
 

  

TO:  CHAIRMAN AND MEMBERS OF THE PLANNING COMMISSION 
 
FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT: PD 07-016 (DENNIS BRADSHAW) 
 
DATE:  FEBRUARY 12, 2008 
 
Needs:  To consider an application filed by MW Architects, Inc. on behalf of Dennis Bradshaw 

requesting to construct a new 4,463 square foot, two-story retail/office building. 
 
Facts: 1. The site is located at 1321 Spring Street (see attached Vicinity Map). 
 

2. The approximate 3,500 square foot site has a General Plan Land Use designation of 
Community Commercial (CC). The Zoning designation is C1-PD (General 
Commercial within the Planned Development Overlay). The site is within the 
Downtown Parking Area. 

 
3. The original one-story building was removed after being damaged from the 2003 

San Simeon earthquake.  
 

4. The proposed new two-story building will have commercial and retail uses on the 
first floor and office use on the second floor.  

 
5. Section 21.22.035, of the parking ordinance gives credit to buildings in the 

downtown that are replaced or re-constructed. The ordinance only requires the 
incremented increase in square footage be required to provide parking spaces. In 
this case, the increase in building square footage is only on the second story, which 
is 2,221 square feet. Therefore, six parking spaces would be required (based on 
1/400 square feet). The applicant is proposing to pay in-lieu parking fees rather than 
provide parking on site.  

 
6. The parking ordinance has established $4,640 per space as the in-lieu fee. Provided 

the applicant “pulls a building permit” in the 2008 calendar year, this project will be 
required to pay $27,840 (6 X $4,640). Fees increase $1500 plus any consumer price 
index (CPI) every January 1st of each year. The in-lieu fees are calculated and 
required to be paid at the time the building permit is issued by the Building 
Department. 
 

7. The project was reviewed by the Development Review Committee (DRC) at their 
meeting on January 22, 2008, where the Committee recommended that the Planning 
Commission approve the project. The DRC did request that the applicant provide 
more specific colors and materials board. The City has received the Board and will 
provide the board to the Commission at the February 12th meeting.  

 
8. The Downtown Main Street Association has reviewed the proposed plans and is in 

favor of the project. 
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9. This application is Categorically Exempt (Class 32) from environmental review per 
Section 15332 of the State’s Guidelines to Implement the California Environmental 
Quality Act (CEQA).   

 
Analysis and 
Conclusion: When this project was originally submitted, staff had concerns that the design did not meet 

the Downtown Design Guidelines. The applicant took in consideration staff’s 
recommendations and revised the plans to add additional architectural enhancements to 
improve the design, such as recessed doors, store front windows, clay-tile roofing, and 
other enhancements.  
  
The DRC reviewed the initial architectural elevations along with the revised plans. The 
DRC was appreciative of the applicant’s revisions and concluded that the project did 
appear to be consistent with the Downtown Design Guidelines. The Committee 
recommended that Planning Commission approve the project. As the approving body, 
the Planning Commission shall determine if the architecture is compatible with the 
downtown and of sufficient quality to meet the guidelines for downtown development. 
 
The proposed new office/retail building would meet the requirements of the Commercial 
Zoning, and therefore be consistent with the General Plan, Zoning Ordinance, and 
Economic Strategy, since it provides for retail and professional office, infill development 
in the downtown area. 
   

Policy 
Reference: General Plan Land Use Element; General Plan Update EIR certified in 2003; Zoning Code 

and California Environmental Quality Act (CEQA).   
 
Fiscal 
Impact:  Retail/ Office Professional uses help generate new investment in the downtown by 

providing retail and office space for professionals who will work and shop in the area. 
Additionally, by requiring the payment of in-lieu parking fees, money will be generated to 
help fund future parking facilities in the downtown. 

 
Options: After consideration of all public testimony, that the Planning Commission considers the 

following options:  
 
  a. Adopt a Resolution adopting PD 07-016, subject to site specific and standard 

conditions of approval; 
 

b.  Amend, modify or reject the foregoing option. 
 
Attachments: 
1.  Vicinity Map 
2.  Resolution approving PD 07-016  
3.  Newspaper and Mail Notice Affidavits 
 
H:PD/PD07-016/Bradshaw/Staff Report 
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RESOLUTION NO.: 
 

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

PLANNED DEVELOPMENT 07-016  
(DENNIS BRADSHAW) 

APN:  009-037-009 
 
WHEREAS, Planned Development 07-016 has been filed by MW Architects, Inc. on behalf of 
Dennis Bradshaw,  to construct a new 4,463 square foot two-story retail/office building; and 
 
WHEREAS, the project is located at 1321 Spring Street; and 
 
WHEREAS, the General Plan land use designation of the site is Community Commercial Mixed 
Use Overlay (MU), and the Zoning is C1-PD (General Commercial, Office Professional Overlay); 
and   
 
WHEREAS, the proposed parcel map is Categorically Exempt from environmental review per 
Section 15332 (Class 32) of the State’s Guidelines to Implement the California Environmental 
Quality Act (CEQA); and  

 
WHEREAS, at its February 12, 2008 meeting, the Planning Commission held a duly noticed public 
hearing on the Project, to accept public testimony on the proposal including Planned Development 
07-016 and related applications; and 
 
WHEREAS, based upon the facts and analysis presented in the staff report and the attachments 
thereto, the public testimony received, and subject to the Conditions of Approval listed below, the 
Planning Commission makes the following findings: 
 
1. The proposed Project will not be detrimental to the City’s efforts to revitalize Downtown Paso 

Robles since the Project is consistent with the City's Economic Strategy, by providing 
investment into the downtown as well as providing professional office space in the downtown.  

 
2. The proposed Planned Development is consistent with the purpose, intent and regulations set 

forth in Chapter 21.16A (Planned Development Overlay District Regulations) as follows: 
  
 A. The granting of the Planned Development (PD) will not adversely affect the policies, spirit 

and intent of the General Plan, the Zoning Ordinance, and the policies and plans of the City.  
Rather, the PD for the Project implements the City’s goals as expressed in its General Plan 
and its Economic Strategy. 

 
 B. The Project maintains and enhances the significant natural resources on the site.  This has 

been accomplished through the use of extensive landscaping, and establishment of enhanced 
architecture. 

 
 C. The Project is designed to be sensitive to, and blend in with, the character of the site and 

surrounding area. 
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 D. The Project is consistent with the purpose and intent of the Planned Development Chapter of 
the Zoning Ordinance and the Project is not contrary to the public health, safety and welfare. 

 
 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de 
Robles does hereby approve Planned Development 07-016, subject to the following conditions: 
 
PLANNING CONDITIONS: 
 

1. 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: 

 
EXHIBIT DESCRIPTION 

 
   A  Title Sheet 
   B  Site Plan 
   C  Floor Plans 
   D  Elevations 

  E  Color and Materials Board (on file in the Community Development Dept.) 
 

2. This Development Plan for PD 07-016, allows for development and operation of the 4,463 
square foot building consisting of retail/office uses. 

 
3. This project approval shall expire on February 12, 2010 unless a time extension request is filed 

with the Community Development Department prior to expiration. 
 
4. In conjunction with the submittal of the building plans, exterior light cut-sheets shall be 

provided for Staff review, to insure adequate shielding. 
 
5. Prior to the issuance of a building permit, the applicant shall pay in-lieu fees for 6 spaces at 

a rate established by Council Resolution. In-lieu fees are calculated and paid at the time of 
Building Permit issuance. 

 
6. The applicant shall submit a sign program that shall be reviewed by the DRC. The applicant 

shall obtain required building permits for the signs prior to installation. 
 

7. All roof mounted equipment shall be fully screened. 
 

EMERGENCY SERVICES SITE SPECIFIC CONDITIONS: 
 
8. Provide fire sprinkler systems for structures 5,000 square feet or greater. 
 
9. Prior to the start of construction, documentation shall be submitted to Emergency Services 

showing that required fire flows can be provided to meet all project demands. 
 

10. Fire hydrants shall be installed at intervals as required by the Fire Chief and City Engineer.  
The maximum spacing for single family residential shall be 500 feet.  The maximum 
spacing for multi-family and commercial/residential shall be 300 feet.  On-site hydrants 
shall be placed as required by the Fire Chief. 
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11. Building permits shall not be issued until the water system, including hydrants, has been 

tested and accepted and a based access road installed sufficient to support the City’s fire 
apparatus (HS-20 Truck Loading).  The access road shall be kept clear to a minimum of 24 
feet at all times and shall be extended to each lot and shall be maintained to provide all 
weather driving conditions. 

 
12. No building shall be occupied until all improvements are completed and accepted by the 

City for maintenance. 
 

PASSED AND ADOPTED THIS 12th day of February, 2008 by the following Roll Call Vote: 
 
AYES:   
 
NOES:   
 
ABSENT:  
 
ABSTAIN:  
      _________________________________________ 
      CHAIRMAN ED STEINBECK 
 
ATTEST: 
_____________________________________________________ 
RON WHISENAND, PLANNING COMMISSION SECRETARY 
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