to CEQA and would likely trigger an 
Environmental Impact Report (EIR); and 
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WHEREAS, based upon the facts and analysis presented in the staff report, public 
testimony received and subject to the conditions of approval listed below, the Planning 
Commission finds that the establishment, maintenance or operation for the requested use 
or building applied for, will not, under the circumstances of the particular case, be 
detrimental to the health, safety, morals, comfort, convenience and general welfare of the 
persons residing or working in the neighborhood of such proposed use, or be injurious or 
detrimental to property and improvements in the neighborhood or to the general welfare 
of the City; and 
 
WHEREAS, as a result of having four tandem parking spaces for an office professional 
use it would allow the opportunity to be conflict between the parking for the employees 
and the parking for the customers, and therefore would not be appropriate. 
 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of 
El Paso de Robles does hereby approve Conditional Use Permit 06-009 subject to the 
following conditions: 
 
 
STANDARD CONDTIONS 
 
1. The project shall be constructed so as to substantially conform with the following 

listed exhibits and conditions established by this resolution: 
 

EXHIBIT               DESCRIPTION                                    
   A    Site Plan 
   B    Landscape Plan 
   C    Architectural Elevations (Bldg. A) 
   D    Floor Plans (Bldg. B) 
   E    Architectural Elevations (Bldg. B) 
   F    Arborist Report 
 
2. Any condition imposed by the Planning Commission in granting this 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 
granting of the original permit.  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 under the conditional use permit. 

 
3. This CUP 06-009 is valid for a period of two (2) years from approval and must be 

activated within this time frame.  Once the CUP is activated, the entitlement shall apply 
to the property.  The Planning Commission may extend this expiration date for an 
additional three (3) years if a time extension application has been filed with the City 
along with the fees before the expiration date. 

 
4. No underground or aboveground storage of hazardous materials shall be allowed on-site 

without first obtaining City approval.  

Agenda Item No. 6 - Page 10 of 42



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

 
6. Use and operation of the business and its appurtenances shall be conducted in compliance 

with the City’s General Performance Standards for all uses (Section 21.21.040 of Chapter 
21.21 Performance Standards of the City’s Zoning Ordinance). 

 
SITE SPECIFIC CONDTIONS 
 
7. This Conditional Use Permit (CUP) authorizes the conversion of the existing 

residential (Bldg. A) to a professional office and the reconstruction in (Bldg. B) to an 
office/studio apartment, with associated site improvements such as parking lot and 
landscaping, subject to the conditions of approval contained in this resolution. This 
approval also allows sharing two parking spaces between the residential and office 
uses as well as the use of two tandem parking spaces for Building A. 

 
8. The building shall be brought into conformance with all applicable building codes (Title 

24) prior to issuance of certificate of occupancy for an office use. 
 
9. Prior to the issuance of a Building Permit, the office building square footage will 

need to be reduced by 400 square feet so that the project can be reduced by two 
parking spaces. 

 
10. Prior to the recordation of Parcel Map PR 05-0302, an easement needs to be 

provided over the existing sidewalk along the southern side of Building A, or a 
separate sidewalk needs to be installed within an easement so that people can get 
from the sidewalk to the rear office building. 

 
11. Prior to the recordation of Parcel Map PR 05-0302, a reciprocal parking and access 

easement needs to be provided over the parking lot and driveway located at the rear 
of the site off of the alley. The driveway and parking area located on the front of the 
lot, off of Vine Street, is intended only for the front office (Building A). 

 
12. Prior to the issuance of a building permit, the site plan needs to be submitted for staff 

review, relocating the decorative masonry trash enclosure out of the oak tree drip 
line. 

 
13. Prior to the issuance of a demo permit for the addition of the existing house 

(Building A) and the detached garage, the applicant will need to submit an 
application for a demo permit to be reviewed by the City Council. 

 
14. Prior to installation, any sign plans for the office shall be submitted via the sign 

review process to be reviewed and approved by the Development Review 
Committee. Building permits will be required as necessary. 

 
15. Any condition imposed by the Planning Commission in granting this Conditional 

Use Permit may be modified or eliminated, or new conditions may be added, 
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provided that the Planning Commission shall first conduct a public hearing in the 
same manner as required for the granting of the original permit.  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 under the conditional use permit. 

 
16. Prior to occupancy of the building permit for Building A or B, the alley must be 

improved in accordance with City Standard A-17 from the south boundary of the 
property north to 14th Street.  A standard alley approach is required at 14th Street. 

 

17. Prior to occupancy of the building permit for Building A or B, the applicant shall 
reconstruct the existing sidewalk adjacent to the property on Vine Street. 

 

18. Prior to occupancy of the building permit for Building A or B, the applicant shall 
enter into an agreement not to protest the formation of an assessment district to 
underground existing overhead utilities in the block.   

 

 
PASSED AND ADOPTED THIS 28th day of November 2006, by the following roll call 
vote: 
 
AYES:  
 
NOES:   
 
ABSENT:  
 
ABSTAIN:  
                                                                          
      CHAIRMAN JOHN HAMON  
ATTEST: 
 
          
RON WHISENAND, PLANNING COMMISSION SECRETARY 
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RESOLUTION NO: _____ 
 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF EL PASO DE ROBLES 

TO APPROVE CONDITIONAL USE PERMIT 06-009 
(Bruce White) 

APN:  009-033-012 
 

WHEREAS, Section 21.18.A of the Municipal Code of the City of El Paso de Robles 
requires approval of a Conditional Use Permit for the conversion of residences to 
professional office uses in the R2,OP zone; and  
 
WHEREAS, Bruce White has submitted a Conditional Use Permit application for the 
conversion of the property located at 1337 Vine Street; and  
 
WHEREAS, the request for the Conditional Use Permit is to convert the primary house 
(Building A) into a professional office and to reconstruct the existing shop/barn (Building 
B) into a two story building where the bottom floor would be professional office and the 
second story would be a studio apartment; and 
 
WHEREAS, the applicants are requesting that the Planning Commission approve the use 
of shared parking for two parking spaces between the studio apartment and the office 
uses; and 
 
WHEREAS, the applicants are requesting that the Planning Commission approve the use 
of four tandem parking spaces for the use of the front office; and 
 
WHEREAS, a public hearing was conducted by the Planning Commission on November 
28, 2006 to consider the facts as presented in the staff report prepared for this project, and 
to accept public testimony regarding this Conditional Use Permit request; and 
 
WHEREAS, the applicant is requesting to demo a portion of Building A and removal of 
the existing detached garage, since these structures are listed in the City’s Historic 
Inventory, they will need to be reviewed by the City Council prior issuance of a 
demolition permit; and 
 
WHEREAS, Building B, the detached barn/shop appears to be a C. Dunn type barn most 
likely built in the 1970’s and would not have historical significance and therefore would 
not need to go to Council for demolition; and 
 
WHEREAS, this application is Categorically Exempt from environmental review per 
Section 1503 of the State’s Guidelines to Implement CEQA: Note, if the City Council 
determines that if either of the demolition requests associated with this project will impact a 
historic resource, then the demolition will be subject to CEQA and would likely trigger an 
Environmental Impact Report (EIR); and 
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WHEREAS, based upon the facts and analysis presented in the staff report, public 
testimony received and subject to the conditions of approval listed below, the Planning 
Commission finds that the establishment, maintenance or operation for the requested use 
or building applied for, will not, under the circumstances of the particular case, be 
detrimental to the health, safety, morals, comfort, convenience and general welfare of the 
persons residing or working in the neighborhood of such proposed use, or be injurious or 
detrimental to property and improvements in the neighborhood or to the general welfare 
of the City. 
 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of 
El Paso de Robles does hereby approve Conditional Use Permit 06-009 subject to the 
following conditions: 
 
 
STANDARD CONDTIONS 
 
1. The project shall be constructed so as to substantially conform with the following 

listed exhibits and conditions established by this resolution: 
 

EXHIBIT               DESCRIPTION                                    
   A    Site Plan 
   B    Landscape Plan 
   C    Architectural Elevations (Bldg. A) 
   D    Floor Plans (Bldg. B) 
   E    Architectural Elevations (Bldg. B) 
   F    Arborist Report 
 
2. Any condition imposed by the Planning Commission in granting this 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 
granting of the original permit.  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 under the conditional use permit. 

 
3. This CUP 06-009 is valid for a period of two (2) years from approval and must be 

activated within this time frame.  Once the CUP is activated, the entitlement shall apply 
to the property.  The Planning Commission may extend this expiration date for an 
additional three (3) years if a time extension application has been filed with the City 
along with the fees before the expiration date. 

 
4. No underground or aboveground storage of hazardous materials shall be allowed on-site 

without first obtaining City approval.  
 
5. No storage of trash cans or recycling bins shall be permitted within the public right-of-

way.  
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6. Use and operation of the business and its appurtenances shall be conducted in compliance 
with the City’s General Performance Standards for all uses (Section 21.21.040 of Chapter 
21.21 Performance Standards of the City’s Zoning Ordinance). 

 
SITE SPECIFIC CONDTIONS 
 
7. This Conditional Use Permit (CUP) authorizes the conversion of the existing 

residential (Bldg. A) to a professional office and the reconstruction in (Bldg. B) to an 
office/studio apartment, with associated site improvements such as parking lot and 
landscaping, subject to the conditions of approval contained in this resolution. This 
approval also allows sharing two parking spaces between the residential and office 
uses as well as the use of four tandem parking spaces for Building A. 

 
8. The building shall be brought into conformance with all applicable building codes (Title 

24) prior to issuance of certificate of occupancy for an office use. 
 
9. Prior to the recordation of Parcel Map PR 05-0302, an easement needs to be 

provided over the existing sidewalk along the southern side of Building A, or a 
separate sidewalk needs to be installed within an easement so that people can get 
from the sidewalk to the rear office building. 

 
10. Prior to the recordation of Parcel Map PR 05-0302, a reciprocal parking and access 

easement needs to be provided over the parking lot and driveway located at the rear 
of the site off of the alley. The driveway and parking area located on the front of the 
lot, off of Vine Street, is intended only for the front office (Building A). 

 
11. Prior to the issuance of a building permit, the site plan needs to be submitted for staff 

review, relocating the decorative masonry trash enclosure out of the oak tree drip 
line. 

 
12. Prior to the issuance of a demo permit for the addition of the existing house 

(Building A) and the detached garage, the applicant will need to submit an 
application for a demo permit to be reviewed by the City Council. 

 
13. Prior to installation, any sign plans for the office shall be submitted via the sign 

review process to be reviewed and approved by the Development Review 
Committee. Building permits will be required as necessary. 

 
14. Any condition imposed by the Planning Commission in granting this 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 granting of the original permit.  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 under the conditional use permit. 
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15. Prior to occupancy of the building permit for Building A or B, the alley must be 

improved in accordance with City Standard A-17 from the south boundary of the 
property north to 14th Street.  A standard alley approach is required at 14th Street. 

 

16. Prior to occupancy of the building permit for Building A or B, the applicant shall 
reconstruct the existing sidewalk adjacent to the property on Vine Street. 

 

17. Prior to occupancy of the building permit for Building A or B, the applicant shall 
enter into an agreement not to protest the formation of an assessment district to 
underground existing overhead utilities in the block.   

 

 
PASSED AND ADOPTED THIS 28th day of November 2006, by the following roll call 
vote: 
 
AYES:  
 
NOES:   
 
ABSENT:  
 
ABSTAIN:  
                                                                          
      CHAIRMAN JOHN HAMON  
ATTEST: 
 
          
RON WHISENAND, PLANNING COMMISSION SECRETARY 
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