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TO:  HONORABLE CHAIRMAN AND MEMBERS OF THE PLANNING COMMISSION

FROM: WARREN FRACE, COMMUNITY DEVELOPMENT DIRECTOR

SUBJECT: CODE AMENDMENT 14-003 AND CONDITIONAL USE PERMIT 15-002
  1649 RAMADA DRIVE, DON EZELL, APN 009-631-016

DATE:  MARCH, 24, 2015

Needs: To make a recommendation to City Council regarding a request for a Code Amendment to 
add Card Rooms to the list of Conditionally Permitted land uses in the Industrial (M)
zoning district, and consideration of a Conditional Use Permit (CUP) to allow 
establishment of a Card Room at the above location.

Facts: 1. The applicant, Don Ezell, owns and operates the Paso Robles Casino Card Room at 
1124 Black Oak Drive.  The applicant has applied for a Zoning Code Amendment 
and a Conditional Use Permit that would allow a card room use at 1649 Ramada 
Drive, see Attachment 1, Site Location Map.

2. The proposed location for the card room has a General Plan, Land Use Designation 
of Business Park (BP), which is consistent with the Industrial-Planned Development 
(M-PD) zoning that applies to the property. 

3. Card rooms are listed in the Zoning Ordinance, Table 21.16.200 - Permitted Land 
Uses for All Zoning Districts, under the section of “Indoor facilities: Private Clubs 
and Commercial Recreation”, which permits card rooms with an approved CUP in 
the C-1, C-2, C-3, and RC zoning districts.  

4. The property on Ramada Drive is zoned Industrial with a Planned Development 
Overlay (M-PD).  The (base) “M” zoning district does not permit or conditionally 
permit Card Rooms.

5. The Planning Commission previously considered a Code Amendment to add Card 
Rooms to the list of permitted uses on June 10 2014. The Commission unanimously 
recommended Council approve adding this use to the M zone. 

6. The City Council considered the Code Amendment and the Planning Commission 
recommendation on July 1, 2014.  The Council rejected the proposed Code 
Amendment (vote 4-1).  With this action, and by Council policy and practice, this 
proposed amendment would not be reconsidered for at least a year.

7. By a request of the applicant, (Mr. Ezell), on January 20, 2015, the City Council 
approved a request to re-agendize a public hearing of this application on a future 
agenda before July 1, 2015. 

8. If an amendment to add card rooms to the M zone is approved by City Council, an 
approved Conditional Use Permit would be required to establish this business at the 
proposed location.  Therefore, the Commission is requested to consider a 
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Conditional Use Permit (CUP) concurrently with the Code Amendment, and make a 
recommendation on both matters to the City Council.

9. The Development Review Committee (DRC) considered this project on March 9, 
2015.  The DRC was satisfied with the proposed code amendment and CUP.  The 
DRC recommended consideration of an on-site outdoor smoking area for guests, off-
site parking requirements, and they made suggestions regarding the applicants future 
sign program.   

10. These applications are categorically exempt from environmental review per Section 
15061 (b)(3) General Rule, of the State’s Guidelines to Implement the California 
Environmental Quality Act.  

Analysis and
Conclusion:  

Code Amendment 

Typically, code amendments modifying uses permitted in a specific zone would apply to all 
properties within the same zone.  In this case, since the other properties zoned M are not 
highway oriented, and do not have other commercial hospitality or entertainment type of 
uses near them, it may not be compatible to permit card rooms in those locations.  If the 
City supports adding this use to the M zone, the Table 21.16.200, Land Use Table, could 
include an asterisk notation indicating that card rooms are only permitted in the M zone on 
Ramada Drive.  It should be noted that if the use list is modified, and a CUP is approved for
this business at the Ramada Drive location, that the number of card tables permitted in the 
City is limited by the State to six (6) tables, which Mr. Ezell has exclusive approval to 
operate all six (6) tables.  Therefore, if the CUP is approved for a card room at this 
location, no other card rooms could be established in the City unless Mr. Ezell’s card room 
is no longer in operation.  

It should be noted that card rooms are currently permitted with a CUP in the C-1, C-2, C-3,
and RC zones.  Therefore, if the City determines that the M zone is not suitable for this use, 
there are numerous other locations throughout the City where it could be located.

There are three areas in the City that are zoned Industrial (M), see Attachment 2, “M” 
Zoning Districts.  These properties are located at: (1) the intersection of Airport Road and 
Buena Vista Drive; (2) properties on North River Road, north of Union Road; and (3) 
properties on Ramada Drive, northeast of the Highway 101/State Route 46 interchange.  
There is a similar zoning district, Planned Industrial (PM), in other areas of the City, 
primarily in the Commerce Way area and in the Wisteria Lane development.  Those PM 
zoned areas are intended to attract “clean, indoor, light-manufacturing” types of industry 
with attractive architecture, landscaping and a somewhat higher quality atmosphere than 
the M zoning district. Card rooms are not permitted in the PM zoning district.

In terms of the suitability of adding card rooms to the M zone on Ramada Drive, the base 
Industrial zoning is intended to allow for manufacturing, heavy commercial service, and 
other uses that may have external impacts that would not be compatible with other zoning 
districts due to visual impacts, noise, odors, truck traffic, etc.  In this case, the properties on 
Ramada are zoned Manufacturing with a Planned Development Overlay (M-PD).  The 
intention of the overlay district is, as a “gateway” area to the City (prior to adoption of the 
Gateway Design Standards), to require more design oversight than would be typical of a 
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straight industrial zone.  The application of a PD suggests design purview, such as 
requiring activities to take place indoors, have outdoor storage areas screened from public 
view, and that architecture be of a higher quality than purely utilitarian building design.

General Plan Consistency

The General Plan Land Use Element provides two “industrial” land use designations: 
Industrial (M) and Business Park (BP).  Under the zoning code there are four zoning 
districts: Industrial (M), Industrial Planned Development (M-PD), Planned Industrial (PM), 
and Airport (AP-PD).  The BP designation is consistent with the PM, M-PD and AP-PD 
zoning districts.  The intention of the BP designation is to allow for intense commercial 
service/light industrial uses, with higher quality architecture, site planning and outdoor 
screening requirements.  The BP land use category reflects this intention in the BP 
description noted in Table LU-4 of the General Plan.  It states:  

BP Land Use Definition. 
Areas for clean and attractive businesses and industries in which all activities 
are conducted indoors (some limited outdoor storage and/or activities may be 
permitted via approval of a conditional use permit and if completely screened). 
Manufacturing, fabrication, assembly, research and development, industrial 
services, warehousing, wholesale distribution, and convenience commercial 
uses particularly those that support industrial uses (e.g. copy/blueprint 
services, coffee shops, convenience markets, gasoline sales).  

   

Because of the Planned Development (PD) requirement, the M-PD zone is distinctly 
different than the M zone which has limited architectural and site appearance 
requirements.  Because of the PD requirement, the M-PD zone is consistent with the 
intent of the BP land use designation.

In considering the compatibility of card rooms in the M-PD zone/BP land use category, 
it would be necessary to determine that card rooms are consistent with the intention and
typical uses identified for the zone and land use designation.  For clarification, per 
Chapter 5.08.011 of the Municipal Code, “card rooms” are defined as:

General Plan Industrial Land Use Designation 
and Zoning District
Consistency Table

General Plan Land Use 
Category

Zoning District

Business Park (BP) Planned Industrial (PM); 
Industrial with Planned 
Development Overlay 
(M-PD)
Airport (AP-PD)

Industrial (M) Industrial (M)
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Any building or structure, or any portion of a building or structure, or any 
premises or place where any person or persons are allowed to play a card game 
as defined in this section.  “Card games" as used in this chapter means all forms 
of card games authorized by the State of California.  

The proposed card room includes ancillary uses, including a cocktail lounge and 
“snack bar” food service area.  The cocktail lounge use is also permitted in the M zone 
subject to approval of a CUP.  The snack bar/food service use is permitted “by right”. 
The applicant will need to obtain required licensing by the State to serve alcohol.  
Security measures for the card room use would adequately address potential concerns 
with serving alcohol.  The applicant is not considering live music or other activities 
such as a cigar lounge at this time.  As a side note, aside from requiring a business 
license fee, the City only makes revenues from retail sales tax associated with selling 
food and drinks with this type of business. The City does not receive revenue (e.g. 
fees) from gambling activities.

If this use can be determined to be consistent with, and compatible in the M-PD 
zone/BP designation, then specific “findings” will be required to document how card 
rooms are consistent.  As noted in Attachment 3, (Letter from the Applicant), the 
applicant describes card rooms as a “hospitality” business.  As such, this use would not 
support or be related to most other uses in the zoning district or land use category, 
however, external impacts from a business that operates indoors would likely be 
minimal.

Conditional Use Permit

Conditional Use Permits apply to activities that might not otherwise be compatible with 
surrounding development, due to potential impacts (e.g. operational, environmental, 
etc.), but when specific mitigations or conditions of approval are applied, potential 
impacts can be reduced or eliminated thereby ensuring (to the extent possible) that the 
use will be compatible with surrounding properties and activities.

The CUP process also provides the City discretion to consider potential issues, receive 
public input from the community, and determine if a proposed use is suitable in a 
particular location.  

The existing card room has an approved Conditional Use Permit 08-009, whereby 
specific conditions of approval address potential safety and security concerns.  
Conditions include requirements to install interior and exterior security cameras and 
lighting fixtures, have security personnel on duty during business hours, and others. 
The California Gambling Control Act, Business & Professions Code §12396, chapter 
on “Surveillance” sets forth applicable regulations regarding safety and security 
requirements prescribed by the State, see Attachment 6.  The Police Chief noted that 
since this location on Ramada Drive is much farther out from town, that the police 
department would not be able to patrol the new location on a regular basis.

Another aspect to consider with a CUP for a card room at this location is related to 
onsite parking requirements.  The zoning code does not have specific parking 
provisions for this type of land use.  Other cities in the area also do not have specific 
parking requirements for card rooms since this is a fairly unique land use.  The code 
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provides the City with the ability to determine parking based on the needs of the 
specific needs of a project. Table 21.22.01 (1) notes: “Where specific parking 
requirements are not listed, an interpretation of parking impacts and spaces needed 
based on a similar use may be determined by the Community Development Director.”
In this case, some of the uses of the building would fit under specified parking 
requirements (e.g. office, general commercial – such as food service, and warehouse), 
however card tables should require parking spaces for each seat.  Typically, card 
players as well as employees, arrive in separate vehicles.  The proposed card room 
includes permission to allow up to six (6) card tables.  

The following staff recommended parking requirements were reviewed with the 
applicants’ representatives: 

Parking Spaces for Card Room
4 tables, with 6 seats and 
1 dealer each

28 parking spaces 
(24 guests, 4 dealers)

2 tables, with 4 seats and 
1 dealer each

10 parking spaces
(8 guests, 2 dealers)

Lounge/snack bar area 2 parking spaces
Office area 3 parking spaces
Total parking spaces 43 parking spaces

The site can accommodate 20 on-site parking spaces.  The balance of parking spaces 
(23 spaces) would need to be provided off-site.  The parking code, under section 
21.22.130, Joint Use Parking, authorizes the Planning Commission to approve joint use 
of parking spaces when parking facilities would be used at different times of the day.  
In this case, the applicant is proposing joint use of parking facilities across the street at 
Paris Precision (a manufacturing and assembly business) since they operate during the 
day, and the peak hours for the card room are in the evening. The owners of Paris 
Precision have provided a letter (attached) agreeing to participate in an agreement to 
allow the owners of the card room to use 23 parking spaces on their property.  To 
effectuate this agreement, as required by the parking ordinance, the applicant would be 
conditioned to provide documentation of a legal agreement for such joint use.  The 
applicant would also be required to install sidewalk frontage improvements to the north 
and handicapped-compliant curbs to provide safe, accessible access from the card room 
property to parking on the east side of the street at Paris Precision.

Reference: 2003 General Plan, Zoning Code, Uptown/Town Center Specific Plan, CEQA, 2014 
Planning Commission Meeting Minutes, 2014 City Council Meeting Minutes

Fiscal 
Impact: None. 
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Options: After consideration of any public testimony the Planning Commission may recommend the 
City Council approve one of the following options:

  
Option 1: 

a. Adopt the attached Ordinance adopting Code Amendment 14-003; 
b. Adopt the attached Resolution approving Conditional Use Permit 15-003; or 

Option 2: 
b. Amend, modify or reject the foregoing options. 

Attachments 

1. Location Map
2. “M” Zoning District Map
3. Letter from the Applicant
4. Letter from Paris Precision
5. Site Plan  
6. Elevations
7. Floor Plans
8. Ordinance to Approve Zoning Code Amendment
9. Resolution to Approve CUP
10. Public Hearing Notices
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Paris 
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1.  Airport Rd / Buena Vista
General Plan:  BP
Zoning:  M-PD

2. North River Rd
General Plan:  IND
Zoning: M

3. Ramada Dr.
General Plan:  BP
Zoning:  M-PD

“M” Industrial Zoning Districts Location
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RESOLUTION NO. 

A RESOLUTION OF THE CITY OF EL PASO DE ROBLES
PLANNING COMMISSION RECOMMENDING AN AMENDMENT 

TO TITLE 21 (ZONING) OF THE MUNICIPAL CODE TO THE CITY COUNCIL 
TO MODIFY TABLE 21.16.200 - PERMITTED LAND USES FOR ALL ZONING DISTRICTS

(CODE AMENDMENT 14-003 - EZZELL) 

WHEREAS, Code Amendment 14-003 has been filed by Don Ezzell on behalf of the Paso Robles 
Casino, requesting to amend Table  21.16.200 of the City of El Paso de Robles Zoning Ordinance, to 
allow card rooms in the Industrial (M) zoning district with the approval of a Conditional Use Permit; 
and 

WHEREAS, Mr. Ezzell owns and operates the Paso Robles Casino which is currently located at 1124 
Black Oak Drive and would he would like to relocate the card room to a new location at 1649 
Ramada Drive; and 

WHEREAS, the Ramada Drive area is zoned Industrial (M-PD), and Table 21.16.200 of the Zoning 
Code does not allow card rooms in the M zone; and

WHEREAS, code amendments modifying uses permitted in a specific zone would typically apply to all 
properties within the same zone; and

WHERAS, properties in the M zone are intended to allow for manufacturing, heavy commercial service, 
and other uses that may have external impacts that would not be compatible with other zoning districts 
due to visual, noise, odors, and truck traffic impacts; and  

WHEREAS, the subject property located at 1649 Ramada Drive has high visibility to Highway 101, and 
has a broader range of other land uses (e.g. church, restaurants, retail space), than typically found in other 
M zone locations; and

WHEREAS, and card rooms attract highway-oriented travelers in addition to local patrons; and

WHEREAS, the subject property is zoned M with a Planned Development Overlay, “M-PD”, in which 
the “PD” indicates a greater expectation for more design oversight to ensure the quality of overall project 
design, architectural treatment, and compatibility with surrounding development than purely utilitarian 
building designs in typical M zones; and

WHEREAS, the General Plan Land Use Element provides a compatible land use category for the “M-
PD” zone with the land use designation of Business Park (BP) for this area, which supports the 
“gateway” nature of the location.  The intention is allow for more intense commercial service/light 
industrial uses, but require screening, higher quality architecture, etc., as demonstrated by the following 
BP Land Use Category description:

Areas for clean and attractive businesses and industries in which all activities are conducted 
indoors (some limited outdoor storage and/or activities may be permitted via approval of a 
conditional use permit and if completely screened).  Manufacturing, fabrication, assembly, 
research and development, industrial services, warehousing, wholesale distribution, and 
convenience commercial uses, particularly those that support industrial uses (e.g. copy/blueprint 
services, coffee shops, convenience markets, gasoline sales).  
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WHEREAS, in this case, since other M zoned properties in other locations in the City are not highway-
oriented, and do not have as broad a range of other commercial uses near them, a card room may not be 
compatible in those other locations, therefore, Table 21.16.200, Land Use Table, should include an 
asterisk notation indicating that card rooms are only permitted in the M-PD zone on Ramada Drive; and

WHEREAS, since other uses in the M-PD zone on Ramada Drive have generally been developed with 
indoor activities and outdoor screening, and do not result in as significant external impacts as other 
typical uses in an M zone, and the proposed card room use would conduct business indoors and not result 
in external impacts, and there is a broad mix of land uses in the M-PD zone, the proposed card room use 
could be found compatible in the M-PD zone on Ramada Drive, subject to a notation in Table 21.16.200, 
Land Use Table, indicating card rooms may only be permitted in the M-PD zone subject to approval of a 
Conditional Use Permit; and

WHEREAS, this application is categorically exempt from environmental review per Section 
15061(b)(3) (General Rule) of the State’s Guidelines to Implement CEQA; and 

WHEREAS, at its meeting on March 24, 2015, the Planning Commission conducted a public hearing on 
the proposed Code Amendment and took the following actions regarding this ordinance:

a. Considered the facts and analysis, as presented in the staff report prepared for this ordinance;

b. Conducted a public hearing to obtain public testimony on the proposed ordinance;  

 c. Recommended the City Council adopt the proposed ordinance.  

NOW, THEREFORE, the Planning Commission of the City of El Paso de Robles hereby 
recommends the City Council amend Title 21 (Zoning) of the Municipal Code, Table 21.16.200, to 
permit Card Rooms in the Industrial (M-PD) zoning district on Ramada Drive, as shown in the 
attached Exhibit “A”.

AYES:
NOES:  
ABSTAIN:  
ABSENT:
       __________________________________
       Vince Vanderlip, Chairperson

ATTEST:
_____________________________________________
Warren Frace, Secretary of the Planning Commission  
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RESOLUTION NO. 

A RESOLUTION OF 
THE PLANNING COMMISSION OF THE CITY OF EL PASO DE ROBLES
RECOMMENDING APPROVAL OF CONDITIONAL USE PERMIT 15-002 

TO THE CITY COUNCIL 
FOR A CARD ROOM AND COCKTAIL LOUNGE 

LOCATED AT 1649 RAMADA DRIVE
APN 009-631-016, APPLICANT – DON EZELL

WHEREAS, Conditional Use Permit (CUP 15-002) is a proposal to establish a card room business with 
six (6) card tables, and ancillary uses including a cocktail lounge and restaurant at 1649 Ramada Drive, 
filed by Don Ezell; and 

WHEREAS, the business is proposed is in the Industrial (M-PD) zoning district; and

WHEREAS, the proposed business may be permitted with approval of a Conditional Use Permit in the 
M-PD zone; and  

WHEREAS, the proposed card room would be consistent with the applicable M-PD zoning district and 
the intent of the General Plan Land Use Designation of Business Park (BP), since the zoning and land use 
designation allows for a range of commercial uses, the card room activities would take place indoors, and 
there would be no change in external impacts on surrounding development compared to the current use of 
the site; and

WHEREAS, all activities associated with the proposed business would be conducted indoors, (except for 
an outdoor smoking area which is shown on the Site Plan, provided in Exhibit A), therefore the use would 
be compatible with surrounding land uses in the near vicinity; and 

WHEREAS, the location of the proposed use is not in an area routinely patrolled by the Paso Robles 
Police Department, however, the applicant will provide uniformed security guards during the hours of 
operation to address security concerns to deter potential crime, and the applicant will comply with 
regulations set forth in the California Business and Professions Code §12396 for installing and operating 
a surveillance system; and 

WHEREAS, in compliance with the City Zoning Ordinance, Off-Street Parking regulations, a determination 
has been made that the proposed card room would require 43 off-street parking spaces.  Since the project site
can only accommodate 20 parking spaces, the applicant has agreed to comply with a condition of approval to 
record a parking agreement with the property owner  located to the east of the site (i.e. Paris Precision, APN 
009-631-017), and will effectuate a Joint Use Parking Agreement for use of up to 23 parking spaces on the 
Paris Precision property.  The term of the agreement would need to remain in effect as long as a card room 
business is in operation on the project site; and 

WHEREAS, the Planning Commission held duly noticed public hearing on March 24, 2015 to accept 
public testimony on this Conditional Use Permit application; and

WHEREAS, based upon the facts and analysis presented in the staff report, and public testimony 
received, the Planning Commission finds that by conducing all business indoors (except for smoking), 
providing the required parking, and addressing safety concerns, that the proposed business will not be 
detrimental to the health, safety, morals, comfort, convenience and general welfare of the persons residing 
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or working in the neighborhood of the proposed use, or be injurious or detrimental to property and 
improvements in the neighborhood or to the general welfare of the City if the business is in compliance 
with the required conditions of approval as set forth in the following Conditions of Approval. 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de 
Robles does hereby recommend approval of Conditional Use Permit 15-002 to the City Council subject to 
the following conditions and exhibits: 

STANDARD CONDTIONS

1. The project shall be operated in substantial conformance with the following conditions 
established by this resolution: 

2. Any condition imposed by the City Council 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 City Council 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 15-002 is valid for a period of two (2) years from the date of approval.  Unless a 
business license has been issued, the approval of CUP 15-002 shall expire on March 24, 2017.
The City Council 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. 

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. The card room shall be designed, constructed and operated in substantial conformance with the 
exhibits attached to this resolution: 

EXHIBITS:

 A Site Plan
B Elevations   
C Floor Plan 

8. The applicant shall ensure that a uniformed security guard is employed as specified by the Police 
Chief during hours of business operation.  Said uniformed security guard shall escort business 
customers to their vehicles, upon request by customers. 
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8. The applicant shall install, operate and maintain an interior and exterior Surveillance Plan
utilizing video cameras in compliance with State Business & Professions Code, Surveillance 
§12396. 

9. In compliance with the City Zoning Ordinance, Chapter 21.22 Off-Street Parking Regulations, the 
applicant shall provide 43 off-street parking spaces prior to operating this business.  The applicant 
may provide the required parking spaces on the project site and/or through use of a Joint Use Parking
Agreement for use of up to 23 parking spaces, as provided for in Section 21.22.130 of the parking 
regulations. The applicant shall record a parking agreement with the property owner of 1612 
Ramada Drive, APN 009-631-017. The term of the agreement shall remain in effect as long as a 
card room business is in operation on the project site.

10. A sign program application shall be submitted and reviewed by the Development Review 
Committee prior to approval and installation of any business signs.   

11. This Conditional Use Permit shall be reviewed by the Police Chief annually to determine if this 
business has resulted in security/police incidents of concern to the Police Department.  If the 
Police Chief determines that this business is resulting in detrimental security and safety issues 
then the Conditional Use Permit shall be reconsidered by the Planning Commission to address 
those concerns.

PASSED AND ADOPTED THIS 24th day of March, 2015 by the following Roll Call Vote:

AYES:   
NOES:   
ABSENT:  
ABSTAIN:  

      _________________________________________ 
      Vince Vanderlip, Chairperson
ATTEST:

__________________________________________ 
Warren Frace, Secretary of the Planning Commission
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