
 

CITY OF ATASCADERO PLANNING COMMISSION AGENDA 
 

 
HYBRID MEETING INFORMATION: 
The Planning Commission meeting will be available via teleconference for those who wish to 
participate remotely. The meeting will also be held in the City Council Chambers and in-person 
attendance will be available at that location.  
 
HOW TO OBSERVE THE MEETING REMOTELY: 
To participate remotely, residents can livestream the meeting on Zoom, The video recording of the 

meeting will repeat daily on Channel 20 at 1:00 am, 9:00 am, and 6:00 pm and will be available through 

the City’s website and on the City’s YouTube Channel.  To participate remotely using the Zoom platform 

please visit:  

https://us02web.zoom.us/j/83250238111 
 
Planning Commission – Meeting ID:  832 5023 8111   (No Passcode Required)  

 
HOW TO SUBMIT PUBLIC COMMENT: 
Public comment may be provided in-person or remotely. Call (669) 900-6833 (Meeting ID: 832 5023 
8111)    to listen and provide public comment via phone or via the Zoom platform using the link above.  
 
Written public comments are accepted at pc-comments@atascadero.org  . Comments should identify the 
Agenda Item Number in the subject line of the email. Such comments will be forwarded to the Planning 
Commission and made a part of the administrative record. To ensure distribution to the Planning 
Commission before consideration of an item, please submit comments not later than 12:00 p.m. the 
day of the meeting. All correspondence will be distributed to the Planning Commission, posted on the City’s 
website, and be made part of the official public record of the meeting. Please note, comments will not be read 
into the record.  Please be aware that communications sent to the Planning Commission are public records 
and are subject to disclosure pursuant to the California Public Records Act and Brown Act unless exempt from 
disclosure under applicable law. Communications will not be edited for redactions and will be printed/posted as 
submitted. 
 

 
AMERICAN DISABILITY ACT ACCOMMODATIONS: 
Any member of the public who needs accommodations should contact the City Clerk’s Office at 
cityclerk@atascadero.org or by calling 805-470-3400 at least 48 hours prior to the meeting or time 
when services are needed. The City will use their best efforts to provide reasonable accommodations 
to afford as much accessibility as possible while also maintaining public safety in accordance with 
the City procedure for resolving reasonable accommodation requests.  

 

Planning Commission agendas and minutes may be viewed on the City's website:  

www.atascadero.org/agendas. 

 

Copies of the staff reports or other documentation relating to each item of business referred to on 
the Agenda are on file in the Community Development Department and are available for public 
inspection on our website, www.atascadero.org.  Contracts, Resolutions and Ordinances will be 
allocated a number once they are approved by the Planning Commission.  The Minutes of this 
meeting will reflect these numbers.  All documents submitted by the public during Planning 
Commission meetings that are either read into the record or referred to in their statement will be 
noted in the Minutes and available for review by contacting the Community Development 
Department. All documents are available for public inspection during City Hall business hours by 
appointment. 

https://us02web.zoom.us/webinar/register/WN_ZwJ7a031S3KXauEym9ehaA
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fus02web.zoom.us%2Fj%2F83250238111&data=05%7C01%7Camanier%40atascadero.org%7C08eee822d4ca416a8b7108dbdbbc6cff%7Cfa50a07f04724ddca92935f334316bde%7C0%7C0%7C638345374564924314%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=LI8QeRifwwmLx82rBUmR0h7JBOa8f%2B4VI%2B59OUiIfrU%3D&reserved=0
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CITY OF ATASCADERO 
PLANNING COMMISSION AGENDA 

 
 

REGULAR MEETING  
Tuesday, May 21, 2024  

6:00 P.M.  
 

City Hall Council Chambers 
6500 Palma Avenue, 4th Floor  
Atascadero, California 93422 

 
CALL TO ORDER 
 

Pledge of Allegiance 
 

 
ROLL CALL:  Chairperson Tori Keen 

Vice Chairperson Jeff van den Eikhof 
Commissioner Jason Anderson 

   Commissioner Victoria Carranza  
Commissioner Greg Heath 
Commissioner Randy Hughes   
Commissioner Dennis Schmidt 

 
APPROVAL OF AGENDA 
 
PUBLIC COMMENT (This portion of the meeting is reserved for persons wishing to 
address the Commission on any matter not on this agenda and over which the 
Commission has jurisdiction.  Speakers are limited to three minutes.  Please state your 
name for the record before making your presentation.  The Commission may take action 
to direct the staff to place a matter of business on a future agenda.) 
 
 

CONSENT CALENDAR (All items on the consent calendar are considered to be routine 
and non-controversial by City staff and will be approved by one motion if no member of 
the Commission or public wishes to comment or ask questions.) 
 

 
1. APPROVAL OF THE DRAFT MINUTES OF MAY 7, 2024 

• Recommendation:  Commission approve the May 7, 2024 Minutes. 
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PLANNING COMMISSION BUSINESS 
 
COMMUNITY DEVELOPMENT STAFF REPORTS  
None 
 
PUBLIC HEARINGS    
(For each of the following items, the public will be given an opportunity to speak. After a staff 
report, the Chair will open the public hearing and invite the applicant or applicant’s 
representative to make any comments.  Members of the public will be invited to provide 
testimony to the Commission following the applicant.  Speakers should state their name for the 
record and can address the Commission for three minutes.  After all public comments have 
been received, the public hearing will be closed, and the Commission will discuss the item and 
take appropriate action(s). 

 
DISCLOSURE OF EX PARTE COMMUNICATIONS: 
Prior to a project hearing, Planning Commission Members must disclose any communications they have had on any 
quasi-judicial agenda items.  This includes, but is not limited to, Tentative Subdivision Maps, Parcel Maps, Variances, 
Conditional Use Permits and Planned Development Permits.  This does not disqualify the Planning Commission 
Member from participating and voting on the matter, but gives the public and applicant an opportunity to comment on 
the ex parte communication. 

 
2. 11600/11700 EL CAMINO REAL (DOVE CREEK MIXED-USE) 

The project includes a request for Amendments to the Dove Creek Master Plan of 
Development, PD overlay zone text amendment, and a Tentative Tract Map to 
establish a mixed-use development containing commercial tenant spaces, a hotel, 
and residential units on a vacant parcel (DEV23-0079).  
 

• CEQA: The proposed project is consistent with the previously certified 
Mitigated Negative Declaration 2004-0026.  
 

• Recommendation:  Staff’s recommendation is for the Planning Commission to 
adopt the Draft Resolution recommending that the City Council take the 
following actions: 
 

i. Introduce for the first reading, by title only, an ordinance that would 
approve a Zoning Text Amendment to modify Planned Development 
Overlay Zone No.12 for the Dove Creek Mixed-Use project area; and 

ii. Approve an Amendment to the Conditional Use Permit (CUP 2003-
0099, as amended) that established a Master Plan of Development for 
The Villages of Dove Creek, approving the Dove Creek Mixed-Use 
project; and  

iii. Approve Tentative Tract Map TR 3229, for a commercial and residential 
condominium subdivision for the Dove Creek Mixed-Use project area, 
and take such additional, related, action that may be desirable. 
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3. 7625 SAN LUIS AVE (BARBER AUTOMOTIVE & TOWING) 
Request for a Conditional Use Permit to establish an automotive repair shop with 
towing and outdoor vehicle storage with screening and landscape setback 
modification APN 030-241-058 (USE24-0033). 
 

• CEQA: The proposed project qualifies for a Class 1 categorical exemption 
from the provisions of the California Environmental Quality Act (California 
Public Resources Code §§ 21000, et seq., “CEQA”) and CEQA Guidelines 
(Title 14 California Code of Regulations §§ 15000, et seq.) pursuant to CEQA 
Guidelines Section 15301, which exempts the operation or leasing of existing 
facilities that involve negligible or no expansion.  

 
• Recommendation:  Staff’s recommendation is for the Planning Commission to 

adopt the Draft Resolution approving Conditional Use Permit USE24-0033 
allowing for the establishment of an Automotive Repair Shop with Towing and 
Outdoor Vehicle Storage, and a modification of the required fence screening 
and landscape setback, and take such additional, related, and take such 
additional, related, action that may be desirable. 

 
 

4. 9520 EL CAMINO REAL, SUITE A (JAX SMOKE EMPORIUM) 
Request to consider a Conditional Use Permit to allow a tobacco retailer land use on 
APN 056-071-014 (USE24-0018). 
 

• Recommendation:  Staff’s recommendation is for the Planning Commission to 
adopt the Draft Resolution approving the Conditional Use Permit, based on 
findings and subject to conditions of approval, and take such additional, 
related, action that may be desirable. 

 

• CEQA: The proposed project qualifies for a Class 3 categorical exemption 
from the provisions of the California Environmental Quality Act (California 
Public Resources Code §§ 21000, et seq., “CEQA”) and CEQA Guidelines 
(Title 14 California Code of Regulations §§ 15000, et seq.) pursuant to CEQA 
Guidelines Section 15303, because it is limited to a change of use in an 
existing small structure with negligible modifications to the exterior of the 
structure. 

 
 

5. 2605 TRAFFIC WAY (TELECOMMUNICATIONS FACILITY & HEIGHT 
MODIFICATION) 
Request to consider a telecommunications facility with height modification to allow a 
63’ monopine cell tower and associated equipment at on APN 049-063-003 (USE24-
0014). 
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• CEQA: The proposed project qualifies for a Class 3 categorical exemption 
from the provisions of the California Environmental Quality Act (California 
Public Resources Code §§ 21000, et seq., “CEQA”) and CEQA Guidelines 
(Title 14 California Code of Regulations §§ 15000, et seq.) pursuant to CEQA 
Guidelines Section 15301, which exempts new construction or conversion of 
small structures.   

 
• Recommendation:  Staff’s recommendation is for the Planning Commission to 

adopt the Draft Resolution approving Conditional Use Permit USE24-0014 
allowing a telecommunications facility with a height exception for a 63’ 
monopine cell tower and take such additional, related, action that may be 
desirable. 

 
 

 
COMMISSIONER COMMENTS AND REPORTS 
 
DIRECTOR’S REPORT  
 
ADJOURNMENT 
The next regular meeting will be on June 4, 2024 at City Hall, Council Chambers, 6500 
Palma Ave., Atascadero, CA.  
 
Please note:  Should anyone challenge in court any proposed development entitlement listed on this Agenda, that person 
may be limited to raising those issues addressed at the public hearing described in this notice or in written 
correspondence delivered to the Planning Commission at, or prior to, this public hearing. 
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City of Atascadero 
WELCOME TO THE ATASCADERO PLANNING COMMISSION MEETING 

 
The Planning Commission meets in regular session on the first and third Tuesday of each month at 6:00 p.m. at City Hall, Council 
Chambers, 6500 Palma Avenue, Atascadero.  Matters are considered by the Commission in the order of the printed Agenda.  
Copies of the staff reports or other documentation relating to each item of business referred to on the Agenda are on file in the office 
of the Community Development Department and are available for public inspection during City Hall business hours at the Front 
Counter of City Hall, 6500 Palma Avenue, Atascadero, and on our website, www.atascadero.org.  All documents submitted by the 
public during Commission meetings that are either read into the record or referred to in their statement will be noted in the minutes 
and available for review in the Community Development Department.  Commission meetings are audio recorded, and may be 
reviewed by the public.  Copies of meeting recordings are available for a fee.  Contact the City Clerk for more information at (805) 
470-3400. 
 
TO SPEAK ON SUBJECTS NOT LISTED ON THE AGENDA 
Under Agenda item, “PUBLIC COMMENT”, the Chairperson will call for anyone from the audience having business with the 
Commission to approach the lectern and be recognized.   

1. Give your name for the record (not required). 
2. State the nature of your business.   
3. All comments are limited to 3 minutes.   
4. All comments should be made to the Chairperson and Commission.   
5. No person shall be permitted to make slanderous, profane or negative personal remarks concerning any other individual, 

absent or present. 
This is when items not on the Agenda may be brought to the Commission’s attention.  A maximum of 30 minutes will be allowed for 
Public Comment Portion (unless changed by the Commission). 
 
TO SPEAK ON AGENDA ITEMS (from Title 2, Chapter 1 of the Atascadero Municipal Code) 
Members of the audience may speak on any item on the agenda.  The Chairperson will identify the subject, staff will give their 
report, and the Commission will ask questions of staff.  The Chairperson will announce when the public comment period is open and 
will request anyone interested to address the Commission regarding the matter being considered to step up to the lectern.  If you 
wish to speak for, against or comment in any way: 

1. You must approach the lectern and be recognized by the Chairperson. 
2. Give your name (not required). 
3. Make your statement. 
4. All comments should be made to the Chairperson and Commission. 
5. No person shall be permitted to make slanderous, profane or negative personal remarks concerning any other individual, 

absent or present. 
6. All comments limited to 3 minutes.  

If you wish to use a computer presentation to support your comments, you must notify the Community Development Department at 
(805) 461-5035 at least 24 hours prior to the meeting.  Digital presentations brought to the meeting should be on a USB drive or CD.  
You are required to submit to the Recording Secretary a printed copy of your presentation for the record.  Please check in with the 
Recording Secretary before the meeting begins to announce your presence and turn in the printed copy.    
 
The Chairperson will announce when the public comment period is closed, and thereafter, no further public comments will be heard 
by the Commission. 
 
HOW TO SUBMIT PUBLIC COMMENT: 
If you wish to comment, please email public comments to:   
pc-comments@atascadero.org  by 12:00 pm on the day of the meeting.  Such email comments must identify the Agenda Item 
Number in the subject line of the email. The comments will be forwarded to the Planning Commission and made a part of the 
administrative record. If a comment is received after the deadline for submission but before the close of the meeting, the comment will 
still be included as a part of the administrative record of the meeting but will be forwarded to the Planning Commission the next 
business day. Please note, email comments will not be read into the record.  

 
AMERICAN DISABILITY ACT ACCOMMODATIONS: 
Any member of the public who needs accommodations should contact the City Clerk’s Office at cityclerk@atascadero.org or by 
calling 805-470-3400 at least 48 hours prior to the meeting or time when services are needed. The City will use their best efforts to 
provide reasonable accommodations to afford as much accessibility as possible while also maintaining public safety in accordance 
with the City procedure for resolving reasonable accommodation requests.  

Planning Commission agendas and minutes may be viewed on the City's website: www.atascadero.org. 

 

Copies of the staff reports or other documentation relating to each item of business referred to on the Agenda are on file in the 
Community Development Department and are available for public inspection on our website, www.atascadero.org.  Contracts, 
Resolutions and Ordinances will be allocated a number once they are approved by the Planning Commission.  The Minutes of this 
meeting will reflect these numbers.  All documents submitted by the public during Planning Commission meetings that are either 
read into the record or referred to in their statement will be noted in the Minutes and available for review by contacting the 
Community Development Department. All documents are available for public inspection during City Hall business hours by 
appointment. 
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ITEM NUMBER:     1 

 
DATE:  5-21-24 

 
 

CITY OF ATASCADERO 
PLANNING COMMISSION 

 

 DRAFT MINUTES 
Regular Meeting – Tuesday, May 7, 2024 – 6:00 P.M. 

City Hall  
6500 Palma Avenue, Atascadero, California 

 
CALL TO ORDER - 6:00 p.m. 
Chairperson Keen called the meeting to order at 6:02 p.m. and Commissioner Schmidt 
led the Pledge of Allegiance. 
 

 
ROLL CALL 
 
Present: Commissioners Anderson, Carranza, Heath, Schmidt, Vice 

Chairperson van den Eikhof and Chairperson Keen 
 
Absent: Commissioner Hughes   
     
Vacant: None 
      

Others Present: Annette Manier, Recording Secretary 
   Taylor Foland, RWG Law 
   Genevieve Sharrow, MIG (via Teleconference) 
     
Staff Present: Phil Dunsmore, Community Development Director 

Kelly  Gleason, Planning Manager 
  
APPROVAL OF AGENDA 
 

  MOTION: By Commissioner Schmidt and seconded by 
 Vice Chairperson van den Eikhof to approve the  

    Agenda.  
 

Motion passed 6:0 by a roll-call vote.  
 (Hughes absent) 

PUBLIC COMMENT 
None. 
Chairperson Keen closed the Public Comment period. 
 
CONSENT CALENDAR 
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ITEM NUMBER:     1 

 
DATE:  5-21-24 

1. APPROVAL OF THE DRAFT MINUTES OF APRIL 16, 2024 

• Recommendation:  Commission approve the April 16, 2024 Minutes. 
 
 

MOTION: By Commissioner Schmidt and seconded by 
Commissioner Anderson to approve the 
Consent Calendar.  

   
Motion passed 6:0 by a roll-call vote. 
(Hughes absent) 

 
 
PLANNING COMMISSION BUSINESS 
None 

 
PUBLIC HEARINGS   
 

2. OBJECTIVE DESIGN STANDARDS  
       The project includes amendments to Title 9 to establish Objective Design  
   Standards (ODS) and property development standards. (CPP21-0053). 
 

• CEQA: The proposed Ordinance is exempt from the California Environmental 
Quality Act (CEQA), Public resources Code Section 21000 et seq., because it 
can be seen with certainty that there is no possibility that the enactment of this 
Ordinance would have a significant effect on the environment (Pub. Resources 
Code § 21065; CEQA Guidelines §§ 15378(b)(4), 15061(b)(3). 

 
•    Recommendation:  Staff’s recommendation is for the Planning Commission to 

adopt the Draft Resolution recommending that the City Council introduce an 
Ordinance for first reading, by title only, to establish Objective Design 
Standards for multi-family and mixed-use developments and update existing 
development standards in Title 9 for consistency. 

 
 
DISCLOSURE OF EX PARTE COMMUNICATIONS: 
Commissioners met with Planning Manager Gleason and Director Dunsmore for an 
overview of Objective Design Standards.  
 
Consultant Sharrow, Director Dunsmore, and Planning Manager Gleason presented the 
staff report and answered questions from the Commission.  
  
PUBLIC COMMENT 
The following members of the public spoke: Devon Haggie. 
 
Chairperson Keen closed the Public Comment period. 
 



 

PC Draft Minutes of 5/7/2024 
Page 3 of 3 

         
ITEM NUMBER:     1 

 
DATE:  5-21-24 

MOTION: By Commissioner Anderson and seconded  
by Commissioner Heath to adopt PC 
Resolution 2024-0008 recommending the 
City Council introduce an Ordinance for first 
reading by title only to establish Objective 
Design Standards for multi-family and 
mixed-use developments  and update 
existing development standards as needed 
for consistency to amend Title 9: Planning & 
Zoning, to adopt Objective Design 
Standards and other related amendments for 
consistency, with the following changes:  
▪ On page 79, Section 9-4.125(a)(5) 

Landscape standards: Include a menu of 
flexible options for street tree plantings 
for commercial and multi-family 
development and update any other 
sections that would be inconsistent with 
that.  

 
Motion passed 4:2 by a roll-call vote. 
(Carranza, Schmidt voted no) 
(Hughes absent) 

 
COMMISSIONER COMMENTS AND REPORTS  
Commissioner Schmidt noticed that a number of commercial businesses are putting signs 
in various places, and asked if there is anything we can do for that littering. Director 
Dunsmore answered his question. 
 
DIRECTOR’S REPORT 
Director Dunsmore stated that the next meeting will be held on May 21, 2024, and the 
Commission will hear the Dove Creek project, a Conditional Use Permit (CUP) for a 
telecom site on Traffic Way, a CUP for a tobacco retail store, and a CUP for an automotive 
repair shop with towing on San Luis Ave.  Director Dunsmore also stated that the 
Downtown Infrastructure Plan will start this summer, and the General Plan Update is 
continuing to move forward.  
 
ADJOURNMENT – 8:03 p.m.  
The next regular meeting will be on May 21, 2024, at City Hall, 6500 Palma Avenue, 
Atascadero, CA. 
    
 
MINUTES PREPARED BY: 
 
____________________________ 
Annette Manier, Recording Secretary 
Administrative Assistant 



  

CITY OF ATASCADERO 

 PLANNING COMMISSION STAFF REPORT 
Item 2 

 

 

Department:   Community 
Development 

Date: 5/21/2024 

  

 
TO: Phil Dunsmore, Community Development Director 
FROM: Kelly Gleason, Planning Manager 
PREPARED BY:  Xzandrea Fowler, Senior Planner 
 

SUBJECT:  DEV23-0079, Dove Creek Mixed-Use Project 
11600 & 11700 El Camino Real, Atascadero, CA 93422  
(APN 045-331-014) 

 

RECOMMENDATION: 
 
Planning Commission  

1. Adopt Draft PC Resolution A recommending that the City Council approve an amendment 
to the Dove Creek Master Plan of Development (CUP 2003-0099), Vesting Tentative Tract 
Map (TR3229), and amendments to Planned Development Overlay #12 to allow for a 
mixed residential and commercial project on the Dove Creek commercial property (APN 
045-331-014) and find the amendments consistent with the previously certified Mitigated 
Negative Declaration (EDN 2004-0026).  

 

DISCUSSION: 
 
REPORT-IN-BRIEF 
The Dove Creek Mixed-Use Project consists of a request to establish a mixed residential and 
commercial development with a corresponding Tentative Tract Map for a condominium 
subdivision on the northwest side of the Santa Barbara Road and El Camino Real intersection. 
The project proposes commercial uses near El Camino Real and residential uses near Santa 
Barbara Road, and along Bliss and Cashin Streets. The proposed hotel use will be internal to the 
project site. 
 
The commercial area is designed around a covered plaza to encourage restaurants and similar 
indoor-outdoor uses. Access will be from Bliss Street and Cashin Street consistent with the 
original Dove Creek Master Plan of Development and recorded tract map. 
 
The following entitlements are required to approve the project and are before the Planning 
Commission for consideration and recommendation to the City Council. 

1. Consistency with previously certified Mitigated Negative Declaration No. 2004-0026 
2. Zone Text Amendment to PD12 
3. Amendment to Master Plan of Development (CUP 2003-0099) 







5/21/2024 | Item 2 | Staff Report 

Dove Creek Mixed-Use Project 

DEV23-0079/Montage Development 
 

 

 
Residential Portion: 
The project includes 71 residential units lining Bliss Street, Cashin Street, and Santa Barbara Road. 
These units are proposed to be within 2-story residential buildings with ground floor units along 
Bliss and Cashin Streets, and a 3-story residential building with ground floor units along the Santa 
Barbara Road frontage. The three-story building includes private, individual garages. All other 
parking is designed to be shared throughout the site.  
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Dove Creek Mixed-Use Project 

DEV23-0079/Montage Development 
 

 

Commercial Portion: 
The commercial portion of the site includes an indoor-outdoor commercial court and hotel. The 
tenant spaces will surround a covered courtyard that will provide seating and shared commercial 
amenity areas. The central hotel building will have commercial-oriented uses on the ground floor 
facing the commercial market court. Additional ground floor uses include quasi-commercial 
visitor-serving uses such as a fitness center and a conference room or other similar uses. These 
uses would be shared with the surrounding development residents as an added amenity. 
 

 
 
ANALYSIS 
The proposed project includes an amendment to the previously approved Master Plan of 
Development, Vesting Tentative Tract Map, and text amendment to PD12. All elements of the 
development require appearance review consistent with Planned Development overlay 
standards. 
 
The Commercial Retail zone allows for mixed-use development with up to 24 units per acre. 
Generally, residential units must be located above ground floor commercial space. Residential 
uses may only be located on the ground floor with the approval of a planned development 
overlay zone.   As the project site is located within PD12, an amendment to the Master Plan of 
development and overlay zone allows for the proposed configuration.  
 
The  existing CR zoning of the site allows for a density of up to 125 market-rate units in addition 
to a large variety of commercial uses, and could qualify for additional units if affordable housing 
or fractional density were to be applied. The site is also identified in the ���]�š�Ç�[�•���,�}�µ�•�]�v�P�����o���u���v�š��
with an assumed residential development of at least 50 units. The PD-12 overlay zone listed a 
maximum residential density for the entire Dove Creek project to 200 base density units and 79 
bonus units for a total of 279 residential units, consistent with the previous environmental 
analysis for the project site. With recent changes to State laws an�����]�v���o�µ�•�]�}�v���]�v���š�Z�������]�š�Ç�[�•���Z�}�µ�•�]�v�P��
sites inventory as a by-right housing site, additional units are assumed above this original Master 
Plan of Development and, thus, the PD overlay is proposed to be amended to provide clarity. 
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Dove Creek Mixed-Use Project 

DEV23-0079/Montage Development 
 

 

Items of discussion include: 
1. Site design 
2. Traffic, access, parking, and site cir-

culation 
3. Hotel use 

4. Architectural design 
5. Residential amenity spaces 
6. Neighborhood compatibility 
7. Gateway feature 

 
1. Site Design 

The project proposes residential uses facing the existing Dove Creek residential units to enhance 
neighborhood compatibility. Commercial uses are located along El Camino Real and toward the 
interior of the site. During initial meetings related to this and previous proposals, the residents 
and DRC expressed a preference for horizontal mixed-use as a way to transition between the 
existing developed neighborhood and commercial uses on-site.  
 
The site was designed with pedestrian uses and orientation in mind. The project includes 
decorative surfaces in common space areas and shared resident and commercial amenity spaces 
lining the pedestrian paseo. The central amenity space adjacent to the hotel and retail tenant 
spaces includes outdoor seating, fire pits, and areas for outdoor eating should a restaurant use 
occupy one or �u�}�Œ�����}�(���š�Z�����•�‰�������•�X���d�Z�������Œ���������o�•�}���]�v���o�µ�����•���������Z�]�o���Œ���v�[�•�����o�]�u���]�v�P�����Œ�������Á�]�š�Z���š�µ�Œ�(�U���o�}�Á��
boulders, and other natural elements. Trees and pergolas are provided for shade.   
 
The main commercial space is oriented around a central outdoor courtyard which includes a 
flexible space for adjacent commercial tenant use. This space would be covered to provide shade 
and would include areas for outdoor dining and family-oriented games. The parking and drive-
aisle directly adjacent to the commercial courtyard includes decorative pavement and could 
allow for temporary closure for events such as a community market or seasonal event. Existing 
improvements include street trees and sidewalk around the perimeter of the site. Additional 
landscape is provided throughout the setback, parking, and amenity spaces to enhance the 
overall design theme and common outdoor use areas.  

 
2. Traffic, access, parking, and site circulation 

The Dove Creek development and associated tract map eliminates access roads on Santa Barbara 
Road and El Camino Real due to traffic conflicts with the adjacent intersection and topographic 
constraints. Access to the commercial pad is from 3 driveways, one off of Bliss Street and two off 
of Cashin Street. All access rights were granted as part of the original tract map for the Dove 
Creek development. The current proposal eliminates the second driveway at Cashin Street and 
maintains the one driveway at each street to focus vehicular traffic onto the site and provide 
additional landscape area.  
 
The site includes a looped access drive, allowing for parking adjacent to all site uses. Per the 
Atascadero Municipal code, the project requires a minimum of 200 spaces without allowed 
parking reductions for shared peak hour uses. The code allows for a parking reduction when the 
mix of uses on site have differing peak hour parking demands. This is generally the case for 
residential and retail/restaurant uses and residents and hotel patrons generally park overnight 
whereas retail and restaurant uses have greater daytime demand. With a parking reduction 
allowance of 20%, the municipal code requires a site total of 160 spaces. As there is limited 
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surrounding on-street parking available, the applicant is proposing 178 on-site parking spaces, 
166 of which are shared spaces with the remaining 12 as private garage spaces.  This exceeds the 
���]�š�Ç�[�•�� �u�µ�v�]���]�‰���o�� ���}������ �Œ���‹�µ�]�Œ���u���v�š�•�� ���v���� ���o�o�}�Á�•�� �P�Œ�����š���Œ�� �(�o���Æ�]���]�o�]�š�Ç�� �]�v�� �š�Z���� �µ�•���•�� �š�Z���š�� �����v�� ������
accommodated within the commercial tenant units. A finding for the requested parking 
reduction is included in the attached resolution.   
 
Pedestrian connections from the existing Dove Creek neighborhoods onto the site are provided 
at the intersection of Cashin and Bliss (main paseo entrance at roundabout), adjacent to the main 
vehicular entrances, and a mid-block pathway roughly aligned with Salvia Lane at Cashin Street. 
A pedestrian connection is also included to El Camino Real and Santa Barbara Road where the 
project sits at grade with the adjacent existing sidewalks.  
 

3. Hotel use 
The applicant is proposing a hotel use in the center of the site. These short-term stay hotel units 
will include kitchens to compete with the Airbnb market. The municipal code allows for hotels to 
include kitchen facilities in 100% of the rooms if the following findings can be made: 

1. The hotel has at least 20 rooms; 
2. A deed notification will be recorded against the property detailing the commercial nature 

of the project/building; 
3. The project is designed consistent with municipal code standards and provides amenities 

consistent with a tourist serving use; and 
4. The project is in an area that supports tourist serving activities. 

 
The project meets the standards as listed above and is designed as conditioned. The south end 
of town is in close proximity to Paloma Park, which is used for a number of tournaments and 
activities. The design of the project provides amenities befitting a small boutique hotel with 
fitness room provided and surrounded by targeted commercial uses that support visitors. As a 
boutique sized hotel, it is also assumed that rooms would be provided to family visiting residents 
within surrounding neighborhoods.  
 

4. Architectural design 
The design proposal includes an agrarian and barn-inspired theme with gable roof forms and 
earth-toned colors. The commercial structures include a combination of one and two-story 
elements for variety in height and expanded upper-floor use areas. Materials include standing 
seem metal siding, wood siding, concrete base, and Corrugated metal, adding multiple textures 
and colors to the overall design palette. Metal awnings and railings are included to enhance the 
design theme and provide additional shade and shadow elements. The central courtyard roof 
includes vertical louvers for sun control and to add visual interest. Roll-up doors are included for 
tenant space flexibility.  
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The residential and hotel buildings include similar materials but incorporate stucco features to 
contrast the commercial retail tenant space façade treatments.  The 3-story residential building 
along Santa Barbara Road would include similar elements with stone veneer as an added base 
material. The maximum allowed height in the Commercial retail Zoning District is 35-feet. All 
commercial and residential buildings are designed to meet this standard.   

 
5. Residential amenity spaces 

As a mixed-use project, standards for recreational open space may be minimized in favor of 
shared commercial/residential outdoor spaces and in support of a higher intensity and density of 
development. The project has been designed with private balconies or courts for each unit in 
additional to ample landscaped are surrounding the residential buildings. The hotel building is 
designed to include guest amenities that will be available to on-site residents and the central 
pedestrian paseo includes spaces for children as well as adults to congregate.  
 

6. Neighborhood compatibility 
The project site is part of the Dove Creek mixed-use development. Based on the original master 
plan of development, a 60,000 square-foot commercial center was envisioned with a central 
parking lot and building back-of-house facing Cashin and Bliss. Landscaping was included around 
the perimeter of the site to buffer the commercial uses from the residential uses.  
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During previous iterations of concept plans for this site, a desire was expressed by surrounding 
residents and decision makers to use a horizontal mixed-use concept, allowing for residential 
units on the ground floor along Cashin and Bliss Streets as a transition zone between existing 
residential neighborhoods and proposed commercial activities. The current design incorporates 
this same concept. In response to feedback received from neighbors regarding the preservation 
of the neighborhood character and structural massing, the project proposes 2-story units fronting 
Bliss and Cashin Streets, at the interface between the project and the existing residential 
neighborhood. Existing residential units adjacent to this project site are 2-story units with side 
and rear yards facing the project site.  
 
The building fronting Santa Barbara Road will be 3-stories but is sunken from the road as you 
move toward the intersection with El Camino Real. The short side of the building that will be 
closest to existing residences accommodates building stairways and has minimal windows to 
reduce overlook. Landscaped setbacks have also been incorporated along Cashin and Bliss 
(ranging between 13-feet at the narrowest pinch point to 46 feet at the 3-story building) to allow 
for the plantings of trees and taller shrubs to help buffer and transition between the existing and 
new units and limit overlook and privacy issues. The 3-story building that will contain the short-
term hotel units is located towards the center of the project. 
 

7. Gateway feature 
A Gateway Monument is proposed at the corner of Santa Barbara Road and El Camino Real as 
this location marks the southern entrance to the city. The proposed monument is made of corten 
steel panels �Œ���•���u���o�]�v�P���š�Z�����Z�]�o�o�•���}�(�����š���•���������Œ�}�X���d�Z�����u���]�v���‰���v���o���]�v���o�µ�����•���š�Z�������]�š�Ç���o�}�P�}�����v�����^���]�š�Ç��
�}�(�����š���•���������Œ�}�_�����•�������P���š���Á���Ç���(�����š�µ�Œ���X���d�Z�����•�]�P�v���P�������o�•�}���]�v���o�µ�����•�����v���]�v�š���Œ�v���o�o�Ç���]�o�o�µ�u�]�v���š�������š�}�Á���Œ��
���o���u���v�š���Á�]�š�Z���^���}�À�������Œ�����l�_�����•�������‰�o�������u���l�]�v�P���‰�Œ�}�i�����š���•�]�P�v�X���>�}�Á���o���À���o���µ�‰-lighting is also proposed 
to highlight the panels and city name and logo. As there is a significant elevation change between 
this intersection and the adjacent commercial pad, ample room for surrounding landscaping to 
accent the sign is included. A condition is included that this feature be maintained by the property 
owner / owner�[s association in perpetuity however, an easement for City access is also required 
to ensure that the city has rights to access and modify should the need arise.  
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conditioned to be externally lit with downward lighting to increase compatibility with adjacent 
residential and hotel uses unless illumination is turned off during the nighttime hours.  
 
SOUTH GATEWAY 
�d�Z�������}�À�������Œ�����l�����}�u�u���Œ���]���o���•�]�š�����]�•���o�}�����š���������š���š�Z�����•�}�µ�š�Z�����v�����}�(���š�}�Á�v�����š���š�Z�����^���v�š�Œ�Ç�_���š�}���š�Z�������]�š�Ç�X��
The site provides an opportunity to provide a gateway into the City and create a sense of place 
through landscape, building, and site design. The site is recessed approximately 10-feet from the 
El Camino Real and Santa Barbara intersection with the sidewalk level to the site grades as you 
approach Bliss and Cashin Streets. 
 
The project locates the commercial market along El Camino Real approximately where the on-
site grade is level with the sidewalk. Parking areas are located towards the Santa Barbara Road 
and El Camino Real intersection as well as the Cashin Street and El Camino Real intersection. The 
site and landscape plan show ample space for diverse and dense landscaping at both 
intersections. A two-story element was incorporated into the design of the main commercial 
courtyard building to increase visibility from the intersection of El Camino Real and Santa Barbara 
Road. The monument signage proposed at this intersection will act as a welcome sign into the 
city as well as signage that identifies the Dove Creek neighborhood.  
 
PROJECT BENEFITS 
One of the required findings for a Planned Development is that the project offers certain 
redeeming features to compensate for the requested Zone Change. As this project is a 
modification to the PD12 overlay zone, the findings must be affirmed with this amendment. Per 
City Council policy, benefits include: High quality architectural and landscape design, buffering 
between uses, higher density to meet Housing Element goals, pocket parks, and walkways for 
pedestrian connectivity. As designed and conditioned, the proposed amended project meets the 
findings for approval.  
 

ENVIRONMENTAL DETERMINATION:  
A Mitigated Negative Declaration (MND) No. 2004-0026 was certified by the City Council on 
September 14, 2004. The MND evaluated the entire Dove Creek Master Plan and specifically 
analyzed the potential impacts of commercial development on the project site that included 
60,000 SF of future commercial retail space, including a 26,500 SF anchor tenant. While the 
residential villages identified in the analyzed project have been built and occupied as planned, 
the commercial center never developed and is now the location of the proposed mixed-use 
project. 
 
To supplement the analysis of the previously certified MND for the project site, the applicant 
prepared a series of comparative analyses to evaluate whether the project would result in a 
greater impact to resources that previously identified. The applicant team provided analyses 
related to traffic and sewer capacity. The traffic analysis showed a reduction in anticipated peak 
hour trips based on the proposed mix of land-uses. The sewer capacity analysis showed that, 
while there will likely be an increase in peak flows, the sewer lines as designed are sized 
appropriately to accommodate the proposed development.  
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Hotels with Kitchens in greater than 50% of rooms/units 
1. The project is designed consistent with the standards of the Atascadero Municipal Code 

and provides amenities consistent with a tourist serving use 
2. The project is in an area that supports tourist serving activities 

 
Tentative Subdivision Map 

1. The proposed subdivision, together with the provisions for its design and improvement, 
is consistent with the General Plan and the proposed Specific Plan (Government Code§§ 
66473.5 and 66474(a) and (b)): 

2. The site is physically suitable for the type of development (Government Code§ 
66474(c)): 

3. The site is physically suitable for the proposed density of development (Government 
Code § 66474(d)): 

4. The design of the subdivision or the proposed improvements will not cause substantial 
environmental damage or substantially and avoidably injure fish or wildlife or their habi-
tat. (Government Code § 66474(e)): 

5. The design of the subdivision or the type of improvements will not cause serious health 
problems. (Government Code § 66474(f)): 

6. The design of the subdivision will not conflict with easements for access through or use 
of property within the proposed subdivision.  (Government Code § 66474(g)): 

7. The installation of public improvements are necessary prior to recordation of a Final 
Map in order to insure orderly development of the surrounding area (Government Code 
§ 66411.1(b)(2): 
 

Planned Development Overlay Zone Text Amendment (AMC Section 9-3.645) 
1. The Planning and Zoning Text Change is consistent with General Plan policies and all 

other applicable ordinances and policies of the City. 
2. This Amendment of the Zoning Ordinance will provide for the orderly and efficient use 

of lands where such development standards are applicable. 
3. The Text Change will not, in itself, result in significant environmental impacts. 
4. Modification of development standards or processing requirements is warranted to 

promote orderly and harmonious development: 
5. Modification of development standards or processing requirements will enhance the 

opportunity to best utilize special characteristics of an area and will have a beneficial 
effect on the area: 

6. Benefits derived from the overlay zone cannot be reasonably achieved through existing 
development standards or processing requirements: 

7. Proposed plans, if any, offer certain redeeming features to compensate for requested 
modifications: 
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ALTERNATIVES:  
 
1. The Planning Commission may include modifications to the project and/or conditions of 

approval for the project. Any proposed modifications including conditions of approval, 
should be clearly re-stated in any vote on any of the attached resolutions. 
 

2. The Planning Commission may determine that more information is needed on some 
aspect of the project and may refer the item back to the applicant and staff to develop 
the additional information. The Commission should clearly state the type of information 
that is required. A motion, and approval of that motion, is required to continue the item 
to a future date.  
 

3. The Planning Commission may deny the project. The Commission must specify what 
findings cannot be made, and provide a brief oral statement, based on the Staff Report, 
oral testimony, site visit, correspondence, or any other rationale introduced and 
deliberated by the Planning Commission.  

 

REVIEWED BY OTHERS:   
 
The Project has undergone the standard development review process which includes review by 
Fire, Planning, and Public Works, as well as design review and endorsement by the DRC (Design 
Review Committee).  
 

REVIEWED AND APPROVED FOR PLANNING COMMISSION AGENDA 
 
 

  

Phil Dunsmore, Community Development Director 
 

ATTACHMENTS: 
 

1. Draft PC Resolution 
2. Original Commercial Site Master Plan of Development 
3. Traffic Comparison Memo 
4. Sewer Capacity Memo 
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DRAFT PC RESOLUTION  

 
RESOLUTION OF THE PLANNING COMMISSION OF THE  CITY OF 
ATASCADERO, CALIFORNIA , RECOMMENDING THAT THE CITY 

COUNCIL APPROVE AN AMENDMENT TO THE DOVE CREEK MASTER 
PLAN OF DEVELOPMENT (CUP 2003-0099), VESTING TENTATIVE 

TRACT MAP (TR  3229), AND AMENDMENTS TO PLANNED 
DEVELOPMENT OVERLAY #12 TO ALLOW FOR A MIXED 

RESIDENTIAL AND COMMERCIAL  PROJECT ON THE DOVE CREEK 
COMMERCIAL  PROPERTY (APN 045-331-014) AND FIND THE 

AMENDMENTS CONSISTENT WITH THE PREVIOUSLY CERTIFIED 
MITIGATED NEGATIVE DECLARATION (EDN 2004 -0026).  

 
DOVE CREEK MIXED -USE 

MONTAGE DEVELOPMENT, INC.  
(DEV23-0079) 

 
WHEREAS, an application has been received from Montage Development, Inc.  

(23945 Calabasas Road, Suite 116, Calabasas, CA 91302), Applicant and Seuong M. Moon (6130 
Via Huerto Court, Atascadero, CA 93422) Owner, to consider a Zoning Text Change to Planned 
Development Overlay Zone No.12, Vesting Tentative Tract Map, and Master Plan of Development 
(Conditional Use Permit); and 
 

WHEREAS, �W�K�H���V�L�W�H�¶�V���F�X�U�U�H�Q�W���*�H�Q�H�U�D�O���3�O�D�Q���/�D�Q�G���8�V�H���'�H�V�L�J�Q�D�W�L�R�Q���L�V��Mixed-Use Planned 
Development (MU-PD); and 
 

WHEREAS, �W�K�H�� �V�L�W�H�¶�V�� �F�X�U�U�H�Q�W�� �=�R�Q�L�Q�J�� �'�H�V�L�J�Q�D�W�L�R�Q�� �L�V�� �&�R�P�P�H�U�F�L�D�O�� �5�H�W�D�L�O�� ���&�5���� �Z�L�W�K�� �D��
Planned Development No. 12 (PD 12) overlay; and  

 
WHEREAS, PD12 was established in 2004 with the approval of the Dove Creek 

Development and modifications to the zoning overlay district are necessary for consistency with 
the revised Master Plan of Development; and 

 
WHEREAS, the Planning Commission has determined that it is in the best interest of the 

City to enact amendments to Planned Development Overlay #12 for consistency with the revised 
Master Plan of Development, including incorporation of land use definitions updated between 
overlay zone adoption in 2004 and today; and 

 
WHEREAS, the site has previously been identified by the City Council as a key 

development opportunity site for future mixed-use/residential development (in commercial zoning 
districts) with a maximum allowable density of 24 units per acre; and  

 
WHEREAS, the minimum lot size in the CR zoning district is 2 acres; and  
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WHEREAS, smaller lot sizes are allowed for commercial projects that provide shared 

access and parking and are designed as an integrated commercial center; and 
  
WHEREAS, the proposed subdivision will result in seven parcels ranging from 0.33 to 

2.74 acres with allowances for residential and/or commercial condominium airspace units on each 
parcel to accommodate individual sale of residential units and commercial tenant spaces; and  

  
WHEREAS, the Atascadero Municipal Code allows for the establishment of custom 

Planned Development Overlay Zones to create custom zoning for unique projects and allow for a 
mix of commercial and residential uses that would otherwise not be permitted by underlying 
zoning; and  

 
WHEREAS, shared parking and access easements are required to be recorded to ensure 

that all parcels have legal access from the adjacent rights-of-way; and  
  
 WHEREAS, the project was reviewed by the Design Review Committee at their regularly 

scheduled meeting on September 14, 2023; and  
 
WHEREAS, the laws and regulations relating to the preparation and public notice of 

environmental documents, as set forth in the State and local guidelines for implementation of the 
California Environmental Quality Act (CEQA) have been adhered to; and  

 
WHEREAS, a timely and properly noticed Public Hearing upon the subject application 

was held by the Planning Commission of the City of Atascadero at which hearing evidence, oral 
and documentary, was admitted on behalf of said application; and   
  
 NOW, THEREFORE BE IT RESOLVED  by the Planning Commission of the City of 
Atascadero: 
 

SECTION 1.  Recitals: The above recitals are true and correct. 
 
SECTION 2. Public Hearings.  The Planning Commission held duly noticed public 

hearings to consider the project on May 21, 2024, where the Commission considered testimony 
and reports from staff, the applicants, and the public.    

 
SECTION 3.  Facts and Findings.  The Planning Commission makes the following 

findings and determinations: 
 

A. Findings for Zoning Text Amendment  
 
1. FINDING; The proposed project or use is consistent with the General Plan, and  
  

FACT: The General Plan has designated the project site as Mixed-Use Planned 
Development which allows a mixture of commercial, office, and residential uses with 
a focus on pedestrian orientation and connections between different uses throughout 
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the project area. The General plan allows for a horizontal or vertical mixture of uses 
with the approval of a Planned Development Overlay Zone and an accompanying 
Master Plan of Development. Planned Development #12 and a Master Plan of 
Development were previously approved for the project site. 
 
The proposed text amendment establishes a maximum residential density of 71 
residential units for the project site, which is consistent with the 24 du/ac maximum 
residential density that is allowed for mixed-use developments in commercial zoning 
districts.  

  
2. FINDING: The establishment and subsequent operation or conduct of the use will not, 

because of the circumstances and conditions applied in the particular case, be 
detrimental to the health, safety, or welfare of the general public or persons residing or 
working in the neighborhood of the use, or be detrimental or injurious to property or 
improvements in the vicinity of the use; and  

  
FACT: The proposed development will be located at the intersection of Santa Barbara 
Road and El Camino Real. As proposed, the commercial uses will be adjacent to El 
Camino Real and the residential uses will front Santa Barbara Road, Bliss Street, and 
Cashin Street. Adequate access to the site is provided off Cashin Street and Bliss Street 
per the originally approved Dove Creek master plan.  The site design has been reviewed 
by all City departments for consistency with code requirements. Impacts have been 
analyzed through the previously certified Initial Study/Mitigated Negative Declaration 
(MND) No. 2004-0026.  As conditioned, the project will not be detrimental or unsafe 
to those working, visiting, or living on the project site or those within the surrounding 
neighborhoods.   

  
3. FINDING: The proposed project or use will not be inconsistent with the character or 

the immediate neighborhood or contrary to its orderly development; and  
  

FACT: The proposed project is within the existing Dove Creek neighborhood, 
comprised of small-lot single-family residences fronting Bliss Street and Cashin 
Street.  The project has been designed to focus residential uses adjacent to existing 
residential units with the proposed 2-story residential buildings fronting Bliss and 
Cashin Streets, and the 3-story residential building fronting Santa Barbara Road. The 
development pattern of the proposed project is similar to the conceptual site plan that 
was originally approved to be the commercial component of the Dove Creek Master 
Plan. Commercial uses have been internal to the project site or adjacent to El Camino 
Real to provide a visual buffer between existing residences and the higher-intensity 
commercial and multi-family uses.   
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4. FINDING: The proposed zone change will not create any new significant and 

unavoidable impacts to traffic, infrastructure, or public service impacts; and  
  

FACT: A Mitigated Negative Declaration (MND) No.2004-0026 was certified by the 
City Council on September 14, 2004. The MND evaluated the entire Dove Creek 
Master Plan and specifically analyzed the potential impacts of a commercial 
development on the project site that included 60,000 SF of future commercial retail 
space, including a 26,500 SF anchor tenant. While the residential villages identified in 
the analyzed project have been built and occupied as planned, the commercial center 
never developed and is now the location of the proposed mixed-use project. 
 
To supplement the analysis of the previously certified MND for the project site, the 
applicant prepared a series of comparative analyses to evaluate whether the project 
would result in a greater impact to resources that previously identified. The applicant 
team provided analyses related to traffic and sewer capacity. The traffic analysis 
showed a reduction in anticipated peak hour trips based on the proposed mix of land-
uses. The sewer capacity analysis showed that, while there will likely be an increase in 
peak flows, the sewer lines as designed are sized appropriately to accommodate the 
proposed development.  

  
5. FINDING: The proposed zone change is consistent with the CEQA Findings.  
  

FACT: The proposed text amendment is minor and will not result in an environmental 
impact. A mix of commercial and residential uses is allowable in the Commercial Retail 
zoning district and PD 12.  

 
B. Findings for Approval of a Conditional Use Permit Amendment to modify the Master 

Plan of Development 
 
1. FINDING: The proposed project or use is consistent with the General Plan 
 

FACT: The proposed project includes a Zone Text Change to modify the Planned 
Development Overlay Zone No. 12 (PD 12) to allow the proposed mix of residential 
and commercial uses on the project site and intensify uses from what is allowed today. 
The project site is located in the northwest corner of the Santa Barbara Road and El 
Camino Real intersection, the southern entrance to the city. The site is adjacent to 
�V�H�U�Y�L�F�H�V�� �D�Q�G�� �L�V�� �Z�L�W�K�L�Q�� �W�K�H�� �&�L�W�\�¶�V�� �L�G�H�Q�W�L�I�L�H�G�� �8�U�E�D�Q�� �6�H�U�Y�L�F�H�V�� �/�L�Q�H���� �7�K�H�� �S�U�R�M�H�F�W�� �L�V��
consistent with the Land Use, Open Space and Circulation (LOC) Policies and 
Programs 1.1.7 for infill development; 1.4.1 for screening exterior lights; 2.1.3 and 
7.2.3 for providing street trees; and 8.5.3 for providing on-site stormwater 
management. In addition, the project is consistent with Circulation Element (CIR) 
Policies and Programs 1.4 for requiring a tree-lined street; 1.5.1 for requiring adequate 
off-street parking; and 2.3.1 for providing adequate sidewalks as required for all new 
commercial development in the City.  
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�7�K�H���*�H�Q�H�U�D�O���3�O�D�Q���D�O�V�R���L�Q�F�O�X�G�H�V���S�R�O�L�F�L�H�V���D�Q�G���S�U�R�J�U�D�P�V���D�L�P�H�G���D�W���H�Q�K�D�Q�F�L�Q�J���W�K�H���&�L�W�\�¶�V��
visual character and promoting economic viability. The City Council has previously 
identified this site as a key opportunity for increased economic development and 
expanded housing. In addition, LOC 3 provides policies and programs aimed at 
�W�U�D�Q�V�I�R�U�P�L�Q�J�� �W�K�H�� �H�[�L�V�W�L�Q�J�� �(�O�� �&�D�P�L�Q�R�� �5�H�D�O�� �³�V�W�U�L�S�´�� �L�Q�W�R�� �D�� �G�L�V�W�L�Q�F�W�L�Y�H���� �D�W�W�U�D�F�W�L�Y�H���� �D�Q�G��
efficient commercial, office, and industrial park area that can provide for the long-term 
economic viability of the community. LOC13 provides policies and programs aimed at 
establishing a range of employment and business opportunities to provide a sound 
economic base and ensure that new development generates sufficient revenue to 
support public service needs and quality environmental, social, and educational 
opportunities.   
  
The project, as proposed, will provide commercial uses that are distinctive, attractive, 
and can contribute to the long-term economic viability of the community. The proposed 
project includes commercial uses that generate sales and transient occupancy tax 
revenue that the City can use to further support public services. The proposed short-
term rental hotel units will provide a service that �G�R�H�V�Q�¶�W �H�[�L�V�W���Q�H�D�U���W�K�H���&�L�W�\�¶�V���V�R�X�W�K��
gateway and is in growing demand. The mix of residential and commercial uses on the 
project site will contribute to the viability of the commercial tenants. The proposed site 
plan and conceptual landscape plan include pedestrian walkways that connect to 
existing pedestrian walkways within the broader neighborhood. All proposed uses will 
utilize a singular looped driveway access and parking will be shared. The project site 
was previously identified and approved for commercial development within the 
existing Planned development overlay zoning designation and the Master Plan for The 
Villages of Dove Creek. The project will maintain and enhance the existing street trees 
and landscaping that pedestrians in this neighborhood are accustomed to.  
 

 
2. FINDING: The proposed project or use satisfies all applicable provisions of the Zoning 

Ordinance 
 

FACT: The proposed mixed commercial and residential development includes a 
request for a Zone Text Change to modify the development potential of the project site. 
With those approvals, the project is consistent with the Atascadero Municipal Code and 
the established Planned Development Overlay Zone No. 12.  The proposed structures 
and site plan are consistent with the applicable provisions of the Atascadero Municipal 
Code as conditioned.  

 
3. FINDING: The establishment and subsequent operation or conduct of the use will not, 

because of the circumstances and conditions applied in the particular case, be 
detrimental to the health, safety, or welfare of the general public or persons residing or 
working in the neighborhood of the use, or be detrimental or injurious to property or 
improvements in the vicinity of the use 
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FACT: The proposed development will be located at the intersection of Santa Barbara 
Road and El Camino Real. As proposed, the commercial uses will be adjacent to El 
Camino Real and the residential uses will front Santa Barbara Road, Bliss Street, and 
Cashin Street. Adequate access to the site is provided off Cashin Street and Bliss Street 
per the originally approved Dove Creek master plan.  The site design has been reviewed 
by all City departments for consistency with code requirements. Impacts have been 
analyzed through the previously certified Initial Study/Mitigated Negative Declaration 
(MND) No. 2004-0026.  As conditioned, the project will not be detrimental or unsafe 
to those working, visiting, or living on the project site or those within the surrounding 
neighborhoods.   

 
4. FINDING: The proposed project or use will not be inconsistent with the character of 

the immediate neighborhood or contrary to its orderly development 
 

FACT: The proposed project is within the existing Dove Creek neighborhood, 
comprised of small-lot single-family residences fronting Bliss Street and Cashin 
Street.  The project has been designed to focus residential uses adjacent to existing 
residential units with the proposed 2-story residential buildings fronting Bliss and 
Cashin Streets, and the 3-story residential building fronting Santa Barbara Road. The 
development pattern of the proposed project is similar to the conceptual site plan that 
was originally approved to be the commercial component of the Dove Creek Master 
Plan. Commercial uses are internal to the project site or adjacent to El Camino Real to 
provide a visual buffer between existing residences and the higher-intensity 
commercial and multi-family uses.   

 
5. FINDING: The proposed use or project will not generate a volume of traffic beyond 

the safe capacity of all roads providing access to the project, either existing or to be 
improved in conjunction with the project, or beyond the normal traffic volume of the 
surrounding neighborhood that would result from full development in accordance with 
the land use element 

 
FACT: A Trip Generation Comparison, prepared by Central Coast Transportation 
Consultants estimated the vehicle trips for the project as proposed and compared the 
trip levels to the previously approved project. The proposed project will generate 1,546 
trips per weekday, including 91 AM peak hour trips and 166 PM peak hour trips. The 
trip generation would be lower than the 2,475 trips per weekday generated by the 
previously approved project, Therefore, the previously identified mitigation measures 
are adequate to accommodate the proposed development. The project will create 
additional traffic, both from new residents to the project and visitors and employees to 
the commercial portion of the project but will generate 929 fewer AM and PM peak 
hour trips daily. The analysis concluded that traffic volumes and patterns will be safe 
and within the capacity of adjacent roadways.  
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C. Findings for Parking Modification  

 
1. FINDING: The project qualifies for a parking reduction based on the nature of the 

uses on site and the differing peak-hour demands of parking for the distinct planned 
uses.  

 
FACT: The project proposes a mix of residential and commercial uses in additional to 
a short-term stay hotel. The Atascadero Municipal code recognizes that uses that have 
different peak-hour parking demands can qualify for a parking reduction as the 
provided spaces can be shared between all uses on-site. The code also recognizes that 
separate commercial uses that share the same site often have patrons that visit more 
than one commercial tenant at a time, allowing for a reduction in total parking demand. 
This is generally the case for residential and retail/restaurant uses and residents and 
hotel patrons generally park overnight whereas retail and restaurant uses have greater 
daytime demand. In addition, the site is designed with uses that are complimentary and 
visitors will likely visit more than one commercial tenant during their visit to the site.  

 
D. Findings for Hotels with kitchens in more than 50% of the rooms/units 

 
1. FINDING: The project is designed consistent with the standards of the Atascadero 

Municipal Code and provides amenities consistent with a tourist serving use. 
 
FACT: Staff has reviewed the project and confirmed that the project, as conditioned, 
will be consistent with the standards of the Atascadero Municipal Code. The project 
will  provide fitness areas, a lounge, and is adjacent to residents and visitor-serving 
commercial and recreation uses.  
 

2. FINDING: The project is in an area that supports tourist-serving activities.  
 
FACT: The project site is in the commercial retail zone and is part of the Dove Creek 
neighborhood. The Dove Creek commercial development proposal includes resident 
and tourist-serving uses and amenities will be provided on-site. The site is near Paloma 
Park which is a draw for many larger sports tournaments. Deed covenants will be 
recorded against the property detailing the nature of the use in compliance with local 
regulations.  

 
E. Findings for Approval of a Vesting Tentative Tract  Map 

 
1. FINDING: The proposed subdivision, together with the provisions for its design and 

improvement, is consistent with the General Plan (Government Code §§ 66474(a) and 
(b)) 
 
FACT: The proposed project includes a Zone Text Change to modify the Planned 
Development Overlay Zone No. 12 (PD 12) to allow the proposed mix of residential 
and commercial uses on the project site and intensify uses from what is allowed today. 
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The project site is located in the northwest corner of the Santa Barbara Road and El 
Camino Real intersection, the southern entrance to the city. The site is adjacent to 
�V�H�U�Y�L�F�H�V�� �D�Q�G�� �L�V�� �Z�L�W�K�L�Q�� �W�K�H�� �&�L�W�\�¶�V�� �L�G�H�Q�W�L�I�L�H�G�� �8�U�E�D�Q�� �6�H�U�Y�L�F�H�V�� �/�L�Q�H���� �7�K�H�� �S�U�R�M�H�F�W�� �L�V��
consistent with the Land Use, Open Space and Circulation (LOC) Policies and 
Programs 1.1.7 for infill development; 1.4.1 for screening exterior lights; 2.1.3 and 
7.2.3 for providing street trees; and 8.5.3 for providing on-site stormwater 
management. In addition, the project is consistent with Circulation Element (CIR) 
Policies and Programs 1.4 for requiring a tree-lined street; 1.5.1 for requiring adequate 
off-street parking; and 2.3.1 for providing adequate sidewalks as required for all new 
commercial development in the City.  
  
�7�K�H���*�H�Q�H�U�D�O���3�O�D�Q���D�O�V�R���L�Q�F�O�X�G�H�V���S�R�O�L�F�L�H�V���D�Q�G���S�U�R�J�U�D�P�V���D�L�P�H�G���D�W���H�Q�K�D�Q�F�L�Q�J���W�K�H���&�L�W�\�¶�V��
visual character and promoting economic viability. The City Council has previously 
identified this site as a key opportunity for increased economic development and 
expanded housing. In addition, LOC 3 provides policies and programs aimed at 
�W�U�D�Q�V�I�R�U�P�L�Q�J�� �W�K�H�� �H�[�L�V�W�L�Q�J�� �(�O�� �&�D�P�L�Q�R�� �5�H�D�O�� �³�V�W�U�L�S�´�� �L�Q�W�R�� �D�� �G�L�V�W�L�Q�F�W�L�Y�H���� �D�W�W�U�D�F�W�L�Y�H���� �D�Q�G��
efficient commercial, office, and industrial park area that can provide for the long-term 
economic viability of the community. LOC13 provides policies and programs aimed at 
establishing a range of employment and business opportunities to provide a sound 
economic base and ensure that new development generates sufficient revenue to 
support public service needs and quality environmental, social, and educational 
opportunities.   
  
The project, as proposed, will provide commercial uses that are distinctive, attractive, 
and can contribute to the long-term economic viability of the community. The proposed 
project includes commercial uses that generate sales and transient occupancy tax 
revenue that the city can use to further support public services. The proposed short-
term rental hotel units will provide a service that �G�R�H�V�Q�¶�W �H�[�L�V�W���Q�H�D�U���W�K�H���&�L�W�\�¶�V���V�R�X�W�K��
gateway and is in growing demand. The mix of residential and commercial uses on the 
project site will contribute to the viability of the commercial tenants. The proposed site 
plan and conceptual landscape plan include pedestrian walkways that connect to 
existing pedestrian walkways within the broader neighborhood. All proposed uses will 
utilize a singular looped driveway access and parking will be shared. The project site 
was previously identified and approved for commercial development within the 
existing Planned development overlay zoning designation and the Mater Plan for The 
Villages of Dove Creek. The project will maintain and enhance the existing street trees 
and landscaping that pedestrians in this neighborhood are accustomed to.   

 
2. FINDING: The site is physically suitable for the type of development (Government 

Code§ 66474(c)) 
  

FACT: The property, after approval, will be zoned Commercial retail with Planned 
Development Overlay Zone No.12. The site is located adjacent to Santa Barbara Road 
and El Camino Real, within the existing Master Plan of Development for Dove Creek. 
All required right-of-way improvements along Santa Barbara Road, Bliss Street, 
Cashin Street, and El Camino Real have been constructed to city standards and will be 
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maintained in perpetuity. The project site was previously graded to accommodate 
drainage at the lowest point of the site adjacent to the intersection of Bliss and Cashin 
Streets. The site has been designed to accommodate all stormwater generated from the 
project.   

 
3. FINDING: The site is physically suitable for the proposed density of development 

(Government Code § 66474(d)) 
 

FACT: The property is zoned Commercial Retail with Planned Development Overlay 
Zone No.12. The site is located adjacent to Santa Barbara Road and El Camino Real, 
within the existing Master Plan of Development for Dove Creek. The site has 
previously been identified by the City Council as a key development opportunity site 
for future mixed-use/residential development (in commercial zoning districts) with a 
maximum allowable density of 24 units per acre The project site as proposed will have 
71 residential units on 5.19-acres, resulting in a proposed density of 13.7 units/acre.  

 
4. FINDING: The design of the subdivision or the proposed improvements will not cause 

substantial environmental damage or substantially and avoidably injure fish or wildlife 
or their habitat. (Government Code § 66474(e)) 

 
FACT: The proposed project site is outside of the 100-year flood plain and the site is 
designed to be integrated into the Dove Creek neighborhood which includes creek and 
wetland restoration areas. The drainage from the site will be engineered to provide on-
site post-construction water treatment before outflow into the neighborhood-wide 
storm drain system. The site was previously graded as part of the original tract 
improvements and no environmental concerns exist on site.  

 
5. FINDING; The design of the subdivision or the type of improvements will not cause 

serious health problems. (Government Code § 66474(f)) 
 

FACT: The project is designed in accordance with all applicable local and State 
regulations. The project proposes a mixed commercial and residential development at 
a key opportunity site in the city and will not create any impacts to public health.   

 
6. FINDING; The design of the subdivision will not conflict with easements for access 

through or use of property within the proposed subdivision.  (Government Code § 
66474(g)) 

 
FACT: The proposed project includes conditions to provide shared access and parking 
easements throughout the site for the benefit of all applicable parcels, ensuring access 
to all proposed parcels and uses. 
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F. Findings for Planned Development Overlay Zone  

 
1. FINDING; The modification of development standards or processing requirements is 

warranted to promote orderly and harmonious development 
  

FACT:  The proposed project includes commercial uses that are distinctive, attractive, 
and can contribute to the long-term economic viability of the community. The mix of 
residential and commercial uses on the project site will contribute to the viability of the 
commercial tenants. The proposed site plan and conceptual landscape plan include 
pedestrian walkways that connect to existing pedestrian walkways within the broader 
neighborhood. All proposed uses will  utilize a singular looped driveway access and 
parking will be shared. The project site was previously identified and approved for 
commercial development within the existing Planned Development zoning designation 
and the Master Plan for The Villages of Dove Creek. The project will maintain and 
enhance the existing street trees and landscaping that pedestrians in this neighborhood 
are accustomed to. 
  

2.. FINDING; The modification of development standards or processing requirements will 
enhance the opportunity to best utilize special characteristics of an area and will have 
a beneficial effect on the area 

  

FACT: The proposed project includes a mix of commercial uses that generate sales and 
transient occupancy tax revenue that the city can use to further support public services. 
The proposed short-�W�H�U�P���U�H�Q�W�D�O���K�R�W�H�O���X�Q�L�W�V���Z�L�O�O���S�U�R�Y�L�G�H���D���V�H�U�Y�L�F�H���W�K�D�W���G�R�H�V�Q�¶�W���H�[�L�V�W���Q�H�D�U��
�W�K�H���&�L�W�\�¶�V���V�R�X�W�K���J�D�W�H�Z�D�\���D�Q�G���L�V���L�Q���J�U�R�Z�L�Q�J���G�H�P�D�Q�G. 

  
3. FINDING; The benefits derived from the overlay zone cannot be reasonably achieved 

through existing development standards for processing requirements 
  

FACT: The Commercial Retail zone allows for mixed-use development with up to 24 
units per acre. Generally, residential units must be located above ground-floor 
commercial space. Residential uses may only be located on the ground floor with the 
approval of a planned development overlay zone.   As the project site is located within 
PD12, an amendment to the Master Plan of development and overlay zone allows for 
the proposed configuration.  
 
The addition of ground floor residential uses within the proposed mixed-use 
development will serve as a transition between the existing residential use along Bliss 
and Cashin Streets and the commercial uses within the project site core and along El 
Camino Real. The addition of residential uses on the ground floor of the proposed 
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mixed-use development will also help the city achieve its Regional Housing Needs 
Allocation (RHNA) objectives. 

  
4. FINDING; The proposed plans, if any, offer certain redeeming features to compensate 

for requested modifications 
  

FACT: The City Council has adopted a policy listing potential benefits for 
consideration when approving a Planned Development overlay zone. The Dove Creek 
Project was found to provide community benefit during the original approval of the 
project in 2004. Per City Council policy, benefits include high-quality architectural and 
landscape design, buffering between uses, higher density to meet Housing Element 
goals, pocket parks, and walkways for pedestrian connectivity. Modification of the 
Master Plan of Development for the 5-acre commercial site will not significantly 
change the nature and community benefit of the project, however, the added 
community-based commercial uses and increased housing opportunities will enhance 
the community benefit provided in the Dove Creek development. As designed and 
conditioned, the proposed amended project meets the findings for approval. 

 
SECTION 4. CEQA. A Mitigated Negative Declaration (MND) No.2004-0026 was 

certified by the City Council on September 14, 2004. The MND evaluated the entire Dove Creek 
Master Plan and specifically analyzed the potential impacts of a commercial development on the 
project site that included 60,000 SF of future commercial retail space, including a 26,500 SF 
anchor tenant. While the residential villages identified in the analyzed project have been built and 
occupied as planned, the commercial center never developed and is now the location of the 
proposed mixed-use project. 
 
To supplement the analysis of the previously certified MND for the project site, the applicant 
prepared a series of comparative analyses to evaluate whether the project would result in a greater 
impact to resources than previously identified. The applicant team provided analyses related to 
traffic and sewer capacity. The traffic analysis showed a reduction in anticipated peak-hour trips 
based on the proposed mix of land uses. The sewer capacity analysis showed that, while there will 
likely be an increase in peak flows, the sewer lines as designed are sized appropriately to 
accommodate the proposed development.  

 
 SECTION 5. Recommendation for Approval. The Planning Commission of the City of 
Atascadero, California, in a regular session assembled on May 21, 2024, resolved to recommend 
that the City Council approve an amendment (DEV23-0079) to the Dove Creek Master Plan of 
Development (CUP 2003-0099), approving  the Dove Creek Commercial Parcel Mixed-Use 
project, Vesting Tentative Tract Map (TR3229) for parcel subdivision and  condominium 
purposes, and an associated amendment to Planned Development Overlay Zone #12, subject to the 
following:  
   

1. EXHIBIT A:  Conditions of Approval 
2. EXHIBIT B: Project Entitlement Package 
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3. EXHIBIT C:     Vesting Tentative Tract Map (TR 3229) 
4. EXHIBIT D:     Planned Development #12 Zone Text Amendment 

 
BE IT FURTHER RESOLVED  that a copy of this Resolution be delivered forthwith by 

the Planning Commission Secretary to the City Council of the City of Atascadero. 
 

On motion by Commissioner _____________ and seconded by Commissioner ___________, the 
foregoing resolution is hereby adopted in its entirety by the following roll call vote: 
 
AYES:               (  ) 
 
NOES:  (  ) 
 
ABSTAIN:  (  ) 
 
ABSENT:  (  ) 
 
ADOPTED:  May 21, 2024 
 
 
 CITY OF ATASCADERO, CA 
 
 
 ______________________________ 
 Tori Keen 
 Planning Commission Chairperson 
 
Attest: 
 
______________________________ 
Phil Dunsmore 
Planning Commission Secretary 



Conditions of Approval  
DEV23 -0079  
Vesting Tentative Tract  Map 322 9                                 
Master Plan of Development/Conditional Use Permit  
Dove Creek Commercial Development  

APN 045 -331 -014  

Timing  

 
 
BL: Business License 
GP: Grading Permit 
BP: Building Permit 
FI:  Final Inspection 
TO: Temporary Occupancy 
FO: Final Occupancy 

Responsibility 
/Monitoring  

 
PS: Planning Services 
BS: Building Services 
FD: Fire Department 
PD: Police Department 
CE: City Engineer 
WW: Wastewater 
CA: City Attorney 

PLANNING DEPARTMENT   

1. This approval includes the following entitlements: 

a) Vesting Tentative Tract Map (TR 3229) is for the creation of 
7 legal lots of record (as conditioned) described on the 
attached exhibits and shall apply to APN 045-331-014, 
regardless of owner. 

b) Master Plan of Development / Conditional Use Permit for 
approximately 14,840 SF of commercial tenant space, 71 
residential condominium units, and 20 short-term rental 
hotel units. 

Ongoing  PS 

2. The approval of these entitlements shall become final and 
effective for the purposes of issuing building permits the day 
after the City Council hearing, unless an appeal is made in 
accordance with the Atascadero Municipal Code. 

Ongoing  PS 

3. In accordance with the Atascadero Municipal Code Section 9-
8.105, any violation of any of the conditions of approval may be 
cause for revocation of this entitlement and subject the applicant 
and/or future property owners to the penalties set for in the 
Atascadero Municipal Code, as well as any other available legal 
remedies. 

Ongoing  PS 

4. The Community Development Director and/or City Engineer 
shall have the authority to make modifications to the final map 
that remain in substantial conformance with the approved 
Tentative Tract Map.  

FM PS / CE 

5. The Community Development Director and/or City Engineer 
shall have the authority to make minor modifications to the 
Master Plan of Development that are necessary to address 
code requirements or result in superior design.  

BP / FM PS / CE 

6. Approval of these entitlements shall be valid for twenty-four (24) 
months after its effective date.  At the end of the period, the 
approval shall expire and become null and void unless a final 
map (Tract Map entitlement) has been recorded, or a 
construction permit (Master Plan of Development) has been 
issued and substantial construction has commenced, or a time 
extension has been granted, consistent with the Atascadero 
Municipal Code. 

BP / FM PS 

7. Vesting Tentative Subdivision Map was deemed complete on 
May 13, 2024, for the purposes of vested development rights 
and fees consistent with the Subdivision Map Act of the State of 
California. 

On-going  PS, CE 
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BL: Business License 
GP: Grading Permit 
BP: Building Permit 
FI:  Final Inspection 
TO: Temporary Occupancy 
FO: Final Occupancy 

Responsibility 
/Monitoring  

 
PS: Planning Services 
BS: Building Services 
FD: Fire Department 
PD: Police Department 
CE: City Engineer 
WW: Wastewater 
CA: City Attorney 

8. The applicant shall defend, indemnify, and hold harmless the 
City of Atascadero or its agents, officers, and employees 
against any claim or action brought to challenge an approval by 
the City, or any of its entities, for any claims arising from the 
approvals of these or subsequent project entitlements. 

Ongoing   

9. All subsequent Tentative Tract Map and construction permits 
shall be consistent with the Master Plan of Development 
approved for the project, or as further specified by the conditions 
herein. 

BP / FM PS / CE 

10. The subdivision shall be subject to additional fees for park or 
recreation purposes (QUIMBY Act) as required by City 
Ordinance. 

BP PS 

11. The commercail portion of the project (commercail courtyard 
and hotel/market) shall be finaled prior to final of any residential 
unit on-site.  

FI PS 

12. All maintenance costs listed below shall be 100% funded by 
the project in perpetuity, except for public facilities that are 
accepted for maintenance by the City of Atascadero.  The 
service and maintenance cost shall be funded through an 
entity or mechanism established by the developer, subject 
to City Staff approval.  This entity or mechanism must be in 
place prior to, or concurrently with acceptance of any final 
map(s) or the issuance of any residential building permits, 
whichever comes first.  The entity or mechanism shall be 
approved by the City Attorney, City Engineer and 
Administrative Services Director prior to acceptance of any 
Final Map(s) or issuance of any building permits.  The 
administration of the above-mentioned funds, and the 
coordination and performance of maintenance activities, 
shall be the responsibility of the entity or mechanism.  

a) All roads, sidewalks, pathways, parking, and access 
areas.  

b) All landscaping and lighting within the proposed project 
area. 

c) Common area fencing and/or features. 

d) Open areas on private property within the proposed 
project area including detention facilities, bio-swales, 
and other low-impact-development features. 

e) All drainage facilities within the project area. 

f) Landscaped frontages within the right-of-way of all 
public streets within the defined project boundary, 
including irrigation. 

FM/BP PS 
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BL: Business License 
GP: Grading Permit 
BP: Building Permit 
FI:  Final Inspection 
TO: Temporary Occupancy 
FO: Final Occupancy 

Responsibility 
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PS: Planning Services 
BS: Building Services 
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PD: Police Department 
CE: City Engineer 
WW: Wastewater 
CA: City Attorney 

g) On-site sanitary sewer system(s) and storm drains 
located within the project area. 

13. The emergency services and facility maintenance costs listed 
below shall be 100% funded by the project in perpetuity.  The 
service and maintenance costs shall be funded through a 
community facilities district established by the City at the 
developer's cost. The funding mechanism must be in place 
prior to or concurrently with acceptance of the final maps or 
issuance of any residential building permit, whichever comes 
first.  The funding mechanism shall be approved by the City 
Attorney, City Engineer and Administrative Services Director 
prior to acceptance of any final map.  The administration of 
the above mentioned funds shall be by the City.  Developer 
agrees to participate in the community facilities district and to 
take all steps reasonably required by the City with regard to 
the establishment of the district and assessment of the 
property. 

�ƒ All Atascadero Police Department service costs to the 
project.  

�ƒ All Atascadero Fire Department service costs to the 
project. 

�ƒ Off-site common City of Atascadero park facilities 
maintenance service costs related to the project 

FM/BP PS 

14. Shared parking and access easements shall be recorded over 
all parcels as applicable. Easements shall also be recorded for 
shared drainage facilities. Parking shall not be designated for 
each use except for short-term pick-up spaces and private 
residential garage spaces.  

FM PS / CE 

15. Separate covenants shall be recorded governing use and 
maintenance responsibilities of shared facilities including, but 
not limited to, parking, access, drainage, landscaping, common 
use areas, and fencing. An additional covenant shall be 
recorded notifying all future property owners that the project is 
governed by a Planned Development Overlay Zone / Master 
Plan of Development and any modifications or changes to the 
appearance, fencing, or amenity areas require approval by the 
City. 

FM / BP PS / CE 

16. The applicant shall make a good-faith effort to negotiate a 
shared maintenance agreement with the Dove Creek HOA for 
fair share costs associated with the maintenance of Cashin and 
Bliss Streets including frontage landscaping. 

FM / BP PS 

17. Prior to final map, the applicant shall submit CC&Rs for review 
by the Community Development Department. CC&Rs for the 

FM PS / CE 
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BL: Business License 
GP: Grading Permit 
BP: Building Permit 
FI:  Final Inspection 
TO: Temporary Occupancy 
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Responsibility 
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PS: Planning Services 
BS: Building Services 
FD: Fire Department 
PD: Police Department 
CE: City Engineer 
WW: Wastewater 
CA: City Attorney 

commercial and residential portions of the project may be 
separate, combined, or tiered. 

18. Agreements shall be required to be recorded against each 
residential parcel notifying any residential owner of the 
commercial nature of the site to ensure that commercial 
activities are prioritized. 

FM / BP PS 

19. The applicant shall work with the City staff regarding the final 
selection of landscaping. Trees selected to be adjacent to the 
public right-of-way shall be compatible with the Dove Creek 
Master Plan of Development. 

FM / BP PS 

20. All landscape on-site or planted along the street frontage shall 
be maintained in a manner that allows the tree to grow to its full 
natural height and natural canopy. No growth suppressants 
shall be permitted that result in stunting or modifying the natural 
growth pattern of the tree. Should such trees be maintained 
contrary to this condition, the owner shall be responsible for 
replacement. 

Ongoing  PS 

21. The project site shall be fenced and secured during 
construction. Any existing street trees or landscaping that is 
damaged during construction shall be replaced prior to final of 
any adjacent building or tract improvements.  

Ongoing  PS 

22. All perimeter/ retaining walls adjacent to Santa Barbara Road, 
El Camino Real, Bliss Street, and Cashin Street shall be in 
substantial conformance with the attached exhibits. Retaining 
wall material shall be constructed of dark color split face block 
or decorative stone veneer consistent with  the proposed 
architecture of the 3-story residential building. Material 
specifications shall be included in the permit application. 

BP PS 

23. All landscape and retaining walls shall have an anti-graffiti 
coating applied.  

  

24. Signage shall be consistent with project exhibits. All signage 
shall consist of individual letters and shall include external or 
halo style lighting. No internally illuminated signage shall be 
permitted unless sign lighting is turned off between the hours of 
10pm and 7am.  

BP PS/CE 

25. The gateway/entry monument sign shall be maintained in 
perpetuity �E�\���W�K�H���F�R�P�P�R�Q���O�R�W���R�Z�Q�H�U���R�U���R�Z�Q�H�U�¶�V���D�V�V�R�F�L�D�W�L�R�Q in 
accordance with City standards.  City signage and logo(s) shall 
be approved by the City Engineer prior to installation. An 
easement shall be recorded in the area of the sign in favor of 

  



Conditions of Approval  
DEV23 -0079  
Vesting Tentative Tract  Map 322 9                                 
Master Plan of Development/Conditional Use Permit  
Dove Creek Commercial Development  

APN 045 -331 -014  

Timing  

 
 
BL: Business License 
GP: Grading Permit 
BP: Building Permit 
FI:  Final Inspection 
TO: Temporary Occupancy 
FO: Final Occupancy 

Responsibility 
/Monitoring  

 
PS: Planning Services 
BS: Building Services 
FD: Fire Department 
PD: Police Department 
CE: City Engineer 
WW: Wastewater 
CA: City Attorney 

the city to allow the city access as needed to modify signage at 
�W�K�H���F�L�W�\�¶�V���G�L�V�F�U�H�W�L�R�Q���� 

26. All stormwater basins shall be unfenced. Low level decorative 
split rail fencing may be approved by the Community 
Development Director. 

BP PS 

27. Plaza spaces shall include decorative pavement such as 
stamped and/or colored concrete, or similar. 

BP PS 

28. Future buildings shall be approved by planning staff prior to 
permit issuance and shall incorporate design elements 
consistent to attached exhibits.  

BP PS 

29. All trash enclosures shall be constructed of dark color split face 
block or similar and shall include high quality solid metal doors. 
Enclosures shall be designed in accordance with City and State 
requirements.  

BP PS 

30. All site lighting shall be shielded, directional, and dark sky 
compliant. Up lighting and festoon lighting shall be permitted 
within the commercial areas and along the pedestrian paseo. 
Bollard and/or low level in-ground safety lighting shall be 
permitted along pedestrian pathways. Parking lot lighting shall 
include a minimum 2-inch lens shield or the lens shall be 
recessed a minimum of 2-inches into the light housing. Parking 
lot lighting shall be dimmable and shall be on motion sensors 
with lighting dimmed except when activated between the hours 
of 10pm and 7am, and shall have a maximum pole height of 14-
feet. All lighting shall be consistent and between  2700K and 
3000K.  

BP PS 

31. Landscaping along Cashin and Bliss Streets shall include 
material that has a variety of height and scale and shall include 
trees and shrubs for layering.  

  

32. The site shall be maintained and kept clear of any debris or 
storage including construction debris, unless part of an active, 
approved construction permit. All finishes shall be repaired or 
replaced as needed to maintain a high-quality 
commercial/residential development. Any dead or non-
thriving landscaping shall be immediately replaced. All 
landscaping required for screening of any use, structure, or 
utility /mechanical equipment shall be maintained at a height 
and density to achieve maximum screening while appearing 
groomed and orderly. 
 

Ongoing  PS 

33. No gates shall be permitted on any public or private roadway 
or accessway within the project area. 
 

Ongoing  PS 
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PD: Police Department 
CE: City Engineer 
WW: Wastewater 
CA: City Attorney 

34. For commercial, industrial, office or multi-family projects, all 
existing and/or new ground-mounted appurtenances such as 
air-conditioning condensers, electrical transformers, backflow 
devices etc., shall be screened from public view through the 
use of decorative landscaping subject to approval by the 
Community Development Director or his designee. All fire 
department connections and/or back flow prevention devices 
for commercial and multi-family buildings shall be 
incorporated into the served buildings, unless waived by 
Community Development Director. If building integration is 
infeasible, all equipment shall be placed in a landscape 
planter and shall be fully screened by appropriately sized 
landscape species. 
 

PB PS / FD 

35. All existing and/or new roof appurtenances such as air-
conditioning units, grease hoods, etc. shall be screened from 
public view. The screening shall be architecturally integrated 
with the building design and constructed of compatible 
materials to the satisfaction of the Community Development 
Director or his designee. 
 

Ongoing  PS 

36. All mitigation measures identified in the previously certified 
Mitigated Negative Declaration No. 2004-0026, and the 
mitigation monitoring program for the Master Plan of 
Development, as amended, are hereby incorporated by 
reference and shall be implemented as listed or as 
conditioned.  

Ongoing  PS / CE / FD 

37. Venting shafts for a potential kitchen in the market/deli space 
shall be incorporated into the building design with initial 
construction permits.  

BP PS / BS 

CITY ENGINEER PROJECT CONDITIONS   

38. An encroachment permit is required for any work or 
temporary use in the City rights-of-way. 

BP / GP CE 

39. Owner shall enter into an agreement for ongoing 
maintenance responsibilities for all on-site post-construction 
stormwater treatment facilities. 

FI CE 

40. Applicant shall pay sewer capacity charges in effect at the 
time of building permit application or date of vested tentative 
map approval.  If any unique uses are proposed, specific 

wastewater information may be required to be submitted, 
subject to the request and approval of the City Engineer. 

BP CE 

41. Applicant shall have the map reviewed by the public utility 
providers for power, telephone, gas, cable TV, and the 

Atascadero Mutual Water Company.  The Applicant shall 
obtain a letter from each utility company stating that the 

FM CE 
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WW: Wastewater 
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easements and rights-of-way shown on the map for public 

utility purposes are acceptable 

42. Documents that the City of Atascadero requires to be 

recorded concurrently with the final map shall be listed on 
the certificate sheet of the final map. 

FM CE 

43. The applicant shall be responsible for the relocation and/or 
alteration of existing utilities as required by utility company or that 
conflict with proposed work. 

BP / GP CE 

44. The applicant shall install all new utilities (water, gas, electric, 
cable TV and telephone) underground.  Utilities shall be 
extended to the property line frontage of each lot or its public 
utility easement. 

BP / GP CE 

45. A final map drawn in substantial conformance with the approved 
tentative tract map, and in compliance with all conditions set 
forth herein, shall be submitted for review and approval in 
�D�F�F�R�U�G�D�Q�F�H�� �Z�L�W�K�� �W�K�H�� �6�X�E�G�L�Y�L�V�L�R�Q�� �0�D�S�� �$�F�W�� �D�Q�G�� �W�K�H�� �&�L�W�\�¶�V��
Subdivision Ordinance. 

FM CE 

46. Prior to recording the vesting final map, the applicant shall either 
bond for or set monuments at all new property corners. A 
registered civil engineer licensed to perform land surveying or 
licensed land surveyor shall submit written certification to City 
Engineer that corners have been set or shall be set by a date 
specific and that they will be sufficient to enable the survey to be 
retraced. 

FM CE 

FIRE DEPARTMENT PROJECT CONDITIONS    

47. A minimum of 2 fire hydrants will be required to meet the fire flow 
requirement for building #5. 

BP FD 

48. Fire hydrants are to be located within 100 feet of each fire 
department connection for each building. 

BP FD 

49. Fire hydrants shall be located on the same side of the street as 
the fire department connections for each building.  

BP FD 
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BL: Business License 
GP: Grading Permit 
BP: Building Permit 
FI:  Final Inspection 
TO: Temporary Occupancy 
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PS: Planning Services 
BS: Building Services 
FD: Fire Department 
PD: Police Department 
CE: City Engineer 
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CA: City Attorney 

50. A turning performance analysis as per Standard F-7 is required. BP FD 

51. Provide fire flow calculations as per the 2022 CA Fire Code for 
each building. 

BP FD 
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