
TO:  HONORABLE CHAIRMAN AND PLANNING COMMISSION 

FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR 

SUBJECT: PLANNED DEVELOPMENT 05-020/TPM PR 07-0168 
  BEAVER SPRINGS INDUSTRIAL PROJECT; APPLICANT - JIM REED; 

PASO ROBLES STREET - APN 009-214-002 

DATE:  MAY 11, 2010 

Needs: For the Planning Commission to consider a request to develop and construct two 
light manufacturing buildings located at the southeast corner of Paso Robles Street 
and the Highway 101 exit. 

Facts:
1. The applicant submitted a development application for a light industrial project 

with five buildings in November 2005.   

2. The property is zoned Commercial/Light Industrial (C3), and is designated in 
the General Plan as Commercial Service/Salinas River Overlay (CS/SRO).  
The proposed use is permitted in the zoning district and land use designation.  
See Vicinity Map, Attachment 1. 

3. The project site is approximately 6.8 acres in area.  Most of the site is within 
the Salinas River flood zone, and there is a wetland located within a short 
distance of the property frontage on Paso Robles Street.  See Site Plan, 
Attachment 2. 

4. The project site is also located directly to the east of the Paso Robles Street 
exit from Highway 101.  According to the applicant's traffic consultant, 
industry standard safe site access speed is approximately 10 – 15 mph or 
lower.  According to traffic study data provided by the applicant, traffic 
exiting the highway directly onto Paso Robles Street is typically traveling at 
speeds between 35 – 40 mph. 

5. City staff conducted an application completeness review and informed the 
applicant of technical information needed for the application, as well as 
environmental, traffic safety and policy concerns regarding the proposed 
project in 2005. 

6. Major issues of concern centered on: “Gateway” design considerations for 
building architecture; biological impacts of filling and relocating a wetland; 
consistency with the Salinas River Vision and Uptown/Town Center Specific 
Plan goals related to site planning, future land uses, and public access; and traffic 
safety of site access and circulation from Highway 101. 
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7. The applicant and City worked through several iterations of the project.  The 
building architecture and site plan was considered by the Development Review 
Committee (DRC) in June 2007.  The DRC had minor comments, but overall 
determined the architecture was acceptable.  The DRC did not address 
environmental issues since the City was in the process of preparing an Initial 
Study/environmental review for the project. 

8. As a result of a biological peer review, the applicant revised the proposed site 
design and eliminated almost all impacts to biological resources on the site by 
reducing the number of buildings from five to two.   

9. However, the major unresolved issue is that the traffic design submitted by the 
applicant does not provide safe access to the property in a manner that satisfies 
either the City or Caltrans.   

10. In addition, the applicant's property has no direct access to a public street.  There 
is access to the property that is specifically limited to the current and historical 
use of the property.  The project would require the City Council to dedicate a 
public right-of-way to allow intensification of uses on this property, which the 
City Council has not done. 

11. Before the project can be approved, it must be reviewed for compliance with the 
provisions of the California Environmental Quality Act (CEQA).  However, as 
noted above, the traffic design submitted by the applicant is inadequate to 
address the public safety concerns, and further, depends upon the City separately 
agreeing to dedicate a public right of way.  The applicant has thus far declined to 
submit any further traffic mitigation measures that would allow staff to complete 
the documentation necessary to satisfy its CEQA obligations.

12. Nevertheless, the applicant has requested that its application be reviewed in 
order to receive direction. 

13. CEQA prohibits the City from approving a project without adequate CEQA 
documentation.  The CEQA documentation for this project is incomplete and 
inadequate, and therefore the Commission cannot approve the project.   

Analysis 
and
Conclusions: As noted above, this project has been in project review for a long time.  There are 

numerous complexities associated with this project.  However it comes down to a 
few primary issues. 

The project does not have legal access to a public street to accommodate 
the proposed intensified use of the property.  To allow for such 
intensification, the City would have to designate this portion of Paso 
Robles Street as a public street, which would include costs of design and 
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construction to City street standards, safety features for traffic coming off 
Highway 101 and maintenance.   

The applicant has not proposed a traffic design solution to provide safe 
access to his property in the face of high-speed traffic exiting the highway.  
If traffic is generally exiting the highway between 35 - 40 mph, and the 
safe access speed to enter the applicants’ property is 10 mph, this is a 
significant traffic safety issue.   

Potential design solutions and the process to review them have been raised 
with Caltrans.  Caltrans is willing to consider future improvements of the 
exit ramp.  Two traffic design alternatives offered by the applicant and 
considered by the City and Caltrans include: 1) a stop sign on the ramp – 
which was determined by Caltrans not to be in compliance with stop sign 
warrants; and 2) an uncontrolled intersection with improved radius’ to 
slow traffic down and accommodate southbound traffic.  Caltrans 
requested revisions to the applicants’ traffic study to correct data and 
provide additional information to analyze this alternative.  The applicant 
has not provided the information requested by Caltrans.  A third 
alternative proposed by the applicant is a roundabout at the intersection, 
however this alternative, which Caltrans and the City have indicated may 
address safety issues, has not been pursued by the applicant.  An 
acceptable traffic mitigation has not been proposed by the applicant and 
therefore the City cannot complete the project environmental 
determination.   

The City recommended the applicant work with property owners to the 
south who are also interested in intensifying use of their property, to 
develop an appropriate design solution and share the cost of any the 
improvements.  The City has no information that the applicant has been 
interested in pursuing this recommendation. 

Improvement of the Paso Robles Street exit is not on the City’s Capital 
Improvement List and the City does not collect development impact fees 
for this facility.   

At this time, the City does not have the financial resources to design or 
construct an extension of Paso Robles Street.

No interim frontage improvements have been identified that would 
provide safe access to the proposed intensified uses on the project site. 

In light of the issues noted above, the environmental review process cannot be 
completed, and the City cannot legally approve this project.   
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Reference: Paso Robles General Plan and EIR, Paso Robles Zoning Ordinance, Draft 
Uptown/Town Center Specific Plan, Gateway Design Standards, 2006 Economic 
Strategy. 

Fiscal  
Impact: No direct fiscal impact. 

Options: After opening the public hearing and taking public testimony, the Planning 
Commission should consider the following options: 

1. Make the appropriate findings and adopt the attached resolution to deny this 
application; or 

2. Provide direction to the applicant to provide information necessary to 
complete the environmental review; or 

3. The Planning Commission may amend, modify, or reject the above options. 

Staff Report Prepared By: Susan DeCarli, AICP  

Attachments: 
1. Vicinity Map 
2. Site Plan 
3. Memo from City Engineer 
4. Resolution to Deny PD 05-020/TPM PR 07-0168 
5. Newspaper and Mail Notice Affidavits 
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1310570v3 32862/3020

RESOLUTION NO.

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

DENYING PLANNED DEVELOPMENT 06-020 AND TPM PR 07-0168 
APPLICANT – JIM REED; PASO ROBLES STREET/HWY. 101 

APN: 009-214-002 

WHEREAS, applications for Planned Development 06-020 and TPM PR 07-0168 have been filed by Jim 
Reed; and 

WHEREAS, the property is in the Commercial/Light Industrial (C3) zoning district and it is designated 
Commercial Service/Salinas River Overlay (CS/SRO) in the General Plan; 

WHEREAS, Planned Development 06-020 and TPM PR 07-0168 is a proposal to construct  two 
commercial/light industrial buildings, which is consistent with the property’s zoning and land use 
designation; and 

WHEREAS, the applicant proposes to intensify use of undeveloped property; and  

WHEREAS, the property does not have direct access to a public street; the project would require the City 
Council to designate a public right-of-way to allow access to the site for the proposed intensified uses on the 
property; and 

WHEREAS, the current configuration of Paso Robles Street and the Highway 101 off-ramp additionally 
would not allow safe vehicular access to the property, and the applicant has not provided an adequate design 
solution to mitigate the public safety concerns to the satisfaction of the City or Caltrans; and 

WHEREAS, before the City can approve the project, it must be reviewed for compliance with the provisions 
of the California Environmental Quality Act (CEQA).  However the applicant has not provided any revised 
traffic mitigation measures that would allow staff to complete the documentation necessary to satisfy the 
City's CEQA obligations; and 

WHEREAS, without adequate CEQA documentation, the Planning Commission is unable to approve the 
project; and 

WHEREAS, the applicant has nonetheless requested that the Planning Commission consider its application; 
and

WHEREAS, the Planning Commission held a duly noticed public hearing on May 11, 2010 on this project to 
accept public testimony on the Planned Development application PD 06-020 and TPM PR 07-0168;  

NOW THEREFORE BE IT RESOLVED AS FOLLOWS: 

Section 1. Based upon the facts and analysis presented in the staff report and the attachments thereto, 
public testimony received, the Planning Commission makes the following findings: 

a. Without safe access to the property intensification of the site would be detrimental to the health, 
safety, 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 
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b. Before the project can be approved, it must be reviewed for compliance with CEQA.  Applicant's 
submitted traffic design is inadequate to address public safety concerns, and further, depends upon 
the City separately agreeing to dedicate a public right of way.  Therefore, Staff cannot complete the 
documentation necessary to satisfy its CEQA obligations; and  

c. The City is prohibited from approving a project without CEQA documentation.   Because this project 
does not have adequate or complete CEQA documentation, the City cannot approve this project.   

Section 2. Based on all of the above, the Planning Commission of the City of El Paso de Robles does 
hereby deny Planned Development 06-020 and TPM PR 07-0168.  

PASSED AND ADOPTED THIS 11th day of May, 2010 by the following Roll Call Vote: 

AYES:   
NOES:   
ABSENT:  
ABSTAIN:   

      _________________________________________ 
      CHAIRMAN JOEL PETERSON 

ATTEST:

_____________________________________________________ 
RON WHISENAND, PLANNING COMMISSION SECRETARY 
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