








 

 Council Member Newsom 
1. City of Atascadero Finance Committee 
2. City / Schools Committee 
3. League of California Cities – Council Liaison 
4. SLO Council of Governments (SLOCOG) 
5. SLO Regional Transit Authority (RTA) 

 
 Council Member Peek 

1. City of Atascadero Finance Committee 
2. City/Schools Committee 
3. Design Review Committee 
4. SLO County Water Resources Advisory Committee (WRAC) 

 
F. INDIVIDUAL DETERMINATION AND / OR ACTION: (Council Members may ask a 

question for clarification, make a referral to staff or take action to have staff place a 
matter of business on a future agenda.  The Council may take action on items listed 
on the Agenda.) 

 

1. City Council 
2. City Clerk  
3. City Treasurer 
4.   City Attorney 

 5. City Manager 
 
ADJOURNMENT 
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                CITY OF ATASCADERO 
                  CITY COUNCIL  

 
             
    

Draft Minutes 
 

 Tuesday, January 14, 2025  
 

City Hall Council Chambers, Fourth Floor 
6500 Palma Avenue, Atascadero, California 

  
Mayor Bourbeau called the City Council Meeting to order at 5:31 pm 
 
Council Member Funk arrived at 5:44 pm 
 
ROLL CALL: 
 

Present: Council Members Funk, Newsom, Peek, Mayor Pro Tem Dariz, and 
Mayor Bourbeau 

 

Absent: None 
 

Others Present: None 
 

Staff Present: City Manager James R. Lewis, Deputy City Manager/City Clerk Lara 
Christensen, City Attorney Dave Fleishman 

 

 
CITY COUNCIL CLOSED SESSION: 

 

1. CLOSED SESSION — PUBLIC COMMENT: None 
 

 

City Council Closed Session:          5:30 P.M. 
 
City Council Regular Session:          6:00 P.M. 
 
Successor Agency to the Community         Immediately following 

        Redevelopment Agency of Atascadero:       conclusion of the City 
Council Regular Session 

 
Public Financing Authority:                           Immediately following    

conclusion of the Successor 
Agency Session 



1/28/25 | Item A1  

 

 

2. COUNCIL LEAVES CHAMBERS TO BEGIN CLOSED SESSION 
 

3. CLOSED SESSION — CALL TO ORDER 
 

a. Conference with Legal Counsel – Anticipated Litigation  
Significant exposure (Government Code Sec. 54956.9(d)(4) – 
 one potential case 

 

4. CLOSED SESSION — ADJOURNMENT 
 

5. COUNCIL RETURNS 
 

6. CLOSED SESSION — REPORT, if any 
 

a. December 10, 2024 
b. January 14, 2024 

 
 

City Attorney Fleishman reported that there was no reportable action from Closed Session 
 
REGULAR SESSION – CALL TO ORDER:   6:00 P.M. 
 
Mayor Bourbeau called the meeting to order at 6:00 P.M. and Mayor Pro Tem Dariz led the 
Pledge of Allegiance.  
 
ROLL CALL: 
 

Present: Council Members Funk, Newson, Peek, Mayor Pro Tem Dariz, and 
Mayor Borbeau 

 

Absent: None 
 

Others Present: None 
 

Staff Present: City Manager Jim Lewis, Deputy City Manager/City Clerk Lara 
Christensen, City Attorney Dave Fleishman, Police Chief Dan Suttles, 
Fire Chief Casey Bryson, Public Works Director Nick DeBar,  Community 
Development Director Phil Dunsmore, Administrative Services 
Director/City Treasurer Jeri Rangel, Deputy City Manager – IT Luke 
Knight, and Assistant Planner Sam Mountain 

 
A. CONSENT CALENDAR:  
 

1. City Council Draft Minutes – December 10, 2024, Regular Meeting  
▪ Recommendation:  Council approve the December 10, 2024, City Council 

Regular Meeting Minutes. [City Clerk] 
 

2. Accounts Payable and Payroll 
▪ Fiscal Impact: $ 6,144,914.65 
▪ Recommendation: Council approve certified City accounts payable, payroll 

and payroll vendor checks for November 2024. [Administrative Services] 
 

3. Atascadero Tourism Business Improvement District (ATBID) Appointment 
of Board Member Vacancy 

▪ Fiscal Impact:  None. 
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▪ Recommendation:   Council appoint Clint Pearce with Madonna Enterprises to 
the ATBID Advisory Board Member vacancy for the term ending June 30, 
2025. [Community Services and Promotions] 
 

PUBLIC COMMENT: 
 

Mayor Bourbeau opened the Public Comment period. 
 

The following persons spoke on this item: None. 
 

Mayor Bourbeau closed the Public Comment period. 
 

MOTION BY: Funk 
SECOND BY:  Newsom 
 

1. Approve the Consent Calendar. 
 

AYES (5):  Funk, Newsom, Peek, Dariz and Bourbeau 
 

Passed 5-0 
 
UPDATES FROM THE CITY MANAGER:  
 
City Manager Lewis gave an update on projects and events within the City. 

 
COMMUNITY FORUM:  
 
The following persons spoke during Community Forum: Sherry Hayford, Jessica McGinnis 
and Wendy Lewis 
 
 
B. PUBLIC HEARINGS:  
 

1. ADU Ordinance Update (ZCH24---98) 
▪ Fiscal Impact:  None. 
▪ Recommendation:  Planning Commission recommends Council:  

Introduce for first reading, by title only, Draft Ordinance to amend Title 9, 
Planning & Zoning, Chapter 5, Accessory Dwelling Units, for consistency with 
State law. [Community Development] 
 

Ex Parte: None 
 
Community Development Director Dunsmore gave the presentation.  Director Dunsmore 
and Assistant Planner Mountain answered questions from the City Council. 
 
PUBLIC COMMENT: 
 

Mayor Bourbeau opened the Public Comment period. 
 

The following persons spoke on this item: None 
 
Mayor Bourbeau closed the Public Comment period. 
 
MOTION BY: Funk 
SECOND BY:  Newsom 



1/28/25 | Item A1  

 

 

 
AYES (5):  Funk, Newsom, Peek, Dariz and Bourbeau 
 

Passed 5-0 

 
Notice of Public Hearing Cancellation: 

 

2. Ordinance adding Title 5, Chapter 4 Section .02 to include a Downtown 
Entertainment Zone as permitted under SB 969 amending the state Business 
and Professions Code, relating to alcoholic beverages. 

 
Mayor Bourbeau advised that this item was cancelled. 

 
 
C. MANAGEMENT REPORTS:  

  
1. 2025 Federal and State Legislative Platform 

▪ Fiscal Impact: None.  
▪ Recommendation: Council:  

1. Approve the 2025 Federal and State Legislative Platform.  
2. Receive an oral report on the 2024 Legislative Session wrap-up and a 

2025 Legislative Session look ahead.  
3. Consider support for legislation efforts that allow for a future, voter-

approved, San Luis Obispo Council of Governments transportation-
specific sales tax measure to be waived from the two percent local sales 
tax limit. [City Manager]  

 
Deputy City Manager Christensen gave the presentation. Deputy City Manager Christensen 
and City Manager Lewis answered questions from City Council.   
 
Mayor Bourbeau opened the Public Comment period. 
 

The following persons spoke on this item: None 
 
Mayor Bourbeau closed the Public Comment period. 
 
MOTION BY: Funk 
SECOND BY:  Dariz 
 
1. Approve the legislative platform with the following changes to the 

Fire/EMS/Disaster Preparedness section: 
a. Add “Support funding for disaster relief assistance/programs” under 

both the State and Federal headings. 
b. Add “Support efforts to preserve the private homeowner’s insurance 

market in California” under the State heading.  
 
AYES (5):  Funk, Newsom, Peek, Dariz and Bourbeau 
 
Passed 5-0 
 
State Lobbyist Jason Gonsalves, Gonsalves & Sons, gave an oral report on the 2024 
Legislative Session wrap-up and a 2025 Legislative Session look ahead. 
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James Whorthly, SLOCOG, gave a brief presentation asking Council to consider support for 
legislation efforts that allow for a future, voter-approved, San Luis Obispo Council of 
Governments transportation-specific sales tax measure to be waived from the two percent 
local sales tax limit. 
 
Mayor Bourbeau opened the Public Comment period. 
 

The following persons spoke on this item: None 
 
Mayor Bourbeau closed the Public Comment period. 
 
MOTION BY: Bourbeau 
SECOND BY:  Dariz 
 
2. Authorize Mayor Bourbeau to draft a letter to Senator Laird, on behalf of Council, 
in support of a half cent exemption on the local tax cap, specifically for 
transportation-purposes only. 
 
AYES (5):  Funk, Newsom, Peek, Dariz and Bourbeau 
 
Passed 5-0 
 
 

2. Approval of Fiscal Year 2024 Annual Road Report 
▪ Fiscal Impact: Distribution of the 2024 Community Road Report is estimated 

to cost about $5,000 in budgeted General Fund. 
▪ Recommendation: Citizens’ Sales Tax Oversight Committee recommends 

Council: 
1. Approve the Fiscal Year 2024 Annual Road Report. 
2. Approve the 2024 Community Road Report. [Administrative Services] 

 
Administrative Services Director Rangel presented this item and answered questions from 
Council. Public Works Director DeBar also answered questions from Council. 
 
Mayor Bourbeau opened the Public Comment period. 
 

The following persons spoke on this item: Dave Matson 
 
Mayor Bourbeau closed the Public Comment period. 
 
MOTION BY: Dariz 
SECOND BY:  Funk 
 
AYES (5):  Funk, Newsom, Peek, Dariz and Bourbeau 
 
Passed 5-0 
 

 

E. COUNCIL ANNOUNCEMENTS AND COMMITTEE REPORTS: 
 
 Mayor Bourbeau 

1. City Selection Committee 
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Mayor Bourbeau noted attendance at the 100th Birthday Celebration for Rosemary Dexter 
and that as a result of Ms. Dexter’s community philanthropy, over $60,000 was raised for 
Atascadero Loaves and Fishes. 
   

Mayor Pro Tem Dariz 
1. Air Pollution Control District 
2. Community Action Partnership of San Luis Obispo (CAPSLO) 
3. Visit SLO CAL Advisory Committee 

 

 Council Member Funk 
1. Homeless Services Oversight Council 

 

 Council Member Newsom 
1. City / Schools Committee 
2. SLO Council of Governments (SLOCOG) 
3. SLO Regional Transit Authority (RTA) 

 
 Council Member Peek 

1. City/Schools Committee 
 
F. INDIVIDUAL DETERMINATION AND / OR ACTION:  

 
Deputy City Manager/City Clerk Christensen gave an update on Planning Commission and 
CSTOC at-large positions. Council directed staff to bring option to the Council at the 1/28 
meeting regarding the appointments for the at-large positions. 
 
ADJOURN TO MEETING OF THE SUCCESSOR AGENCY 
 
Mayor Bourbeau adjourned at 8:15 p.m. to the meeting of the Successor Agency. 

 
MINUTES PREPARED BY: 
 
______________________________________ 
Alyssa Slater 
Deputy City Clerk 
 

 

APPROVED:  
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Check
Number Check Date Vendor DescripƟon Amount

City of Atascadero
 Disbursement LisƟng

For the Month of December 2024

180162 12/03/2024 ANTHEM BLUE CROSS HEALTH 230,946.81Payroll Vendor Payment

180165 12/03/2024 GIS BENEFITS 16,530.20Payroll Vendor Payment

5416 12/05/2024 EMPLOYMENT DEV. DEPARTMENT 4,461.34Payroll Vendor Payment

180166 12/05/2024 ZACHARIAH JACKSON 428.20Accounts Payable Check

180167 12/05/2024 PACIFIC GAS AND ELECTRIC 32,814.36Accounts Payable Check

180168 12/05/2024 VANIR CONSTRUCTION MANAGEMENT 263,005.43Accounts Payable Check

180169 12/05/2024 WEX BANK - BUSINESS UNIVERSAL 11,462.62Accounts Payable Check

180170 12/05/2024 WEX BANK - WEX FLEET UNIVERSAL 9,341.65Accounts Payable Check

180171 12/05/2024 ATASCADERO PROF. FIREFIGHTERS 1,151.80Payroll Vendor Payment

180172 12/05/2024 FRANCHISE TAX BOARD 150.00Payroll Vendor Payment

180173 12/05/2024 IAFF MERP 1,900.00Payroll Vendor Payment

180174 12/05/2024 MISSIONSQUARE 16,444.92Payroll Vendor Payment

180175 12/05/2024 NATIONWIDE RETIREMENT SOLUTION 725.08Payroll Vendor Payment

180176 12/05/2024 SLO COUNTY SHERIFF 200.00Payroll Vendor Payment

5399 12/06/2024 MCGRIFF INSURANCE SERVICE TRUIST INSURANCE HOLIDNGS LLC 1,377.94Payroll Vendor Payment

5400 12/06/2024 ANTHEM BLUE CROSS HSA 11,023.76Payroll Vendor Payment

5401 12/06/2024 STATE DISBURSEMENT UNIT 692.30Payroll Vendor Payment

5402 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 16,929.52Payroll Vendor Payment

5403 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 35,831.98Payroll Vendor Payment

5404 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 2,902.18Payroll Vendor Payment

5405 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 2,830.30Payroll Vendor Payment

5406 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 8,773.51Payroll Vendor Payment

5407 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 12,067.66Payroll Vendor Payment

5408 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 18,424.51Payroll Vendor Payment

5409 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 31,765.08Payroll Vendor Payment

5410 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 5,078.68Accounts Payable Check

5411 12/06/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 500.00Accounts Payable Check

5412 12/06/2024 ATASCADERO POLICE OFFICERS 2,180.00Payroll Vendor Payment

5413 12/06/2024 SEIU LOCAL 620 986.06Payroll Vendor Payment

5414 12/10/2024 RABOBANK, N.A. 79,743.65Payroll Vendor Payment

5415 12/10/2024 EMPLOYMENT DEV DEPARTMENT 25,253.48Payroll Vendor Payment

180177 12/13/2024 2 MEXICANS, LLC 7,796.50Accounts Payable Check

180178 12/13/2024 A.P.S. AUTOMOTIVE 116.40Accounts Payable Check

180179 12/13/2024 A-1 PEST MANAGEMENT 499.00Accounts Payable Check

180180 12/13/2024 ACTIVE 911, INC. 677.25Accounts Payable Check

180181 12/13/2024 ADAMSKI,MOROSKI,MADDEN, 1,332.00Accounts Payable Check

180182 12/13/2024 AGM CALIFORNIA, INC. 100.00Accounts Payable Check

180183 12/13/2024 AIRGAS USA, LLC 54.18Accounts Payable Check

180184 12/13/2024 ALL SIGNS AND GRAPHICS, INC. 901.54Accounts Payable Check

180186 12/13/2024 AT&T 1,925.18Accounts Payable Check
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Check
Number Check Date Vendor DescripƟon Amount

City of Atascadero
 Disbursement LisƟng

For the Month of December 2024

180187 12/13/2024 ATASCADERO HAY & FEED 3,000.00Accounts Payable Check

180189 12/13/2024 ATASCADERO MUTUAL WATER CO. 17,372.10Accounts Payable Check

180190 12/13/2024 AVILA TRAFFIC SAFETY 28.28Accounts Payable Check

180191 12/13/2024 BATTERY SYSTEMS, INC. 192.46Accounts Payable Check

180192 12/13/2024 BAY AREA DRIVING SCHOOL, INC. 69.99Accounts Payable Check

180193 12/13/2024 KEITH R. BERGHER 1,719.00Accounts Payable Check

180194 12/13/2024 BERRY MAN, INC. 375.85Accounts Payable Check

180195 12/13/2024 JOHN R. BLEDSOE 2,189.04Accounts Payable Check

180196 12/13/2024 COOPER BONECK 515.00Accounts Payable Check

180197 12/13/2024 BOUND TREE MEDICAL, LLC 968.12Accounts Payable Check

180198 12/13/2024 BRENDLER JANITORIAL SERVICE 985.00Accounts Payable Check

180199 12/13/2024 BURT INDUSTRIAL SUPPLY 111.58Accounts Payable Check

180200 12/13/2024 CA DEPT OF TAX AND FEE ADMIN. 726.64Accounts Payable Check

180201 12/13/2024 CAL-COAST MACHINERY, INC 562.14Accounts Payable Check

180202 12/13/2024 KRYSTAL CARLON 60.50Accounts Payable Check

180203 12/13/2024 CEN-CAL CONSTRUCTION 1,142,868.69Accounts Payable Check

180204 12/13/2024 CENTRAL COAST CASUALTY REST. 450.00Accounts Payable Check

180205 12/13/2024 CENTRAL COAST PRINT COMPANY 215.91Accounts Payable Check

180206 12/13/2024 CHARTER COMMUNICATIONS 2,025.65Accounts Payable Check

180207 12/13/2024 ALEXANDER CHAVARRIA 3,455.92Accounts Payable Check

180208 12/13/2024 CHEF'S TABLE CATERING 3,240.00Accounts Payable Check

180209 12/13/2024 JOSEPH A. CHOUINARD 3,801.20Accounts Payable Check

180210 12/13/2024 LARA CHRISTENSEN 87.00Accounts Payable Check

180211 12/13/2024 CITY OF ATASCADERO 1,568.90Accounts Payable Check

180212 12/13/2024 CITY OF FRESNO-POLICE DEPT. 860.00Accounts Payable Check

180213 12/13/2024 CLEATH-HARRIS GEOLOGISTS, INC. 3,253.30Accounts Payable Check

180214 12/13/2024 COLE FARMS, INC. 2,628.65Accounts Payable Check

180215 12/13/2024 COLOR CRAFT PRINTING 275.83Accounts Payable Check

180216 12/13/2024 COUNTY OF SAN LUIS OBISPO 427.00Accounts Payable Check

180217 12/13/2024 COUNTY OF SLO PUBLIC WORKS 1,626.00Accounts Payable Check

180218 12/13/2024 CRITICAL REACH, INC. 485.00Accounts Payable Check

180219 12/13/2024 CUESTA POLYGRAPH & INVEST. LLC 450.00Accounts Payable Check

180220 12/13/2024 CUESTA SPRINGS ICE COMPANY INC 28,999.82Accounts Payable Check

180221 12/13/2024 CULLIGAN SANTA MARIA 851.96Accounts Payable Check

180222 12/13/2024 DOOMSDAY SKATE, LLC 28.80Accounts Payable Check

180223 12/13/2024 EL CAMINO VETERINARY HOSP 266.20Accounts Payable Check

180224 12/13/2024 EXECUTIVE JANITORIAL 3,500.00Accounts Payable Check

180225 12/13/2024 FAHLO 450.80Accounts Payable Check

180226 12/13/2024 VOID 0.00Accounts Payable Check

180227 12/13/2024 FERRELL'S AUTO REPAIR 155.00Accounts Payable Check
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Check
Number Check Date Vendor DescripƟon Amount

City of Atascadero
 Disbursement LisƟng

For the Month of December 2024

180228 12/13/2024 FGL ENVIRONMENTAL 4,068.00Accounts Payable Check

180229 12/13/2024 FIESTA MAHAR MANUFACTURNG CORP 619.44Accounts Payable Check

180230 12/13/2024 FIGUEROA'S TIRES 152.25Accounts Payable Check

180231 12/13/2024 FILIPPIN ENGINEERING, INC. 86,473.27Accounts Payable Check

180232 12/13/2024 FINQUERY, LLC 3,816.00Accounts Payable Check

180233 12/13/2024 FRAME PERFECT MEDIA 489.25Accounts Payable Check

180234 12/13/2024 GHS PARTS, INC. 114.60Accounts Payable Check

180235 12/13/2024 KATHLEEN GROGAN 1,355.76Accounts Payable Check

180236 12/13/2024 KELLIE K. HART 168.00Accounts Payable Check

180237 12/13/2024 HARTZELL GEN. ENG. CONTRACTOR 5,166.51Accounts Payable Check

180238 12/13/2024 HERC RENTALS, INC. 157.69Accounts Payable Check

180239 12/13/2024 RACHEL HUNTER 282.32Accounts Payable Check

180240 12/13/2024 INGLIS PET HOTEL 347.99Accounts Payable Check

180241 12/13/2024 INTL. ASSC. OF FIRE CHIEFS 213.75Accounts Payable Check

180242 12/13/2024 IRON MOUNTAIN RECORDS MGMNT 155.64Accounts Payable Check

180243 12/13/2024 JOANN HEAD LAND SURVEYING 5,000.00Accounts Payable Check

180244 12/13/2024 JOE A. GONSALVES & SON 3,000.00Accounts Payable Check

180245 12/13/2024 KMIT SOLUTIONS 1,429.35Accounts Payable Check

180246 12/13/2024 KPRL 1230 AM 320.00Accounts Payable Check

180247 12/13/2024 L.N. CURTIS & SONS 2,629.20Accounts Payable Check

180248 12/13/2024 LAYNE LABORATORIES, INC. 4,416.34Accounts Payable Check

180249 12/13/2024 LESSI CONSTRUCTION, INC. 350.00Accounts Payable Check

180250 12/13/2024 LIN LI 36.00Accounts Payable Check

180251 12/13/2024 LIFE ASSIST, INC. 1,391.98Accounts Payable Check

180252 12/13/2024 MADRONE LANDSCAPES, INC. 399.00Accounts Payable Check

180253 12/13/2024 MARBORG INDUSTRIES 73.05Accounts Payable Check

180254 12/13/2024 MATT GIFFORD PAINTING LLC 3,500.00Accounts Payable Check

180255 12/13/2024 MBS LAND SURVEYS 21,000.00Accounts Payable Check

180256 12/13/2024 MEDINA LIGHT SHOW DESIGNS 1,540.00Accounts Payable Check

180257 12/13/2024 ADAM MEDINA 149.50Accounts Payable Check

180258 12/13/2024 MICHAEL K. NUNLEY & ASSC, INC. 945.54Accounts Payable Check

180259 12/13/2024 MID-COAST MOWER & SAW, INC. 30.43Accounts Payable Check

180260 12/13/2024 MINER'S ACE HARDWARE 662.70Accounts Payable Check

180261 12/13/2024 MATTHEW J. MIRANDA 162.00Accounts Payable Check

180262 12/13/2024 MODEL 1 COMMERCIAL VEHICLE INC 107,410.54Accounts Payable Check

180263 12/13/2024 MULLAHEY CDJR 2,362.84Accounts Payable Check

180264 12/13/2024 MV TRANSPORTATION, INC. 11,299.35Accounts Payable Check

180265 12/13/2024 MWI ANIMAL HEALTH 3,712.23Accounts Payable Check

180266 12/13/2024 NATURE PLANET, INC. 375.84Accounts Payable Check

180267 12/13/2024 NEW TIMES 3,378.00Accounts Payable Check
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Check
Number Check Date Vendor DescripƟon Amount

City of Atascadero
 Disbursement LisƟng

For the Month of December 2024

180268 12/13/2024 HEATHER NEWSOM 76.51Accounts Payable Check

180269 12/13/2024 NORTH COAST ENGINEERING INC. 1,245.00Accounts Payable Check

180271 12/13/2024 PACIFIC GAS AND ELECTRIC 43,538.23Accounts Payable Check

180272 12/13/2024 PLANETERIA MEDIA, LLC 7,140.00Accounts Payable Check

180273 12/13/2024 PORTER CONSTRUCTION, INC. 18,780.00Accounts Payable Check

180274 12/13/2024 PROCARE JANITORIAL SUPPLY,INC. 2,152.90Accounts Payable Check

180275 12/13/2024 RAINSCAPE, A LANDSCAPE SVC CO. 9,092.00Accounts Payable Check

180276 12/13/2024 BILL RAINWATER 190.30Accounts Payable Check

180277 12/13/2024 JERI RANGEL 78.16Accounts Payable Check

180278 12/13/2024 RECOGNITION WORKS 97.88Accounts Payable Check

180279 12/13/2024 RENEWELL FLEET SERVICE LLC 90.89Accounts Payable Check

180280 12/13/2024 RICHARDS, WATSON & GERSHON 13,160.67Accounts Payable Check

180281 12/13/2024 SAFARI LTD. 252.78Accounts Payable Check

180282 12/13/2024 SERVPRO OF MORRO BAY/KING CITY 716.33Accounts Payable Check

180283 12/13/2024 SITEONE LANDSCAPE SUPPLY, LLC 63.37Accounts Payable Check

180284 12/13/2024 SLO COUNTY SHERIFF'S OFFICE 1,450.00Accounts Payable Check

180285 12/13/2024 SLOFIST 75.00Accounts Payable Check

180286 12/13/2024 SOCAL GAS 16.27Accounts Payable Check

180287 12/13/2024 SOUTH BAY REGIONAL PUBLIC 582.00Accounts Payable Check

180288 12/13/2024 SPEAKWRITE, LLC. 355.11Accounts Payable Check

180289 12/13/2024 STATE WATER RES CONTROL BOARD 3,540.00Accounts Payable Check

180290 12/13/2024 SUNRUN INSTALLATION SERVICES 598.60Accounts Payable Check

180291 12/13/2024 MADELINE M. TAYLOR 100.80Accounts Payable Check

180292 12/13/2024 TEMPLETON UNIFORMS, LLC 182.26Accounts Payable Check

180293 12/13/2024 TEN OVER STUDIO, INC. 3,730.00Accounts Payable Check

180294 12/13/2024 THOMSON REUTERS - WEST 212.09Accounts Payable Check

180295 12/13/2024 KARL O. TOERGE 189.00Accounts Payable Check

180296 12/13/2024 TOWNSEND PUBLIC AFFAIRS, INC. 4,000.00Accounts Payable Check

180297 12/13/2024 TYLER TECHNOLOGIES, INC. 21,772.11Accounts Payable Check

180305 12/13/2024 U.S. BANK 51,520.50Accounts Payable Check

180306 12/13/2024 ULTREX BUSINESS PRODUCTS 72.80Accounts Payable Check

180307 12/13/2024 UNIVAR SOLUTIONS USA, INC. 6,041.25Accounts Payable Check

180308 12/13/2024 UNIVERSITY OF FLORIDA 100.00Accounts Payable Check

180309 12/13/2024 USA BLUE BOOK 80.71Accounts Payable Check

180310 12/13/2024 ANDREA VAN ALFEN 1,868.96Accounts Payable Check

180311 12/13/2024 DAVID VAN SON 209.99Accounts Payable Check

180312 12/13/2024 VASS 940.86Accounts Payable Check

180313 12/13/2024 VERDIN 29,874.52Accounts Payable Check

180314 12/13/2024 VERIZON WIRELESS 105.33Accounts Payable Check

180315 12/13/2024 VILLAGE ORIGINALS, INC. 332.00Accounts Payable Check
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Check
Number Check Date Vendor DescripƟon Amount

City of Atascadero
 Disbursement LisƟng

For the Month of December 2024

180316 12/13/2024 VITAL RECORDS CONTROL 224.95Accounts Payable Check

180317 12/13/2024 WCJ PROPERTY SERVICES 1,000.00Accounts Payable Check

180318 12/13/2024 WEST COAST AUTO & TOWING, INC. 2,844.01Accounts Payable Check

180319 12/13/2024 WESTERN JANITOR SUPPLY 225.07Accounts Payable Check

180320 12/13/2024 KAREN B. WYKE 1,047.90Accounts Payable Check

180321 12/13/2024 YEH AND ASSOCIATES, INC. 6,007.50Accounts Payable Check

5417 12/20/2024 MCGRIFF INSURANCE SERVICE TRUIST INSURANCE HOLIDNGS LLC 1,377.46Payroll Vendor Payment

5418 12/20/2024 ANTHEM BLUE CROSS HSA 10,783.56Payroll Vendor Payment

5419 12/20/2024 STATE DISBURSEMENT UNIT 692.30Payroll Vendor Payment

5428 12/20/2024 ATASCADERO POLICE OFFICERS 2,180.00Payroll Vendor Payment

5429 12/20/2024 SEIU LOCAL 620 1,010.14Payroll Vendor Payment

180322 12/20/2024 ATASCADERO PROF. FIREFIGHTERS 1,151.80Payroll Vendor Payment

180323 12/20/2024 FRANCHISE TAX BOARD 150.00Payroll Vendor Payment

180324 12/20/2024 IAFF MERP 1,900.00Payroll Vendor Payment

180325 12/20/2024 MISSIONSQUARE 16,417.39Payroll Vendor Payment

180326 12/20/2024 NATIONWIDE RETIREMENT SOLUTION 838.73Payroll Vendor Payment

180327 12/20/2024 SLO COUNTY SHERIFF 200.00Payroll Vendor Payment

5420 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 17,465.38Payroll Vendor Payment

5421 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 36,699.46Payroll Vendor Payment

5422 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 2,953.58Payroll Vendor Payment

5423 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 2,830.30Payroll Vendor Payment

5424 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 8,773.51Payroll Vendor Payment

5425 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 12,081.72Payroll Vendor Payment

5426 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 20,396.67Payroll Vendor Payment

5427 12/23/2024 CALIF PUBLIC EMPLOYEES RETIREMENT SYSTEM 32,225.37Payroll Vendor Payment

5430 12/24/2024 RABOBANK, N.A. 77,948.77Payroll Vendor Payment

5431 12/24/2024 EMPLOYMENT DEV. DEPARTMENT 4,536.30Payroll Vendor Payment

5432 12/24/2024 EMPLOYMENT DEV DEPARTMENT 24,310.07Payroll Vendor Payment

180328 12/27/2024 2 MEXICANS, LLC 930.00Accounts Payable Check

180329 12/27/2024 A SUPERIOR CRANE, LLC 660.00Accounts Payable Check

180330 12/27/2024 A.P.S. AUTOMOTIVE 556.62Accounts Payable Check

180331 12/27/2024 ADDICTION MEDICINE CONSULTANTS 434.00Accounts Payable Check

180332 12/27/2024 AGP VIDEO, INC. 2,382.50Accounts Payable Check

180333 12/27/2024 ALL SIGNS AND GRAPHICS, INC. 897.19Accounts Payable Check

180334 12/27/2024 ALLIANT INSURANCE SERVICES INC 185.00Accounts Payable Check

180335 12/27/2024 AMERICAN WEST TIRE & AUTO INC 707.44Accounts Payable Check

180336 12/27/2024 AT&T 810.90Accounts Payable Check

180337 12/27/2024 AT&T 32.41Accounts Payable Check

180338 12/27/2024 AT&T 760.93Accounts Payable Check

180339 12/27/2024 ATASCADERO HAY & FEED 2,824.43Accounts Payable Check
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180340 12/27/2024 AVILA TRAFFIC SAFETY 145.13Accounts Payable Check

180341 12/27/2024 TERRIE BANISH 300.00Accounts Payable Check

180342 12/27/2024 BEHAVIOR WORKS 1,600.00Accounts Payable Check

180343 12/27/2024 BERRY MAN, INC. 1,179.50Accounts Payable Check

180344 12/27/2024 JOHN R. BLEDSOE 2,118.00Accounts Payable Check

180345 12/27/2024 BRENDLER JANITORIAL SERVICE 1,585.00Accounts Payable Check

180346 12/27/2024 BREZDEN PEST CONTROL, INC. 183.00Accounts Payable Check

180347 12/27/2024 BROWDER PAINTING COMPANY, INC. 23,420.00Accounts Payable Check

180348 12/27/2024 BUREAU VERITAS NORTH AMERICA 1,196.25Accounts Payable Check

180349 12/27/2024 BURT INDUSTRIAL SUPPLY 540.49Accounts Payable Check

180350 12/27/2024 CASEY PRINTING, INC. 8,367.78Accounts Payable Check

180351 12/27/2024 CEN-CAL CONSTRUCTION 624,974.62Accounts Payable Check

180352 12/27/2024 CHARTER COMMUNICATIONS 4,415.10Accounts Payable Check

180353 12/27/2024 COLOR CRAFT PRINTING 326.99Accounts Payable Check

180354 12/27/2024 CRYSTAL CRIMBCHIN 306.86Accounts Payable Check

180355 12/27/2024 CRYSTAL SPRINGS WATER 20.00Accounts Payable Check

180356 12/27/2024 CSG CONSULTANTS, INC. 1,737.85Accounts Payable Check

180357 12/27/2024 CULLIGAN SANTA MARIA 103.62Accounts Payable Check

180358 12/27/2024 NICHOLAS DEBAR 300.00Accounts Payable Check

180359 12/27/2024 JOE DEBRUIN, PH.D. 180.00Accounts Payable Check

180360 12/27/2024 DELTA LIQUID ENERGY 1,036.45Accounts Payable Check

180361 12/27/2024 DEPARTMENT OF MOTOR VEHICLES 5,775.00Accounts Payable Check

180362 12/27/2024 DLT SOLUTIONS, LLC. 5,265.13Accounts Payable Check

180363 12/27/2024 PHILIP DUNSMORE 300.00Accounts Payable Check

180364 12/27/2024 EARTH SYSTEMS PACIFIC 10,450.00Accounts Payable Check

180365 12/27/2024 EL CAMINO HOMELESS ORG. 15,000.00Accounts Payable Check

180366 12/27/2024 EL CAMINO VETERINARY HOSP 766.90Accounts Payable Check

180367 12/27/2024 ESCROW CLEANING SERVICE 500.00Accounts Payable Check

180368 12/27/2024 EXECUTIVE JANITORIAL 3,500.00Accounts Payable Check

180369 12/27/2024 FAMCON PIPE AND SUPPLY, INC. 108.75Accounts Payable Check

180370 12/27/2024 FENCE FACTORY ATASCADERO 895.00Accounts Payable Check

180371 12/27/2024 FENCE FACTORY SANTA MARIA 8,850.00Accounts Payable Check

180372 12/27/2024 FERRELL'S AUTO REPAIR 209.10Accounts Payable Check

180373 12/27/2024 FGL ENVIRONMENTAL 389.00Accounts Payable Check

180374 12/27/2024 GEOSOLUTIONS, INC. 21,394.27Accounts Payable Check

180375 12/27/2024 GHS PARTS, INC. 20.47Accounts Payable Check

180376 12/27/2024 HAAKER EQUIPMENT COMPANY INC. 5,738.37Accounts Payable Check

180377 12/27/2024 HANSEN BRO'S CUSTOM FARMING 26,920.00Accounts Payable Check

180378 12/27/2024 KELLIE K. HART 168.00Accounts Payable Check

180379 12/27/2024 HIGH COUNTRY OUTDOOR, INC. 550.00Accounts Payable Check
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180380 12/27/2024 HILLTOP WELDING & FABRICATION 7,936.00Accounts Payable Check

180381 12/27/2024 INTERWEST CONSULTING GROUP INC 28,038.43Accounts Payable Check

180382 12/27/2024 KNECHT'S PLUMBING & HEATING 1,507.58Accounts Payable Check

180383 12/27/2024 LEE WILSON ELECTRIC CO. INC 6,049.74Accounts Payable Check

180384 12/27/2024 JAMES R. LEWIS 300.00Accounts Payable Check

180385 12/27/2024 LIFE ASSIST, INC. 1,056.88Accounts Payable Check

180386 12/27/2024 LINDE GAS & EQUIPMENT INC. 38.34Accounts Payable Check

180387 12/27/2024 VOID 0.00Accounts Payable Check

180388 12/27/2024 MARBORG INDUSTRIES 208.74Accounts Payable Check

180389 12/27/2024 VOID 0.00Accounts Payable Check

180390 12/27/2024 MEDINA LIGHT SHOW DESIGNS 2,065.00Accounts Payable Check

180391 12/27/2024 MINER'S ACE HARDWARE 1,009.87Accounts Payable Check

180392 12/27/2024 HECTOR MIRANDA 250.00Accounts Payable Check

180393 12/27/2024 HEATHER MORENO 180.90Accounts Payable Check

180394 12/27/2024 MOSS, LEVY, & HARTZHEIM LLP 7,000.00Accounts Payable Check

180395 12/27/2024 MWI ANIMAL HEALTH 351.05Accounts Payable Check

180396 12/27/2024 NATIONAL AUTO FLEET GROUP 60,045.42Accounts Payable Check

180397 12/27/2024 DANIELLE NUNES-HAKANSON 64.84Accounts Payable Check

180398 12/27/2024 NUTRIEN AG SOLUTIONS, INC. 2,795.47Accounts Payable Check

180399 12/27/2024 ODP BUSINESS SOLUTIONS, LLC 739.89Accounts Payable Check

180400 12/27/2024 PACIFIC GAS AND ELECTRIC 3,009.19Accounts Payable Check

180401 12/27/2024 PASO ROBLES FORD LINCOLN MERC 87.94Accounts Payable Check

180402 12/27/2024 PERRY'S PARCEL & GIFT 4.90Accounts Payable Check

180403 12/27/2024 PONEK APPRAISAL, INC. 4,000.00Accounts Payable Check

180404 12/27/2024 PROCARE JANITORIAL SUPPLY,INC. 262.31Accounts Payable Check

180405 12/27/2024 PROCTOR GLOVE CO. 1,892.25Accounts Payable Check

180406 12/27/2024 JERI RANGEL 300.00Accounts Payable Check

180407 12/27/2024 RECOGNITION WORKS 63.62Accounts Payable Check

180408 12/27/2024 SECURITAS TECHNOLOGY CORPORATN 382.87Accounts Payable Check

180409 12/27/2024 SERVPRO OF SLO & ATASCADERO 2,263.72Accounts Payable Check

180410 12/27/2024 SLO COUNTY HEALTH AGENCY 130,908.43Accounts Payable Check

180411 12/27/2024 MARY P. SMITH 1,872.00Accounts Payable Check

180412 12/27/2024 SOCAL GAS 3,693.83Accounts Payable Check

180413 12/27/2024 SOUZA CONSTRUCTION, INC. 326,697.28Accounts Payable Check

180414 12/27/2024 SP MAINTENANCE SERVICES, INC. 1,150.00Accounts Payable Check

180415 12/27/2024 JENNIFER L. SPOTTEN 786.00Accounts Payable Check

180416 12/27/2024 SSA GROUP, LLC 6,666.68Accounts Payable Check

180417 12/27/2024 STATE WATER RES CONTROL BOARD 64,596.00Accounts Payable Check

180418 12/27/2024 TOWNSEND PUBLIC AFFAIRS, INC. 4,000.00Accounts Payable Check

180419 12/27/2024 U.S. BANK 3,622.00Accounts Payable Check
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180420 12/27/2024 VANIR CONSTRUCTION MANAGEMENT 31,579.58Accounts Payable Check

180421 12/27/2024 VERIZON WIRELESS 22.18Accounts Payable Check

180422 12/27/2024 VINO VICE, INC. 188.00Accounts Payable Check

180423 12/27/2024 WATER SYSTEMS CONSULTING, INC. 33,996.75Accounts Payable Check

180424 12/27/2024 WEST COAST AUTO & TOWING, INC. 591.95Accounts Payable Check

180425 12/27/2024 ZOETIS US, LLC 339.03Accounts Payable Check

180426 12/31/2024 ANNETTE MANIER 23.18Accounts Payable Check

180427 12/31/2024 MATT GIFFORD PAINTING LLC 3,812.75Accounts Payable Check

$ 4,420,692.52
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CITY OF ATASCADERO 
 CITY COUNCIL STAFF REPORT Item A3 

 

 

 

Department:   Community 
Development 

Date: 1/28/2025 
Placement: Consent 

 
TO: JIM LEWIS, CITY MANAGER 
FROM:  PHIL DUNSMORE, COMMUNITY DEVELOPMENT DIRECTOR 
PREPARED BY:  SAM MOUNTAIN, ASSISTANT PLANNER 
 

SUBJECT:  ADU Ordinance Update (ZCH24-0098) 

  
RECOMMENDATION: 
 
Council adopt on second reading, by title only, Draft Ordinance to amend Title 9, Planning & 
Zoning, Chapter 5, Accessory Dwelling Units, for consistency with State law. 

 
DISCUSSION: 
 
The State passed two new bills in 2024 that require modification of the City’s ADU laws: SB 1211 
and SB 477. SB 1211 requires cities to allow a greater number of ADUs in multifamily 
developments and prohibits them from requiring that any parking spaces demolished for ADU 
construction be replaced, whether within a garage or as surface parking. The language within SB 
1211 requires that cities update their ADU ordinances for consistency or the entire ADU code is 
deemed null and void. SB 477 reorganizes the portions of the California Government Code relating 
to ADUs but does not make any practical changes to existing regulation.  
 
This ordinance update revises the City’s ADU chapter for consistency with these new laws and 
makes a number of minor changes for clarity and internal consistency. The ordinance was 
approved on first reading by the City Council at their meeting of January 14, 2025. 
 

FISCAL IMPACT:   
 

None. 
 

REVIEWED BY OTHERS: 
 

This item has been reviewed by the Planning Manager, Community Development Director, and 

City Attorney. 
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DRAFT ORDINANCE 

 

ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 

ATASCADERO, CALIFORNIA, AMENDING TITLE 9, PLANNING & 

ZONING, CHAPTER 5, ACCESSORY DWELLING UNITS, FOR 

CONSISTENCY WITH STATE LAW AND CLARITY RELATED TO 

DEVELOPMENT STANDARDS 

 

ACCESSORY DWELLING UNITS 

(ZCH24-0098) 
 

 WHEREAS, the City of Atascadero is considering Zoning Text Amendment to Title 9, 

Chapter 5 of the Atascadero Municipal Code for consistency with newly enacted State laws; and 

 

 WHEREAS, the State of California has adopted revisions, repeals, and amendments to 

Government Code Sections 65582.1 to 66499.41, Health and Safety Code Sections 18214, 

50504.5, 50515.03, and 50843.5, Public Resources Code Sections 10238 and 21080.17, and Water 

Code Section 10755.4, altogether known as Senate Bill 477, which has led references to these 

Sections in the Atascadero Municipal Code to be no longer applicable; and 

 

 WHEREAS, the State of California has adopted amendments to Government Code 

Sections 66313, 66314, and 66323, altogether known as Senate Bill 1211, which mandate that 

local jurisdictions update and adopt new standards and requirements related to the development of 

Accessory Dwelling Units (ADUs); and 

 

 WHEREAS, portions of the City’s current regulations require amendment to remain 

consistent; and 

 

 WHEREAS, ADUs and Junior ADUs do not count as additional residential density per 

State law for the purposes of zoning compliance and CEQA; and 

 

 WHEREAS, the City recognizes opportunities to implement policies and programs of the 

Atascadero General Plan housing element providing for, and regulating, expanded housing 

opportunities for all persons within the community; and 

 

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

City to enact these amendments to Chapter 5 of Title 9, Planning and Zoning, of the Municipal 

Code for consistency with State law and to maintain a clear and legible set of Zoning Regulations 

that is easily interpreted by the public and staff; and 

 

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

Amendment application was held by the City Council of the City of Atascadero at which hearing 

evidence, oral and documentary, was admitted on behalf of said Zoning Text Amendment; and 
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 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 

 

 NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF ATASCADERO 

HEREBY ORDAINS AS FOLLOWS: 

 

SECTION 1.  Recitals. The above recitals are true and correct and incorporated herein as 

if set forth in full. 

 

 SECTION 2.  Planning Commission Recommendation. The Planning Commission of the 

City of Atascadero, on December 17, 2024, held a timely and properly noticed Public Hearing 

upon the subject Zoning Text Amendment and associated actions, at which hearing evidence, oral 

and documentary, was admitted on behalf of said Amendment, and the Planning Commission 

recommended that City Council approve said Amendment. 

 

 SECTION 3.  Public Hearing.  The City Council held a duly noticed public hearing to 

consider the project on January 14, 2025, and considered testimony and reports from staff and the 

public. 

 

 SECTION 4. Findings for Approval.  The City Council makes the following findings and 

determinations for approval of the proposed Zoning Text Amendment: 

 

1. Finding: The Planning and Zoning Text Change is consistent with General Plan 

policies and all other applicable ordinances and policies of the City; 

 

Fact: The proposed amendment updates an existing chapter for consistency with State 

law. The updates are consistent with the City’s Housing Element and are intended to 

implement revisions to the Government Code associated with Senate Bill 477 and 

Senate Bill 1211. 

 

2. Finding: This Amendment of the Zoning Ordinance will provide for the orderly and 

efficient use of lands where such development standards are applicable; 

 

Fact: The proposed amendment does not remove or materially modify existing 

provisions in Title 9, Chapter 5 which address Atascadero’s unique development 

characteristics such as elevated fire risk and a high proportion of households without 

access to City sewer. Regulations in the Atascadero Municipal Code will continue to 

provide for the safe and orderly development of Accessory and Junior Accessory 

Dwelling Units consistent with State law. 

 

3. Finding: The Text Change will not, in itself, result in significant environmental 

impacts. 

 

Fact: The State of California does not recognize accessory or junior accessory dwelling 

units as primary units for the purposes of determining density nor as projects for the 
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purposes of environmental review. Standards in the Atascadero Municipal Code 

intended to minimize the environmental impact of ADU development are not proposed 

to be modified as part of this amendment. 

 

 SECTION 5. CEQA. This 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). 

 

 SECTION 6. Approval.  The City Council of the City of Atascadero, in a regular session 

assembled on January 14, 2025, resolved to introduce, for first reading by title only, an Ordinance 

that would amend Title 9, Chapter 5 of the Atascadero Municipal Code consistent with the 

following: 

   

EXHIBIT A: Amendments to Title 9, Chapter 5 

 

 SECTION 7. Interpretation. This Ordinance must be broadly construed in order to achieve 

the purposes stated in this Ordinance. It is the City Council’s intent that the provisions of this 

Ordinance be interpreted or implemented by the City and others in a manner that facilitates the 

purposes set forth in this Ordinance. 

 

SECTION 8. Preservation. Repealing of any provision of the Atascadero Municipal Code 

or of any previous Code Sections, does not affect any penalty, forfeiture, or liability incurred before, 

or preclude prosecution and imposition of penalties for any violation occurring before this 

Ordinance’s effective date. Any such repealed part will remain in full force and effect for sustaining 

action or prosecuting violations occurring before the effective date of this Ordinance. 

 

SECTION 9. Effect of Invalidation. If this entire Ordinance or its application is deemed 

invalid by a court of competent jurisdiction, any repeal or amendment of the Atascadero 

Municipal Code or other City Ordinance by this Ordinance will be rendered void and cause such 

previous Atascadero Municipal Code provision or other City Ordinance to remain in full force 

and effect for all purposes. 

 

SECTION 10. Severability. If any part of this Ordinance or its application is deemed 

invalid by a court of competent jurisdiction, the City Council intends that such invalidity will not 

affect the effectiveness of the remaining provisions or applications and, to this end, the provisions 

of this Ordinance are severable. 

 

SECTION 11. Notice. The City Clerk is directed to certify the passage and adoption of 

this Ordinance, cause it to be entered into the City of Atascadero’s book of original ordinances, 

make a note of the passage and adoption in the records of this meeting and within fifteen (15) 

days after the passage and adoption of this Ordinance, cause it to be published or posted in 

accordance with California law. 
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 SECTION 12. Effective Date. This Ordinance will take effect on the 30th day following 

its final passage and adoption. 

 

 INTRODUCED at a regular meeting of the City Council held on January 14, 2025, 

and PASSED, APPROVED and ADOPTED by the City Council of the City of Atascadero, State 

of California, on January 28, 2025. 

 

 CITY OF ATASCADERO: 
 

 

 

 ______________________________ 

 Charles Bourbeau, Mayor 

  

 

ATTEST: 

 

 

 
______________________________ 

Lara K. Christensen, City Clerk 

 

 

 

APPROVED AS TO FORM: 

 

 

 
______________________________ 

Dave Fleishman, City Attorney 
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Amend Sections 9-5.010 through 9-5.070 as follows: 
 
§ 9-5.010. Purpose.  

 

(a) The purpose of this chapter is to prescribe objective development and site regulations 
that apply, except where specifically stated, to accessory dwelling units (ADUs) and junior 
accessory dwelling units (JADUs). This chapter is intended to implement Government 
Code Sections 66310 to 66342, as amended from time to time. Implementation of this 
chapter is meant to expand housing opportunities by increasing the number of smaller 
units available within existing neighborhoods while meeting Statewide housing goals and 
responding to wildfire and wastewater constraints. 

(b) The City recognizes opportunities to implement policies and programs of the Atascadero 
General Plan housing element providing for, and regulating, expanded housing 
opportunities for all persons within the community.  

(c) Implementation of this chapter is meant to expand housing opportunities for very low-, 
low- and moderate-income and/or elderly households by increasing the number of 
affordable by design and rental units available within existing neighborhoods.  

(d) As mandated in Section 66314 of the Government Code, units that comply with this 
chapter are considered not to exceed the density limits prescribed by the General Plan 
and/or this title from residential zoning districts. 

 
§ 9-5.020. Definitions. 
 
As used in this chapter: 
 
Accessory Dwelling Unit (ADU). ADUs are defined by Government Code Section 66313 to mean 
an attached or detached residential dwelling unit that provides complete independent living 
facilities for one or more persons. ADUs shall include permanent provisions for living, sleeping, 
eating, cooking, and shall have a bathroom, and shall be located on the same parcel as the single 
family or multifamily dwelling per the standards set forth in this section. An accessory dwelling 
unit also includes an efficiency unit as defined in Section 17958.1 of the Health and Safety Code 
and a manufactured home as set forth in Section 18007 of the Health and Safety Code. 
 
Existing Structure. For the purposes of this chapter and implementation of Government Code 
Section 66314, an existing accessory structure or existing primary structure is defined as a 
structure, or the confines of a structure, that has received a passed final inspection prior to 
January 1, 2020. 
 
Guesthouse. Guesthouses are defined as residential occupancy construction (R) structures 
permitted prior to 2004 with a full bathroom, partial kitchen, and are the same as a residential 
dwelling unit for the purposes of defining use and calculating fees. 
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Junior Accessory Dwelling Unit (JADU). JADUs are defined by Government Code Section 66313 to 
mean a residential dwelling unit internal to an existing or new primary dwelling unit that provides 
complete independent living facilities for one or more persons. JADUs shall include permanent 
provisions for living and shall be located on the same parcel and within the same structure as the 
single-family dwelling. A JADU also includes an efficiency unit as defined in Section 17958.1 of 
the Health and Safety Code. 
 
Livable Space. A space in a dwelling intended for human habitation, including living, sleeping, 
eating, cooking, or sanitation. 
 
Primary Dwelling Unit. A primary dwelling unit (primary unit) is a principal or urban dwelling unit. 
 
Principal Dwelling Unit. An existing or new proposed dwelling unit on a residential zoned legal lot 
of record permitted as allowed by the City's zoning and allowed density of the parcel and not 
constructed under the provisions for Chapter 5 or Chapter 18 of this title. Any additional existing 
units above the base residential density shall be considered an ADU or UDU. New units built as 
part of an SB9 lot split shall not be considered a principal dwelling unit if a principal unit already 
exists on the parent parcel or new parcel that is created from the lot split. 
 
Residential Multifamily Development. A residential multifamily property zoned for multiple 
principal dwelling units that has been developed to the maximum allowed density and which 
shares access, parking, and/or amenities regardless of the number of underlying parcels. This 
may include, but is not limited to, attached or detached residential units, common interest 
subdivisions, and related residential development on a single or multiple lots developed as a 
single development project with a developable density of at least 10 units per acre. 
 
Residential Single-Family Property. A property zoned for single-family development with a base 
density of one dwelling unit per parcel.  
 
Short-Term Rental. Short-term rentals (vacation rental) shall be defined as rental units with stays 
of 30 consecutive calendar days or less per individual or party.  
 
Small-Lot Single-Family Subdivision. A subdivision with private side and rear yard areas built to a 
density of less than or equal to nine dwelling units per acre.  
 
Urban Dwelling Unit (UDU). A primary dwelling unit established or proposed to be developed in 
accordance with the standards, procedures, and requirements set forth under Government Code 
Section 65852.21 and Chapter 18 of Title 9, either as a primary or secondary primary unit on a 
parcel. 
 
§ 9-5.030. General requirements. 
 
(a) Building Permit Required. A building permit application shall be required for the 

construction, occupancy, or conversion of any ADU or JADU.  
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(b) Ministerial Review Process. An application for development of an ADU or JADU will be 
reviewed as a ministerial permit, without discretionary review or a hearing, if it meets all 
the requirements set forth in this section, does not impact environmental (including 
historic) resources, and after payment of all applicable submittal fees.  

(c) Garage Demolition. A demolition permit for a detached garage that is to be replaced with 
an ADU be reviewed with the application for the accessory dwelling unit and issued at the 
same time. 

(d) Water Service. All habitable dwelling units shall be served by a public water system.  

(e) Wastewater Service. To avoid health and safety impacts to ground water quality and 
nitrogen loading, ADUs shall be served by the City sanitary sewer system subject to the 
following exceptions: 
(1) The parcel is three-quarters (0.75) gross acres or greater and all of the following 

criteria can be met: 
(i)   It can be demonstrated that all properties within a one-quarter (1/4) mile 

radius are of sufficient size, considering possible future lot splits and full 
development potential, to provide a minimum density of at least one-half 
(0.5) acres per unit within the one quarter (1/4) mile radius. 

(ii) It shall be demonstrated that a new or expanded onsite wastewater 
disposal system can accommodate the additional unit while meeting 
requirements of the City's Local Area Management Plan (LAMP). 

(2) The parcel contains a gross lot area of 0.5 acres per unit or greater, including 
existing units and all units proposed at the time of application. 
(i)  For the purposes of this paragraph, “units” means all primary and 

accessory dwelling units, but shall not include Junior ADUs. 
(3)      ADUs that do not meet the above requirements and do not have the ability to 

connect to City sewer must be served by an on-site wastewater system that 
includes pre-treatment and shall be subject to the approval of the City Engineer. 
These systems must be approved and constructed in accordance with the City’s 
LAMP standards. 

(f) Design. The design of an ADU and/or JADU shall be consistent with any objective design 

standards listed in this chapter.  

(g) Short-Term Rental Prohibited. ADUs and JADUs developed in accordance with 

Government Code Sections 66314 to 66339 shall not be rented for terms of 30 days or 

less. 

(h) Illegal Unit. The construction, establishment, or occupancy of an ADU and/or JADU that 

has not received a valid construction permit and is contrary to the provisions of this 

chapter is declared to be unlawful and shall constitute a misdemeanor and a public 

nuisance.  

(i) Deed Notification Required. Prior to issuance of a building permit for the ADU, the 

property owner shall submit to the City a deed covenant for recordation with the County 

Recorder in a form approved by the Community Development Director, which shall run 

with the land and include at a minimum the following provisions:  
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(1) A prohibition on the sale of the ADU separate from the sale of the principal 

dwelling unit, unless specifically authorized by State law or a subsequent lot split 

is approved and recorded.  

(2) A restriction on the size and attributes of the ADU that conforms with this Section. 

(3) A prohibition on using the ADU as a short-term rental. 

(4) Owner occupancy requirements for properties constructing or containing a JADU, 

as applicable.  

(5) A statement that the restrictions shall be binding upon any successor owner of the 

property and that failure to comply with the restrictions shall result in legal action 

against the owner. 

 

§ 9-5.040. Applicability. 
 
(a) Permitted Zoning Districts. Accessory and junior accessory dwelling units shall be allowed 

in all areas zoned to allow single-family or multifamily dwellings consistent with the 
standards of this section. ADUs shall not be allowed within the following locations: 
(1) Pursuant to the authority provided by Section 65852.21(f) of the Government 

Code, no accessory dwelling unit or junior accessory dwelling unit shall be 

permitted on any lot in a single-family zoning district if: (i) an urban lot split has 

been approved pursuant to Title 11; and (ii) two units (primary dwelling unit, UDU, 

ADU, or JADU) already exist or are approved for construction.  

(2) No ADUs shall be allowed inconsistent with the California Code of Regulations 

Section 1273.08.  

(3) No ADU may be established in a commercial district unless all of the following 

conditions have been met:  

(i) The ADU is part of an approved mixed-use development; 
(ii) The ADU is built above the ground floor; and 
(iii) The ADU is within a mixed-use development that has reached its maximum 

allowable residential density. 
(4) No ADU may be established on a lot subdivided pursuant to Government Code 

Section 66499.41 (“Senate Bill 684”), as amended from time to time. 
 

 
§ 9-5.050. Objective design standards for accessory dwelling units. 
Standards for the development of Accessory Dwelling Units (ADUs) shall be governed by this 
section. Each ADU shall be subject to compliance with the California Building Code and the 
following standards: 
 
(a) Maximum Floor Area. ADUs shall have a maximum floor area of 1,000 square-feet, except 

as follows: 
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(1) A garage or other unconditioned space may be attached to an ADU provided any 

attached space with a non-R occupancy shall be limited to 300 square-feet, or 500 

square-feet on lots one acre or greater. Any non-R occupancy space may be up to 

500 square-feet if it is on a different level than the ADU and used for vehicle 

parking and the entirety of the ADU is located on a different floor with the 

exception of an entry and stairs. If an existing accessory structure is converted to 

an ADU and the size of the unconditioned space exceeds the maximum limit, the 

existing space may remain but shall not be expanded.  

(2) Properties may have a detached ADU up to 1,200 square feet when all of the 

following are met:  

(i) The property is a minimum of one gross acre; and  

(ii) The ADU has a setback of at least 10 feet from side and rear property lines; 
and 

(iii) The ADU height is limited to 18 feet; and 
(iv) All other property development standards applicable to the zoning district 

shall apply. 
(3) Any dwelling unit other than the principal dwelling unit, that was established on 

the lot prior to the submittal of a complete application for a development 
pursuant to this chapter, may not be altered or expanded to a size greater than 
allowed by this chapter. No additional unconditioned space can be added if 
greater than the maximum allowances described in subsection (a)(1) above. If 
existing units exceed the maximum size thresholds, no expansion or additions 
shall occur. 

(b) Required Parking. One off-street parking space (standard or tandem within a driveway) 

shall be required for each ADU, with the following exceptions: 

(1) No parking shall be required if the ADU is within one-half mile walking distance of 

public transit.  

(2) No parking shall be required when the ADU is within a designated historic district 

or on the site of a designated historic property within a one-mile walking distance 

to public transit.  

(3) No parking shall be required when the ADU is part of a proposed or existing 

primary residence or a converted existing accessory structure. 

(4) No parking shall be required when there is a car-share vehicle available to the 

tenant of the ADU and located within one block of the ADU.  

(5) No parking shall be required when a permit application for an accessory dwelling 

unit is submitted concurrently with a permit application to create a new single-

family dwelling or a new multifamily dwelling on the same lot, provided that the 

accessory dwelling unit and the parcel satisfy all other criteria listed in this 

chapter. 

(c) Replacement Parking. No replacement parking shall be required when parking spaces are 

removed or demolished to accommodate the construction of an ADU. 
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(d) Accessory Structure Conversion. ADUs may be constructed within existing accessory 

structures subject to the following: 

(1) The size of the ADU shall comply with the size limitations set forth in subsection 

(a) above.  

(2) Any portions of the accessory structure not utilized for the ADU shall remain as 

non-habitable accessory space and shall be separated with a permanent wall from 

the interior space of the ADU. Any openings (doors) between the ADU and non-

habitable space shall comply with building and fire code standards. 

(3) Conversions of existing legal accessory structures built prior to January 1, 2020, 

may be subject to different standards, consistent with Government Code Section 

66323. 

(e) Height. The maximum height of an ADU shall be as follows: 

(1) Sixteen feet for any detached ADU where the setback is less than the minimum 

required setbacks for the underlying zoning district. 

(2) Eighteen feet in a multifamily zone for any detached ADU where the setback is 

less than the required minimum setbacks for the zoning district if the multifamily 

dwelling on the same site is multi-story.  

(3) Twenty feet for any detached ADU that complies with the setbacks of the 

underlying zoning district. 

(4) Twenty-five feet if setbacks are increased to 15 feet from the side and rear 

property lines. 

(5) Twenty-five feet for an ADU that is attached to a primary dwelling.  

(6) No ADU shall exceed two stories. 

(f) Setbacks. An ADU shall maintain the following setbacks. 

(1) Side Setback. A minimum of five feet except for the following: 

(i) ADUs that are 16 feet or less in height located on a lot with a proposed or 

existing primary residence may be set back a minimum of four feet from 

the side property line; 

(ii) ADUs that exceed 20 feet in height shall increase the side setback to 15 

feet; 

(iii) ADUs that are 18 feet or less in height located on a lot with a proposed or 

existing multi-story multifamily building may be set back a minimum of 

four feet from the side property line. 

(2) Primary Street Frontage. Twenty-five feet for single-family properties, 15 feet for 

multifamily properties.  

(3) Corner Street Frontage. Ten feet.  

(4) Secondary Street Frontage. One half the front setback.  

(5) Rear. A minimum of 10 feet except for the following:  
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(i) ADUs that are 16 feet or less in height located on a lot with a proposed or 

existing single-story primary residence may be setback a minimum of four 

feet from the rear property line.  

(ii) ADUs that exceed 20 feet in height shall increase the rear setback to 15 

feet.  

(iii) ADUs that are 18 feet or less in height located on a lot with a proposed or 

existing multi-story multifamily building may be set back a minimum of 

four feet from the rear property line.  

(6) Access Way (Flag or Easement). Ten feet.  

(7) No setback is required for an existing permitted structure or a structure 

constructed in the same location and to the same dimensions as an existing 

permitted structure. 

(g) Building Separations. A minimum separation of five feet shall be maintained between a 

primary dwelling unit and a detached accessory dwelling unit. 

(h) Fire Sprinklers. 

(1) An ADU shall comply with all applicable fire safety provisions of State law, as well 

as locally adopted building and fire codes under Chapter 4-7 and Title 8 of this 

code. 

(2) A detached ADU shall be required to be equipped with fire sprinklers unless the 

primary dwelling unit is not sprinklered.  

(3) An attached ADU shall provide fire sprinklers per the standards for residential 

additions.  

(i) Number of ADUs Permitted. 

(1) Single-Family Zoned Parcels and Small-Lot Single-Family Subdivisions. One ADU 

per parcel shall be permitted. If a lot contains the maximum number of allowed 

dwelling units no additional ADU or JADU shall be allowed.  

(2) Residential Multifamily/Mixed-Use Developments. ADUs shall be permitted in 

multifamily and mixed-use developments subject to the following: 

(i) Portions of an existing multifamily building not used as livable space may 

be converted to one or more ADUs at a maximum ratio of 25% of the 

existing on-site units above the permitted site density. 

(ii) In addition to the units authorized by subsection (i)(2)(i) above, additional 

detached accessory dwelling units above the permitted site density shall 

be permitted within a multifamily or mixed-use development at the 

following quantities: 

a. On a lot with an existing multifamily dwelling, eight detached 

accessory dwelling units, or a quantity equal to the number of 

existing principal dwelling units on the lot, whichever is fewer. 
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b. On a lot with a proposed multifamily dwelling, not more than two 

detached accessory dwelling units. 

(iii) All residential units in a mixed-use development must meet the provisions 

of the underlying zoning district, except as provided for by Government 

Code Sections 66310 to 66432, and must be consistent with all land use 

definitions for such development. 

(3) If a site proposed for development contains one or more residential units that 

were constructed prior to designation as an ADU, JADU or UDU, and that site now 

exceeds its zoned density, those units must be designated as one of the permitted 

housing unit types prior to further development of the property. 

(j) Nothing in this section shall prohibit the construction of an ADU in accordance with 

Government Code Sections 66321(b)(3), 66321(b)(4)(B), 66321(b)(4)(C), and 66323. 

 

§ 9-5.060. Objective design standards for junior accessory dwelling units. 
 
Standards for the development of Junior Accessory Dwelling Units (JADUs) shall be governed by 

this section. Each JADU shall be subject to compliance with the California Building Code and the 

following standards: 

(a) Maximum Floor Area. Each JADU shall be constructed within the walls of an existing or 

proposed primary dwelling unit and shall be a maximum of 500 square feet.  

(b) Septic Systems. JADUs may be served by the system serving an existing or proposed 

primary unit or a secondary septic system, subject to the approval of the City Engineer 

and provisions of the City’s LAMP. 

(c) Number of JADUs Permitted. One JADU is permitted per single-family residential property 

or small-lot single-family residential subdivision parcel. If a lot contains the maximum 

number of allowed dwelling units, no additional ADU or JADU shall be allowed. 

(d) Design Standards. 

(1) Each JADU may contain separate sanitation facilities or may share sanitation 

facilities with the principal dwelling unit. 

(2) Each JADU shall include a separate entrance from the main entrance to the 

existing or proposed principal dwelling unit and may include an interior entry to 

the main living area. 

(3) Each JADU shall, at a minimum, include an efficiency kitchen as defined by the 

building code. 

(e) Owner Occupancy. The property owner shall reside on site and maintain primary 

residency in either a primary dwelling unit, ADU, or the JADU. 

(f) Nothing in this section shall prohibit the construction of a JADU in accordance with 

Government Code Section 66323. 
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§ 9-5.070. Development fees. 
 

Accessory units, whether attached or detached, shall be exempt from development impact fees 

when the gross floor area is less than 750 square feet. Units 750 square feet and larger shall be 

subject to the City's adopted development impact fee schedule. 

 



 

CITY OF ATASCADERO 
 CITY COUNCIL STAFF REPORT Item A4 

 

 

 

 

Department:   Public Works 
Date: 1/28/25 
Placement: Consent 

 
TO:  JAMES R. LEWIS, CITY MANAGER 
FROM:  NICK DE BAR, DIRECTOR OF PUBLIC WORKS/CITY ENGINEER 
PREPARED BY:  RYAN HAYES, DEPUTY DIRECTOR OF PUBLIC WORKS 
 

SUBJECT:  El Camino Real Downtown Infrastructure Enhancement Project - 
Supplemental Electrical Bore and Wiring Construction Award 

 
RECOMMENDATIONS: 
 

Council: 
 

1. Award a construction contract to Lee Wilson Electric Company for $212,980 for the Base Bid 
for the El Camino Real Downtown Infrastructure Enhancement – Supplemental Electrical Bore 
and Wiring Project, Project No. C2017T01(2) (“Project”). 

2. Authorize the Director of Administrative Services to allocate an additional $150,000 in 
General Fund Reserves toward the Project for FY2024/25. 

 
REPORT IN BRIEF: 
 

This report provides a brief background and status update for the El Camino Real Downtown 

Infrastructure Enhancement (“ECR DT Project”) Project, and discussion of why supplemental 

electrical bore and wiring work is required.  Additional discussion is included specific to why this 

work was not completed as a change order under the ongoing ECR DT Project contract with Souza 

Construction, and why City staff recommends that this work be completed and paid for as part of 

this project.  Bid proposals have been received and evaluated by staff for the project and are 

included as an attachment to this report. 

 
DISCUSSION: 
 

BACKGROUND 
The ECR DT Project is a culmination of decades of discussion and planning to identify how to best 

return the downtown core of Atascadero to a vibrant central activity hub.  The ECR DT Project was 

developed and refined starting with the project initiation in August 2017, the draft alternative 

concept plan approved by Council in August 2020, the final preferred alternative concept plan 

approved by Council in May of 2023, and final design completed in March of 2024.  The ECR DT 

Project was formally bid in April of 2024, with a construction contract awarded to Souza 

Construction in May 2024, and work commencing in June 2024.  Since that time, work on the 
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project has been continuous, with construction expected to be complete in June 2025 (depending 

upon weather). 
 

During public outreach events and design development, a key element of the project was 

determined to be upgrading and standardization of sidewalk lighting throughout the corridor.  

Subsequently, the project includes replacement of all lighting components not currently meeting 

the City downtown area standard for pedestrian streetlights, as well as infill with new lights to 

increase visibility, safety and aesthetics.  The project plans call for the new lights to be integrated 

into the existing system by splicing and connecting to the underground electrical service.  Once 

construction commenced however, it became apparent that the existing conduit and wiring was in 

such poor condition that it would not be possible to connect to it, and new conduit and wiring 

would need to be installed for approximately 3,000 feet throughout the ECR corridor. 

 

This supplemental work will consist of excavating bore pits at intervals in the parking lane, with 

the new conduit bored between sending and receiving pits.  Completing this work concurrent 

with the ongoing DIEP project will allow for the bore pits to be patched back prior to the final 

project asphalt overlay.  It is important to note that while this construction method does not 

require open trenching of the roadway, there will be parking restrictions at localized areas to 

accommodate the bore pits and boring equipment as the work progresses along El Camino Real.  

The City and the construction manager, Filippin Engineering, are working closely with Souza 

Construction and Lee Wilson to coordinate this additional work in a way that maximizes efficiency 

and minimizes additional impacts to businesses and residents.   

 

The existing electrical and light infrastructure is owned and operated by PG&E, with the City 

paying a flat rate per light for operation and maintenance of the lights.  Given the significant costs 

incurred to upgrade the lighting system as part of this project, the City intends to evaluate 

feasibility of ownership of the lights and electrical infrastructure in the future.  The ongoing 

electrical utility costs for these lights would be reduced under this model, but all maintenance and 

repair of damaged lights would be the responsibility of the City. 
 

PROJECT BID ANALYSIS 
City staff initially requested a proposal from Souza’s electrical subcontractor for this extra work 

scope, but the price supplied by the electrical subcontractor was determined to be unreasonable, 

so a separate bid package was prepared and advertised. 

 

The supplemental electrical work was publicly bid starting December 10, 2024 for a minimum of 

30 days in accordance with State Contracting Laws and Atascadero Purchasing Policy.  A public bid 

opening occurred on January 9, 2025 and three bid proposals were received ranging from 

$212,980 to $377,715 with the low bid submitted by Lee Wilson Electric Co., Inc. (Lee Wilson) of 

Arroyo Grande.  The bids were reviewed for accuracy and compliance with project bidding 

requirements, and the City Engineer has determined that Lee Wilson is the lowest responsive 

bidder at $212,980. The engineer’s estimate of Base Bid probable construction costs was 
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$200,000.  Lee Wilson’s bid was very close to the engineer’s estimate and is considered very 

favorable for the scope of work. 

 

BUDGET 

Due to budget constraints, the DIEP Project was originally awarded with a construction 

contingency of 5%, significantly below the typical City contingency of 20% for construction 

projects, particularly those with large underground components.  While the project is tracking 

well financially, the costs associated with this additional work would exhaust all remaining 

contingency funds.  Staff recommends appropriating an additional $150,000 in General Fund 

balance to the DIEP Project, with the remainder of the award amount coming from existing 

contingency funds.  Support costs (construction management, staff admin, etc.) associated with 

this additional work can be accommodated within existing allocated budget amounts.   
 

CEQA DETERMINATION 
The proposed project is Categorically Exempt (Class 1) 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, because it is limited to repair, maintenance and minor alterations of existing public 

facilities involving negligible or no expansion of capacity. 

 
ALTERNATIVES TO THE STAFF RECOMMENDATION: 
 

1. Council may direct staff to re-bid this project.  Staff does not recommend this option, as the 
low bid received is very competitive and rebidding the project would not be expected to 
lower the overall project cost and would result in the electrical system not being functional 
at the completion of the DT ECR Project. 
 

2. Request more information from staff regarding alternatives. 

 
FISCAL IMPACT:   
 

Authorization of this contract will expend up to $235,000 in General Funds, of which $85,000 is 

currently budgeted in the Downtown Infrastructure Enhancement Project budget, and $150,000 

would be allocation from General Fund Reserves. 

 

ESTIMATED EXPENDITURES 

     Construction Contract 212,980 

     Construction Contingency @ 10% 22,020 

Total Estimated Expenditures: $235,000 

 

BUDGETED FUNDING 

Project Construction Contingency $85,000 
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CITY OF ATASCADERO 
 CITY COUNCIL STAFF REPORT Item A5 

 

 

 

Department: Administrative Services 

Date: 01/28/2025 

Placement: Consent 

 
TO:  JAMES R. LEWIS, CITY MANAGER 
FROM:  JERI RANGEL, ADMINISTRATIVE SERVICES DIRECTOR 
PREPARED BY:  LUKE KNIGHT, DEPUTY CITY MANAGER 
 

SUBJECT:  Financial System Software Replacement 

 
RECOMMENDATIONS: 
 

Council: 
 

1. Authorize the City Manager to execute a contract with Tyler Technologies, Inc in the 
amount of $581,518, plus travel expenses not to exceed $24,180, for the configuration, 
data conversion, implementation, training, and subscription for a replacement financial 
system. 

2. Authorize the Administrative Services Director to appropriate an additional $371,760 from 
the Technology Replacement Fund. 

 

DISCUSSION: 

The City has been using the software platform Eden for all finance and human resources functions 
for more than 20 years. These functions include accounts payable, payroll, job costing, general 
ledger, purchase orders and budgeting.  The City has been satisfied with Eden’s performance, and 
its commitment to system reliability. However, Tyler Technologies, the software company that 
owns and supports Eden, has announced that Eden will no longer be supported after March 2027, 
therefore making the transition to a new software platform a necessity prior to early 2027.  Staff 
has purposely deferred the move off of Eden to save funds, as it is affordable and functional, but 
with the end of support on the horizon, the move cannot be delayed any further.  While 
transitioning to a new system is challenging, it is also an opportunity to streamline business 
processes and gain feature enhancements.   

 

SELECTION PROCESS 
 

Pursuant to provisions set forth in Section III (Proprietary Equipment and Goods) of the 
Purchasing Policy, a Project Team was formed with representatives from Administrative Services, 
Human Resources, and Information Technology to find the most effective software solution to 
fulfill the City’s needs and budget.  
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The City sent a Request for Qualifications (RFQ) to twelve qualified vendors. The City received a 
total of six responses from Caselle, Springbrook, OpenGov, Tyler, Oracle, and CentralSquare. 
Following a series of virtual demonstrations, the field of six was narrowed to two finalists: 
Springbrook and Tyler. The Project Team held comprehensive, in-person demonstrations with 
both companies to evaluate their systems in detail.  After reviewing evaluations and checking 
vendor references, staff selected the Enterprise Resource Planning (ERP) solution from Tyler 
Technologies. Tyler’s program, known as Enterprise ERP, not only meets, but exceeds the City's 
established goals and expectations. 
 
SOLUTION 
 

Tyler’s Enterprise ERP solution offers features that will streamline operations, improve efficiency, 
and add new capabilities. Key highlights of the system include electronic timecards; project and 
grant budgeting; automated workflow for routing and authorizations; automated reports; 
streamlined budget request process; integrations with other City software; robust Human 
Resources tools; centralized cashiering; and an employee portal for access to leave balances, pay 
stubs, W-2s, and other employee information.   
 
Tyler’s Enterprise ERP is a SaaS (Software as a Service) solution, which means that Tyler will host 
the software and database in the cloud and City staff will access the software through the 
internet.  This enables staff greater flexibility for accessing the software and also lessens the 
maintenance burden on the Technology Department staff.  All data entered into the software is 
safe, secure, easy to access, and the property of the City. The City does not have the option to 
host the software in-house.  

SaaS solutions are becoming the standard and sometimes only option for software purchases 
across all industries.  SaaS is often more expensive annually than the old model of installing the 
software on City servers and relying on staff to maintain the software, servers and security.  In 
exchange for the increased cost, the City is able to save money and staff time by offloading server 
and database maintenance, software upgrades, and security protocols from staff to the vendor.  
Other City software platforms utilizing the SaaS model include Police CAD and RMS, Fire reporting, 
Fire incident management, and agenda management.  The permit and business license software 
will be migrating to the cloud later this year and the new asset management system will be Saas 
as well.  

 

SCOPE OF WORK 
 

Implementation of the software system is expected to take 18 months with an estimated Project 
start date of July 1, 2025. The Financial Management and Revenue Management modules are 
expected to go live mid-2026, and the Human Resources modules are expected to follow about 
six months later. The Project Team and other affected staff will expend significant time during the 
implementation period, ensuring that internal processes are streamlined as much as possible, the 
software is configured properly, existing data is migrated completely and accurately, and that staff 
is adequately trained.  The investment of funds and staff time into this new Financial and Human 
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Resources software will enable the City to have accurate and dependable financial data for many 
years to come.  
 
COSTS AND FUNDING 
 

The total three-year cost for this project will be $656,000.  The three-year contract amount with 
Tyler Technologies will be $581,518.  The remaining costs include integrated budget software, 
hardware for cashiering, travel expenses, potential third-party integrations and contingency.  

 

The City has been allocating funding for more than 20 years to pay for the replacement of the 
Eden software, and  $484,000 has accumulated for this replacement. The 2024-2025 budget 
includes $112,240 of this accumulated amount for the initial phases of this project. The current 
replacement funds will cover all of the one-time implementation fees of  $338,000 for the project, 
plus over one year of the recurring costs.  The on-going annual SaaS fees of around $106,000 will 
be included in the next two-year budget. The annual costs for this SaaS hosted software is 
consistent with other software platforms. The City currently pays about $22,000 per year for 
Eden, which will no longer be paid once the implementation project begins. While the cost of the 
new platform will be a substantial increase over the current one, the City will save staff time in 
Administrative Services, Human Resources, and Technology and more efficiencies and 
capabilities will be recognized.  

 
ALTERNATIVES TO THE STAFF RECOMMENDATION: 
 

1. Council may direct staff to reissue the RFQ. 
2. Council may direct staff to continue using Eden past the end of support date. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





 

CITY OF ATASCADERO 
 CITY COUNCIL STAFF REPORT Item B1 

 

 

 

Department:   Community 
Development 

Date: 01/28/2025 
Placement: Public Hearing 

TO:  JAMES R. LEWIS, CITY MANAGER 
FROM:  PHIL DUNSMORE, COMMUNITY DEVELOPMENT DIRECTOR 
PREPARED BY:  KELLY GLEASON, PLANNING MANAGER 

ERICK GOMEZ, ASSOCIATE PLANNER 
 

SUBJECT:  Del Rio Ranch (DEV24-0044) 

 
RECOMMENDATION: 
 

Planning Commission recommends Council: 
 

1. Adopt Draft Resolution A approving a General Plan Map Amendment, based on findings. 

2. Introduce for first reading, by title only, Draft Ordinance approving a Zoning Map 

Amendment and amendments to the Del Rio Road Commercial Area Specific Plan, based 

on findings. 

3. Adopt Draft Resolution B approving a Conditional Use Permit to establish a Master Plan 

of Development for the Del Rio Ranch project, based on findings and subject to conditions 

of approval. 

 
REPORT IN BRIEF: 
 

The Del Rio Ranch Project is a proposal to develop a vacant 26-acre site on south-east corner of 

the El Camino Real-Del Rio Road intersection as an RV Resort with ancillary commercial and 

entertainment uses. The Project includes: 

• Ninety-eight (98) RV Spaces,  

• Seventy (70) glamping spaces,  

• Eighteen (18) hotel units,  

• 22,000 SF of commercial tenant space,  

• An event lawn and flexible event spaces, and  

• Various resort amenities.  

 

Approval of the project will include a General Plan Amendment, Zoning Map Amendment, and 

Del Rio Commercial Area Specific Plan Amendment. The development will create a unique lodging 

experience with new commercial spaces that will contribute to the local tourism industry, job 

market, and tax revenues.  
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DISCUSSION: 
 

BACKGROUND 

The Del Rio Specific Plan was originally approved in 2012 and was subsequently amended in 2020. 
This amendment broadened the list of allowable uses on site and allowed for the site to be 
planned without a large-scale retailer.    
 

In 2021, the Council reviewed and approved a development concept that included 3.6 acres of 

multi-family residential, a 100-room hotel, 4.25 acres of RV sites, a small conference facility and 

entertainment center along with commercial and mixed-use buildings. The project was not 

pursued and the applicant is currently seeking changes that include removal of the site’s 

residential zoned areas and increasing RV lodging and related transient uses. 

 
The Specific Plan currently limits RV’s to 20% (5.7 acres) of the project site with an additional 1.8 
acres allowed to accommodate related “glamping” uses. Glamping refers to high end camping 
facilities with permanently sited yurts, tents, cabins and RV’s. The Specific Plan requires screening 
of the site to preclude the visibility of RV’s and campsites from surrounding roads. 
 
On May 28, 2024, Council reviewed a revised development proposal focused on resort uses and 
authorized the applicant team to proceed with amendments to the Specific Plan to accommodate 
the proposal. The revised concept does not include multi-family residential, the conference 
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center, or mixed-use buildings. Instead, the concept focuses on tourism and lodging uses with RV 
parking sites and complementary improvements. On July 11, 2024, the Design Review Committee 
endorsed the project design with minor changes that have been incorporated into the current 
plans and conditions of approval.  On December 17, the Planning Commission recommended that 
the City Council approve the proposed project with a revision to the conditions of approval to 
prohibit the use of palm trees along the El Camino Real and Del Rio Road project frontages.   
 
ANALYSIS 

The proposed development provides for a commercial, tourist, and RV resort development on 

the vacant approximately 26-acre South-East Project Site of the Del Rio Specific Plan area.  The 

Project includes: 

• Approximately 22,000 SF of ground floor commercial area with an upper story, 18-unit 

hotel at the Del Rio / El Camino Real corner 

• An outdoor event venue adjacent to the El Camino Real frontage.  

• A high-end lodging resort with 98 RV spaces and 70 glamping sites 

(cabanas/cabins/airstreams) 

• Site amenities such as a club house, 2 pools, spa buildings, etc.  

 

SITE DESIGN AND AESTHETICS 
The applicant is proposing a Tuscan Mediterranean theme with more contemporary and uniquely 

stylized design themes for each glamping area. Materials for the main buildings include white and 

colored stucco, tile roofs, and natural stone building accents and paving materials. The multi-story 

commercial buildings at the intersection of Del Rio Road and El Camino Real are intended to 

create a sense of place with public oriented uses at the prominent corner. The design theme 

incorporates landscaping and gathering spaces that take advantage of Atascadero’s weather and 

views. Some contemporary elements are expected in the main commercial area to provide 

flexible use of tenant spaces, such as roll up glass doors.  

 

The project site has frontage on Del Rio Road, El Camino Real, and Rio Rita Road (private street). 

Decorative walls are proposed around the RV spaces adjacent to Del Rio Road and along El Camino 

Rendering: El Camino Real- Del Rio Road Intersection Frontage 



01/25/2025 | Item B1 | Staff Report 

Real adjacent to the event lawn. The walls include dimensional arches and accent materials with 

a landscape buffer between the sidewalk and wall to soften the edges and view from the adjacent 

streets. There are no walls, other than retaining walls, adjacent to the commercial buildings at 

the intersection to allow these areas to be visible and create interest and connection to the public 

portion of the site. A landscaped drainage basin and terraced walls are proposed to enhance the 

aesthetics at the corner of the project site while accommodating the change in grade. 

 

Commercial Corner 
The commercial corner includes two (2) main buildings framing a central outdoor plaza space. 
Restaurants and entertainment uses are envisioned for these spaces with ample area for outdoor 
seating. As proposed, the commercial pad will be approximately 10-feet above the sidewalk at 
the El Camino Real/Del Rio Road intersection to allow for greater on-site accessibility and 
accommodate site drainage requirements. The adjacent parking area is proposed to be unpaved 
with an all-weather surface to allow for a flexible use space where expanded events can be held.  
 
Hotel Kitchen Exception: 
The corner commercial buildings include a total of 18 hotel units that would be located on the 
upper floors. The applicant is requesting that all the rental units be allowed to have full kitchens. 
The AMC allows a hotel to have kitchens in 100% of the units if certain findings can be made. The 
provision of a full kitchen amenities for the hotel are reasonable based on the project’s scope and 
location, as well as the existing and anticipated surrounding uses. Deed restrictions will be 
required that mandate that all units be rented as short-term transient occupancy with stays less 
than 30 days and require the payment of Transient Occupancy Tax. The Findings for approval of 
the exception are included in Draft Resolution B. 
 
Height Exception: 
The Del Rio Specific Plan limits building heights to 35’ with non-occupied architectural projections 
allowed up to 45’. The corner commercial buildings propose a maximum height of 52’. The 
buildings’ proposed height would not create conflicts with any adjacent uses and provides a 
greater sense of presence at a major commercial node. Findings for approval of a height 
modification are included in the attached draft resolution.  
 
RV and Glamping Resort Area 
The luxury nature of the resort requires that the RV spaces and glamping sites be designed with 
added buffering to adjacent spaces as well as utilities and private amenities. Each site includes at 
least one shade tree; however, some trees may be limited in size to ensure adequate access into 
the site. Premium RV sites include a BBQ with larger sites accommodating fire pits. Glamping sites 
will include similar amenities. All RV spaces will be outfitted with full utility hook-ups (electric, 
sewer, and water).  
 
Several resort amenities are included in the plan including a paseo that can host a spa, ice cream 
shop, and other resort service and retail focused uses. A clubhouse with two pools is incorporated 
with cabanas and food and drink service areas. An event room is located at the south-east corner 
of the site that could allow for private events. Golf cart and pedestrian pathways link the amenity 
locations with the individual units and RV spaces. 
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A check-in and RV support area is also included to serve the resort patrons as well as provide an 
area to service golf carts and resort vehicles. Conditions are included to prohibit larger auto 
service type uses, including any mechanical car wash blowers. RV services are limited to manual 
washing and minor repairs.  
 
Setback Modification: 
Modifications to the Specific Plan are proposed to reduce the required setback from 30-feet to 
20-feet to accommodate the service building and a glamping area along the southerly edge of the 
site. The adjacent properties are currently undeveloped and would support future multi-family 
developments.   
 

Event Lawn 
The Project includes a small event lawn that doubles as a primary drainage basin. A stage is 
proposed near the southeast corner of the event lawn that would allow for small concerts and 
performances. Areas surrounding the lawn could allow for food trucks or pop-up booths. As the 
event lawn is located along El Camino Real and the site is surrounded by a screening wall, it is not 
anticipated that amplified sound will negatively impact nearby residential areas.  A condition is 
included that limits amplified noise to the hours of 9AM-10PM and requires an event permit for 
any events in parking areas to ensure traffic control and adequate on or off-site parking are in 
place to reduce neighborhood and resort impacts.  
 

Signage 
The project includes three entry monument signs, one (1) at the El Camino Real/Del Rio Rd. 
intersection, one (1) adjacent to the main driveways from Del Rio Road, and one (1) adjacent to 
the intersection of El Camino Real and the new public road. The signs are consistent with the 
overall Mediterranean theme utilizing a combination of stucco, decorative concrete, and stone 
with metal lettering. No specific tenants are identified for the commercial area at this time, but 
signage concepts provided in the plans are consistent with the allowances of the Del Rio Specific 
Plan.  
 
Two 20’ tall entry kiosks towers are also proposed within the medians of the project’s primary 
entry driveways.  Based on conditions of approval related to driveway alignments and emergency 
access, these locations are not likely to remain. However, internal wayfinding signage at key 
intersections is proposed to help with on-site access and navigation and the applicant may apply 
for additional site identification signage at a later date once the site access plan is finalized. 
 
Traffic, Parking, and Circulation 
The proposed project will result in less peak hour trips than previously approved projects, 
therefore, the project is consistent with the previously certified Specific Plan EIR. The project will 
need to contribute its fair share toward public improvements as outlined in the existing mitigation 
measures.  
 
Per the Municipal Code, a total of 233 parking spaces (non-RV) are required for the project. This 

includes allowances for a 10% reduction based on provision of bicycle parking and motorcycle 

parking. A total of 247 off-street parking space are provided, exceeding the parking requirement 

by 14 spaces. 
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A new public road will be constructed and dedicated to the City aligning with the southernmost 
entry to the Mission Oaks shopping center and connecting to residential properties south of the 
project site. This road was envisioned and addressed in the Specific Plan and will be accepted for 
access and maintenance once the road is extended to the south to serve new residential 
development. Standard frontage improvements including widening, curb, gutter, and sidewalk 
are required along El Camino Real and Del Rio Road. The applicant is required to dedicate frontage 
up to the full extent of the adopted plan line setback to allow for full build-out of the road section. 
 
The applicant is considering adding gates to the private roads serving the resort areas to enhance 

privacy and security and minimize cut through traffic. A condition is included to ensure that gates 

do not impede access to the lower commercial portion of the site or the public road and be high 

quality design consistent with the overall project design theme.   

 
PHASING 
There is no phasing formally proposed by the applicant. However, the City has an interest in 
ensuring that certain improvements and amenities are provided on-site if the construction 
process results in some uses being completed prior to others. A condition has been included to 
ensure that the clubhouse, at least one of the pools, the new public road, all main internal access 
roads, and all frontage improvements be completed prior to occupancy of the RV sites and 
glamping areas. This ensures that the applicant meets the intent of developing a high-end resort 
and ensures adequate emergency access and traffic safety.  
 

GENERAL PLAN AND ZONING AMENDMENTS 

The project requires a General Plan Amendment and Zoning Map change to eliminate the existing 

multi-family designation on the eastern portion of the project site.  

 

The General Plan’s Housing Element lists this specific project site within the vacant land inventory 

as a potential site that could accommodate housing units at the low-income or very low-income 

level. As the City showed unit potential in excess of our Regional Housing Needs Allocation (RHNA) 

requirements, removal of this site will not affect the City’s ability to comply with RHNA. In 

addition, the upcoming comprehensive General Plan Update will result in increased residential 

densities City-wide and will further increase opportunities to meet housing requirements. The 

Findings associated with the removal of this site from the inventory are included in Draft 

Resolution A. 

 

SPECIFIC PLAN AMENDMENT 

Amendments to the Specific Plan are included to allow the proposed project design and uses. 

Specific amendments include: 

• Revisions to the document for consistency with the proposed GC land use designation, CR 

zoning district, and commercial-resort development.  

• Removal of language limiting a Recreation Vehicle Park to a maximum of 20% of the 

project site and standards for RVs to be located away from project frontages. 

• Reduction in the setback required adjacent to residential zoned properties from 30’ to 20’. 
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• Additional text changes to remove inapplicable language and exhibits associated with 

previous project proposals for the site and the multifamily residential area.  

 

CONCLUSION 

• The applicant proposes a master planned tourist, entertainment, and commercial focused 
development that incorporates 98 RV sites, 70 glamping sites, a small outdoor event 
venue, and 22,000 SF commercial/entertainment center with 18-upper story hotel units 
on a vacant 26-acre site. The Project is the final vacant site within the Del Rio Road Specific 
Plan. 

• The proposal meets the City Council’s objectives for the Del Rio Road commercial area and 
supports project synergy and economic vitality. 

• The project will complement the region and provide an enhanced tourist experience, 
bringing visitors to the City and supporting surrounding commercial areas. 

• The corner is designed as a public facing commercial center with opportunities for 
entertainment-oriented uses.  

• The associated changes to the General Plan, Zoning Map, and Specific Plan are required 
for consistency with the proposed master plan of development.  
 

ENVIRONMENTAL DETERMINATION 
An EIR was prepared and certified for the Del Rio Road Specific Plan in 2012. Two addendums 

were completed and approved, the most recent in 2021 with the Del Rio Road Commercial Area 

Specific Plan update and revised plan-line setback.  The applicants have provided a supplemental 

traffic analysis to demonstrate that traffic volumes are within those anticipated by the Specific 

Plan and the certified EIR. The project, as conditioned, is consistent with the previously certified 

EIR and subsequent addendums. 

 

ALTERNATIVES TO THE STAFF RECOMMENDATION: 
  

1. Council may include modifications to the project and/or conditions of approval. Any proposed 
modifications should be clearly re-stated in any vote on any of the attached resolutions.  

2. Council may determine that more information is needed on some aspect of the application 
and may refer the item back to the applicant and staff to develop the additional information. 
Council 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. Council may deny the project. Council 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 Council. 
 

FISCAL IMPACT:   
 
The project provides for the development of a vacant site with a significant commercial and tourist-
oriented development. Short-term rental units will be subject to TOT and the planned commercial 
uses are anticipated to contribute to the economic vitality of the surrounding area. The new public 
road will be accepted into the City’s road system for access and maintenance, however, these costs 
are not expected to outweigh the increases in revenue from development of the site. 
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DRAFT RESOLUTION A 

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 

ATASCADERO, CALIFORNIA, APPROVING GENERAL PLAN MAP 

AND TEXT AMENDMENTS FOR THE DEL RIO RANCH 

DEVELOPMENT 

 

Del Rio Ranch 

(DEV24-0044) 

 

 WHEREAS, an application has been received from Cal Coastal Communities, Inc (6900 

El Camino Real, Atascadero, CA 93454), Applicant and Owner, to consider a Master Plan of 

Development and associated Zone Change, General Plan Amendment, and Conditional Use Permit 

for a commercial resort development on the Del Rio Road Commercial Area Specific Plan South-

East Project Site located at 4999, 5505, 5701, 5703, & 5705 Del Rio Road, and 2005, 2055, 2115, 

2205, 2325, 2375, & 2405 El Camino Real (APNs 049-112-002, 049-112-018, 049-112-019, 049-

112-022, 049-112-036, 049-112-040, 049-151-005, 049-151-036, 049-151-037, 049-151-040, and 

049-151-041) (hereinafter, the “Project”); and, 

 

WHEREAS, the site’s current General Plan Land Use Designation is High Density 

Residential (HDR) and General Commercial (GC); and 

 

WHEREAS, the site is listed on Vacant Site Inventory of the General Plan Housing 

Element and contributes to the City’s compliance with its Regional Housing Needs Allocation; 

and 

 

WHEREAS, the site’s current Zoning Designation is Residential Multi-Family (RMF-24) 

and Commercial Retail (CR) with a Specific Plan #2 (SP2) Overlay; and 

 

WHEREAS, the City Council adopted the Del Rio Road Commercial Area Specific Plan 

and associated entitlements on July 10, 2012; and 

 

 WHEREAS, The Del Rio Road Commercial Area Specific Plan envisions a larger scale 

development at this key commercial node in accordance with underlying zoning requirements and 

standards adopted in the Specific Plan.  

 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 Project was 

held by the Planning Commission of the City of Atascadero at which hearing evidence, oral and 

documentary, was admitted on behalf of said use permit; and  
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WHEREAS, the project was reviewed by the Planning Commission at their regularly 

scheduled meeting on December 17, 2024 and the Planning Commission recommended approval 

of the Project after receiving the staff report and hearing testimony from the public; and 

 

NOW, THEREFORE, BE IT RESOLVED, the City Council of the City of Atascadero 

takes the following actions: 

 

SECTION 1.  Recitals: The above recitals are true and correct. 

 

SECTION 2.  Public Hearing.  The City Council of the City of Atascadero held a duly noticed 

Public Hearing on January 28, 2025 to consider the Project with testimony and reports from staff, 

the applicants, and the public. 

 

SECTION 3.  Facts and Findings.  The City Council makes the following findings and 

determinations: 

A. Findings for approval of a General Plan Amendment 

1. FINDING: The proposed amendment is in the public interest. 

FACT: The proposed amendment designates the entire project site as General 

Commercial.  The previous plan designated a portion of the property along the eastern 

boundary of for High Density Residential. The removal of the High Density Residential 

Designation zoned portion of the site will facilitate development of the site and 

concentrate commercial uses along the El Camino Real-Del Rio Road intersection, 

consistent with commercial development pattern in this area.  

 

2. FINDING: The proposed amendment is in conformance with the adopted General Plan 

Goals, Policies, and Programs and the overall intent of the General Plan.  

FACT: The Project will result in the removal of a High Density Residential designation 

of a small portion of the project site.  The change supports a transition from residential 

to commercial land uses as supported by the General Plan, and already being 

considered for inclusion in future updates of the General Plan. The proposed 

development shall be consistent with all applicable section of the General Plan 

including the Land Use, Open Space, and Conservation Element, and Circulation 

Element.  

 

3. FINDING: The proposed amendment is compatible with existing development, 

neighborhoods, and the environment. 

FACT: The project site is located with the DRCASP which envisions commercial uses 

and has allowed for the current development pattern observed on vicinity, including a 

hotel and mixed-use commercial development.  The inclusion of multi-family zoning 
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designation was a component of previous iterations but not a use required by the 

DRCASP. Environmental impacts are the same or reduced from what has been 

previously analyzed.   

 

4. FINDING: The proposed map amendment will not create any new significant and 

unavoidable impacts to traffic, infrastructure, or public services. 

FACT: The project will not create any new significant environmental impacts. All 

anticipated impacts are adequately analyzed by the certified DRCASP EIR. An 

Addendum to the certified DRCASP FEIR is included in the attachments to these 

resolutions and incorporated herein by reference. 

 

5. FINDING: The proposed amendment is consistent with the adopted EIR and mitigation 

monitoring program.  

FACT: The proposed map amendment to modify the residential zoning for the Del Rio 

Ranch project is consistent with the General Plan EIR and subsequent EIR prepared for 

the Del Rio Road Commercial Area Specific Plan. 

 

B. No Net Loss Findings  

 

6. FINDING: The reduction is consistent with the adopted general plan, including the 

housing element. 

FACT: The Del Rio Commercial Area Specific Plan is envisioned to be developed 

with primarily commercial uses. The Project will comply will all provisions of the 

General Plan Element as amended, including the redesignation of the High-Density 

Residential areas to General Commercial. Though a portion of the Project site is 

designated for high density residential, the applicant is not required to construct any 

units. Furthermore, the removal of the site from the Residential Sites Inventory of the 

General Plan Housing Element does not affect the City’s ability to meet its housing 

needs.   

 

7. FINDING: The remaining sites identified in the housing element are adequate to meet 

the requirements of Gov. Code Section 65583.2 and to accommodate the jurisdiction’s 

share of the regional housing need pursuant to Gov. Code Section 65584.  

FACT: The current RHNA requires the City to plan for two hundred sixty-six (266) 

dwelling units after accounting for housing constructed or approved during gap 

between the previous RHNA and adoption of current Housing Element.   One 

hundred seventy-one (171) of these dwelling units must be in the Extremely Low 

Income or Very Low-Income affordability rate. The Housing Element plans for a 

total of two hundred fifty-two (252) Extremely Low Income or Very Low-Income 

units based on the combined residential development potential of various Vacant 

High Density Residential Sites, Vacant Mixed-Use Sites, and Underutilized High 

Density Residential Sites, inclusive of the Del Rio Ranch Project site.  This equates to 

a surplus of eighty-one (81) units in the Extremely Low Income or Very Low-Income 
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affordability rate. The Del Rio Ranch Project site is assumed to account for only 

thirty-nine (39) of these units. Removal of the site from the Residential Sites 

Inventory would result in a surplus total of forty-two (42) Extremely Low Income or 

Very Low-Income dwelling units across the remaining properties identified in the 

Residential Site Inventory. 

 

SECTION 4.  CEQA.  An Addendum to the previously certified DRCASP FEIR been prepared 

for the Project pursuant to 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.) Sections 15162 and 15164 and is incorporated herein by reference. 

 

SECTION 5. Approval. The City Council of the City of Atascadero, in a regular session 

assembled on January 28, 2025, resolved to approve the Project consistent with the following: 

 

EXHIBIT A:  General Plan Land Use Amendment Diagram 

EXHIBIT B:  Amended General Plan Housing Element  

 

 

 PASSED AND ADOPTED at a regular meeting of the City Council on the 28th 

day of January 2025.  

 

On motion by Council Member ____________ and seconded by Council Member 

________, the foregoing Resolution is hereby adopted in its entirety on the following roll call vote: 

 

AYES:   

NOES:   

ABSENT:  

ABSTAIN:  

       CITY OF ATASCADERO 

 

            

      Charles Bourbeau, Mayor 

 

ATTEST: 

 

       

Lara K. Christensen, City Clerk 
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Proposed Land Use Map 

Existing Land Use Map 
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Atascadero Housing Element 
 

 

 

 

The following excerpted section of the Housing Element shall be updated as follows: 
 

Adequacy of Sites for RHNA 
 

The Sites Inventory identifies capacity for 458 497 units, 330 369 of which are on sites suitable for development 

of lower-income housing. Overall, the City can adequately accommodate—and have excess capacity for— the 

remaining RHNA of 266 units. 

---- 
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Atascadero Housing Element 
 

 

 

Table F.3: Sites Inventory Summary 

 Ex./Very 
Low 

Income 
(0-50% 
AMI)* 

 

Low 
Income 
(51-80% 

AMI) 

 

Moderate 
Income 

(80-120% 
AMI) 

Above 
Moderate 

Income 
(121+% 

AMI) 

 
 
 
 

Total 

Sites      

Accessory Dwelling Units1
 0 112 113 0 225 

Vacant/Proposed Project Single- 
Family Residential (SFR) Sites with 
ADUs1

 

 
 

0 

 
 

5 

 
 

5 

 
 

10 

 
 

20 

Vacant High Density Residential 
(HDR) Sites2

 

 

90 129 
 

0 
 

0 
 

0 
 

129 

Vacant Mixed-Use Sites2
 86 0 0 0 86 

Underutilized High Density 
Residential (HDR) Sites2

 

 
37 

 
0 

 
0 

 
0 

 
37 

Total Sites 213 252 117 118 10 497 
Remaining RHNA after Credits 
Applied 

 

171 
 

95 
 

-80 
 

-16 
 

266 

Surplus/Shortfall (+/-) after sites 
applied 

 

-42 -81 
 

-22 
 

-198 
 

-26 
 

-327 
Notes: 
1. Affordability for ADUs is divided evenly between the low- and moderate-income categories. In March 2020, 
Apartments.com estimated that the average rent for a studio apartment in Atascadero ($893) and the average rent for a 
one-bedroom apartment in Atascadero ($1,306) meets the affordability criteria for low-income persons (studio units, 
one-person households) for moderate-income persons (one-bedroom units, one-person households) set forth in Table 
D.18:  Affordable Housing Costs by Household Size and Tenure – 2019. 
2. The capacity of sites that allow development densities of at least 20 units per acre are credited toward the lower- 
income RHNA based on state law. 

 

---- 
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Atascadero Housing Element 
 

 

 

Vacant High Density Residential (HDR) Sites 
 

The sites inventory includes five four vacant High Density Residential/RMF-24 (HDR/RMF-24) sites totaling 

3.86 5.9 acres with a realistic capacity of 90 129 units (Table F.4). The HDR designation allows a density of 

20 to 24 units per acre. Because these sites allow development densities of at least 20 units per acre (the 

City’s default density as established by HCD), they are credited toward the lower-income RHNA. 
 

HDR Sites 1, 4, and 5 are subject to the provisions of AB 1397, which requires that vacant sites identified 

in the previous two Housing Elements only be deemed adequate to accommodate a portion of the housing 

need for lower-income households if a site is zoned at residential densities consistent with the default 

density established by HCD (20 units per acre) and the site allows residential use by right for housing 

developments in which at least 20 percent of the units are affordable to lower-income households. The 

sites are included in this 6th Cycle Housing Element based on the allowed density in the HDR/RMF-24 sites 

(20 to 24 units per acre) and because the City of Atascadero has created a by-right process (not subject to 

a CUP or specific plan) for RMF-24 properties identified in the Housing Element. This applies to all 

residential development on identified RMF-24 sites, including developments in which at least 20 percent 

of the units are affordable to lower-income households. 
 

Table F.4: Vacant High Density Residential (HDR) Sites 
 
 

Site #2 

 
 

APN 

 
 

Address 

 
Size 
(ac.) 

 
GP/ 

Zone 

Realistic 
Capacity 
(units) 

 
 

Site Details 

      HDR Site 1 is located along El Camino 
      Real south of Santa Cruz Road, 

      adjacent to the Hilltop Mobile Manor. 
 049-042- 1055 El  HDR/  The vacant site was included in the 4th

 

HDR 11
 025 Camino Real 1.80 RMF-24 34 and 5th cycle Housing Element. 

      HDR Site 2, located on Rio Rita Street, 
      is part of the former Walmart site. It is 

      the only parcel designated for HDR 
      within the former project site. The site 
      was included in the 5th cycle Housing 

      Element. It is located adjacent to two 

      parcels with property owners who 

      have requested upzoning from a 

 049-151- 2405 El  HDR/  single-family zone to a multi-family, 
HDR 22 005 Camino Real 2.04 RMF-24 39 higher-density residential zone. 

 028-192-     HDR Site 3 is located on Traffic Way 
 060, 061, 5266, 5272,  HDR/  just north of Honda Avenue. 

HDR 3 062, 063 5280 Traffic 0.67 RMF-24 13  
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Atascadero Housing Element 
 

 

 
 

Table F.4: Vacant High Density Residential (HDR) Sites 
 
 

Site # 

 
 

APN 

 
 

Address 

 
Size 
(ac.) 

 
GP/ 

Zone 

Realistic 
Capacity 
(units) 

 
 

Site Details 

  Way, 5255 
Alamo 

    

 
 

HDR 41
 

 
 

030-101- 
053 

 
 
 

8959 Curbaril 

 
 
 

0.87 

 
 

HDR/ 
RMF-24 

 
 
 

17 

HDR Site 4 is located on Curbaril 
Avenue north of Santa Ysabel Avenue. 
The site was included in the 4th and 5th 

cycle Housing Element. 

 
 
 
 

HDR 51
 

 
 
 
 

045-321- 
024 

 
 
 
 

9355 Avenida 
Maria 

 
 
 
 
 

0.51 

 
 
 
 

HDR/ 
RMF-24 

 
 
 
 
 

26 

HDR Site 5 is a vacant portion of the 
Knolls at the Avenida project. The 
Phase 2 site is approved for 26 
affordable housing units. The site was 
included in the 4th and 5th cycle 
Housing Element. 

Note: 
1. Subject to the provisions of AB1397: Projects with at least 20% affordable units must be permitted by right. 
2. HDR 2 removed through General Plan Amendment (DEV24-0044) 

----
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Atascadero Housing Element 
 

  

Map Update to 
Remove “HDR-
2” 
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Atascadero Housing Element 
 

 

 

---- 
 

Table F.7: Sites Inventory Table 
 
 

Site #2 

 
 

APN 

 

Size 
(ac.) 

 

GP/ 
Zone 

Max. 
Density 
(du/ac) 

 
 

Existing Use 

Realistic 
Capacity 
(units) 

 

Affordability 
Level 

 

Infrastructure 
Capacity 

 

Onsite 
Constraints 

 
 
 
 

 
SFR 1 

 
 

049-102-020 

 
 

0.63 

 

SFR-X/ 
RSF-Y 

 
 

1 

 
 

Vacant 

 
 

6 SFR/ 6ADU 

Low/ 
Moderate/ 
Above Moderate 

 
 

Yes 

 
 

No 

 
 

049-102-032 

 
 

1.17 

 

SFR-X/ 
RSF-Y 

 
 

4 

 
 

Vacant 

 
 

6 SFR/ 6ADU 

Low/ 
Moderate/ 
Above Moderate 

 
 

Yes 

 
 

No 

 
 

SFR 2 

 
 

056-181-039 

 
 

1.30 

 

SFR-X/ 
RSF-X 

  
 

Vacant 

 
 

6 SFR/ 6ADU 

Low/ 
Moderate/ 
Above Moderate 

 
 

Yes 

 
 

No 

 
HDR 11

 

 
049-042-025 

 
1.80 

HDR/ 
RMF-24 

 
24 

 
Vacant 

 
34 

 
Very Low/Low 

 
Yes 

 
No 

 

HDR 23 
 

049-151-005 
 

2.04 
HDR/ 
RMF-24 

 

24 
 

Vacant 
 

39 
 

Very Low/Low 
 

Yes 
 

No 

 
 
 

HDR 3 

 

028-192-060 
 
 
 

0.67 

HDR/ 
RMF-24 

 

24 
 

Vacant 
 
 
 

13 

 

Very Low/Low 
 

Yes 
 

No 

 

028-192-061 
HDR/ 
RMF-24 

 

24 
 

Vacant 
 

Very Low/Low 
 

Yes 
 

No 

 
028-192-062 

HDR/ 
RMF-24 

 
24 

 
Vacant 

 
Very Low/Low 

 
Yes 

 
No 

 
028-192-063 

HDR/ 
RMF-24 

 
24 

 
Vacant 

 
Very Low/Low 

 
Yes 

 
No 

 

HDR 41
 

 
030-101-053 

 
0.87 

HDR/ 
RMF-24 

 
24 

 
Vacant 

 
17 

 
Very Low/Low 

 
Yes 

 
No 

 

HDR 51
 

 
045-321-024 

 
0.51 

HDR/ 
RMF-24 

 
24 

 
Vacant 

 
26 

 
Very Low/Low 

 
Yes 

 
No 

MU 1 049-163-044 1.86 GC/CR 24 Vacant 18 Very Low/Low Yes No 
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Atascadero Housing Element 
 

 

MU 2 030-511-001 0.65 GC/CR 24 Vacant 6 Very Low/Low Yes No 
 
 
 
 
 

Table F.7: Sites Inventory Table 
 
 

Site # 

 
 

APN 

 

Size 
(ac.) 

 

GP/ 
Zone 

Max. 
Density 
(du/ac) 

 
 

Existing Use 

Realistic 
Capacity 
(units) 

 

Affordability 
Level 

 

Infrastructure 
Capacity 

 

Onsite 
Constraints 

 
MU 32

 

030-512-002 2 0.28 GC/CR 24 Vacant 3 Very Low/Low Yes No 

030-512-011 2 0.37 GC/CR 24 Vacant 4 Very Low/Low Yes No 

030-512-012 0.50 GC/CR 24 Vacant 5 Very Low/Low Yes No 
 

MU 4 
 

045-331-014 
 

5.19 
MU- 
PD/CR 

 
24 

 
Vacant 

 
50 

 
Very Low/Low 

 
Yes 

 
No 

 
 
 

U 1 

 
 
 

049-151-020 

 
 
 

1.4 

 
 

HDR/ 
RMF-24 

 
 
 

24 

1 SFR unit– 
size reflects 
undeveloped 
portion 

 
 
 

27 

 
 
 

Very Low/Low 

 
 
 

Yes 

 
 
 

No 

 
U 2 

 
030-121-003 

 
0.51 

HDR/ 
RMF-24 

 
24 

 
1 SFR unit 

 
10 

 
Very Low/Low 

 
Yes 

 
No 

Note: 
1. Subject to the provisions of AB1397: Projects with at least 20% affordable units must be permitted “by-right”. 
2. Sites under 0.5 acres are included only if they are part of a larger site under common ownership that functions as a single use. 
3. HDR 2 removed through General Plan Amendment (DEV24-0044) 
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DRAFT ORDINANCE 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 

ATASCADERO, CALIFORNIA, APPROVING A ZONE MAP CHANGE 

AND AMENDMENTS TO THE DEL RIO COMMERCIAL AREA 

SPECIFIC PLAN 

 

Del Rio Road Commercial Area Specific Plan / Del Rio Ranch 

(DEV24-0044) 

 

 WHEREAS, an application has been received from Cal Coastal Communities, Inc (6900 

El Camino Real, Atascadero, CA 93454), Applicant and Owner, to consider a Zone Change and 

Specific Plan Amendment to allow development of the South-East Project Site Del Rio Road 

Commercial Area Specific Plan located at 4999, 5505, 5701, 5703, & 5705 Del Rio Road, and 

2005, 2055, 2115, 2205, 2325, 2375, & 2405 El Camino Real (APNs 049-112-002, 049-112-018, 

049-112-019, 049-112-022, 049-112-036, 049-112-040, 049-151-005, 049-151-036, 049-151-

037, 049-151-040, and 049-151-041) (hereinafter, the “Project”); and, 

 

WHEREAS, the site’s current General Plan Land Use Designation is High Density 

Residential (HDR) and General Commercial (GC); and 

 

WHEREAS, the site’s current Zoning Designation is Residential Multi-Family (RMF-24) 

and Commercial Retail (CR) with a Specific Plan #2 (SP2) Overlay; and 

 

WHEREAS, the City Council adopted the Del Rio Road Commercial Area Specific Plan 

and associated entitlements on July 10, 2012; and 

WHEREAS, an application for Conditional Use Permit and a Master Plan of Development 

has been submitted for concurrent consideration of three conditionally allowed uses, outdoor 

amplified sound, and a height exception which require: 1) a change in the General Plan land use 

designation of the site to be entirely  designated GC; 2) a rezone to Commercial Retail (CR); and 

3) text modifications to the Del Rio Commercial Area Specific Plan (DRCASP); 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 Project was 

held by the Planning Commission of the City of Atascadero at which hearing evidence, oral and 

documentary, was admitted on behalf of said use permit; and  
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WHEREAS, the Project was reviewed by the Planning Commission at their regularly 

scheduled meeting on December 17, 2024 and the Planning Commission recommended approval 

of the Project after receiving the staff report and hearing testimony from the public; and 

 

 NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF ATASCADERO 

HEREBY ORDAINS AS FOLLOWS: 

SECTION 1.  Recitals: The above recitals are true and correct. 

 

SECTION 2.  Public Hearing.  The City Council of the City of Atascadero held a duly noticed 

Public Hearing on January 28, 2025 to consider the Project with testimony and reports from staff, 

the applicants, and the public. 

 

SECTION 3.  Facts and Findings.  The City Council makes the following findings, determinations 

and approvals with respect to the Project approvals: 

 

A. Findings for approval of a Zone Map and Specific Plan Zone Amendment 

 

1. FINDING: The Planning and Zoning Text and Map Change is consistent with General 

Plan policies and all other applicable ordinances and policies of the City. 

FACT: The Project includes changes a General Plan Amendment to remove the 

existing High Density Residential designation and create a cohesive Project Site that is 

fully designated for Commercial Use.  The Zoning Map amendment and Specific Plan 

Amendments shall ensure consistency with project site zoning and associated 

development standards. 

 

2. FINDING: This Amendment of the Zoning Ordinance and Map will provide for the 

orderly and efficient use of lands where such development standards are applicable. 

FACT: The amendments will accommodate the development of the site as an RV 

Resort as depicted on the Project plans. The Project is consistent with all applicable 

development standards of the Atascadero Municipal Code and the DRCASP, as 

amended. This site is envisioned to be developed as a tourist and commercial oriented 

node. The proposed Project is consistent with this goal.  

 

3. FINDING: The Text and Map Change will not, in itself, result in significant 

environmental impacts. 

FACT: The amendments will not create any new significant environmental impacts. 

All anticipated impacts are adequately analyzed by the certified DRCASP EIR and 

mitigated to the greatest extent feasible. An Addendum to the certified DRCASP FEIR 

is included in the attachments to these resolutions and incorporated herein by reference. 

SECTION 4.  CEQA.  An Addendum to the previously certified DRCASP FEIR been prepared 

for the Project pursuant to 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.) Sections 15162 and 15164 and is incorporated herein by reference. 

 



1/28/25 | Item B1 | Attachment 2 

 

SECTION 5. Approval. The City Council of the City of Atascadero, in a regular session 

assembled on January 28, 2025, resolved to approve the Project consistent with the following: 

 

EXHIBIT A:  Zoning Map Amendment Diagram 

EXHIBIT B:  Amended Del Rio Commercial Area Specific Plan 

 

  

SECTION 6.  Interpretation. This Ordinance must be broadly construed in order to achieve 

the purposes stated in this Ordinance. It is the City Council’s intent that the provisions of this 

Ordinance be interpreted or implemented by the City and others in a manner that facilitates the 

purposes set forth in this Ordinance. 

 

 SECTION 7.  Preservation. Repeal of any provision of the AMC or of any previous Code 

Sections, does not affect any penalty, forfeiture, or liability incurred before, or preclude 

prosecution and imposition of penalties for any violation occurring before this Ordinance’s 

effective date. Any such repealed part will remain in full force and effect for sustaining action or 

prosecuting violations occurring before the effective date of this Ordinance.  

 

 SECTION 8.  Effect of Invalidation. If this entire Ordinance or its application is deemed 

invalid by a court of competent jurisdiction, any repeal or amendment of the AMC or other City 

Ordinance by this Ordinance will be rendered void and cause such previous AMC provision or 

other City Ordinance to remain in full force and effect for all purposes. 

  

 SECTION 9.  Severability. If any part of this Ordinance or its application is deemed 

invalid by a court of competent jurisdiction, the City Council intends that such invalidity will not 

affect the effectiveness of the remaining provisions or applications and, to this end, the provisions 

of this Ordinance are severable. 

 

 SECTION 10.  Notice. The City Clerk is directed to certify the passage and adoption of 

this Ordinance; cause it to be entered into the City of Atascadero’s book of original ordinances; 

make a note of the passage and adoption in the records of this meeting; and, within fifteen (15) 

days after the passage and adoption of this Ordinance, cause it to be published or posted in 

accordance with California law.  

 

 SECTION 11.  Effective Date. This Ordinance will take effect on the 30th day following 

its final passage and adoption. 
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INTRODUCED at a regular meeting of the City Council held on January 28, 2025, and PASSED, 

APPROVED and ADOPTED by the City Council of the City of Atascadero, State of California, 

on     , 2025. 
 

AYES:   

NOES:   

ABSENT:  

ABSTAIN:  

       CITY OF ATASCADERO 

 

            

      Charles Bourbeau, Mayor 

 

ATTEST: 

 

       

Lara K. Christensen, City Clerk 

 

 

APPROVED AS TO FORM: 

 

       

David Fleishman, City Attorney 
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Amended December 2024
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OVERVIEW 
The Del Rio Road Commercial Area Specific Plan (“Specific Plan”) Layout encompasses two sites 
totaling approximately 39 acres (the “Specific Plan area”) generally located at the intersection of 
Del Rio Road and El Camino Real in the northern portion of the City of Atascadero (the “City”).  
The Specific Plan is a comprehensive plan for the development of vacant commercial parcels at 
the Del Rio and El Camino Real intersection. These large development sites comprise significant 
opportunity locations for expanding jobs, tourism and housing in the northern end of the City. 
 
 
1.1 PURPOSE 
The purpose of the Del Rio Road Commercial Area Specific Plan is to assist in the development 
of the site in a manner that provides jobs and economic development in the City of Atascadero to 
help balance the significant imbalance of jobs to housing.  The Specific Plan accomplishes these 
purposes by providing for the efficient use of land, ensuring compatibility between existing and 
proposed land uses, and establishing environmental and development standards and procedures 
to be met in development of the Specific Plan area.  The development regulations contained in 
the Specific Plan address the unique characteristics of the development sites and surrounding 
properties, as well as the needs of the commercial land uses proposed for the development sites.  
These efforts are intended to foster greater economic development and design opportunities than 
could be achieved through the use of conventional zoning and development standards.  
 
The Del Rio Road Commercial Area Specific Plan serves as the overlay zone for the combined 
South-East and North End Project sites.  This Specific Plan, together with the underlying zoning 
on the sites, establishes permitted uses and provides development regulations, requirements, 
and design guidelines for all development within the boundaries of the Specific Plan area.   
 
 
1.2 LEGAL AUTHORITY 
The Del Rio Road Commercial Area Specific Plan has been prepared in accordance with 
California Government Code, Title 7, Division 1, Chapter 3, Article 8 Sections 65450 through 
65457.  The California Government Code authorizes jurisdictions to adopt Specific Plans by 
resolution as policy documents or by ordinance as regulatory documents.  The law allows 
preparation of Specific Plans, as may be required for the implementation of the General Plan, and 
further allows for their review and adoption.  Specific plans act as a bridge between General Plan 
and individual development standards and guidelines, capital improvement programs and 
financing methods into a single document that is tailored to meet the needs of a specific area. 
 
The Specific Plan implements the following: (1) General Plan land use designation of General 
Commercial and zoning designation of Commercial Retail for the South-East and North End 
commercial centers; (2) General Plan land use designation of High Density Residential (HDR) 
and zoning designation of Residential Multiple Family-24 (RMF-24) for the Multiple Family South-
East Outparcel; and, (23) General Plan land use designation of Single Family Residential and 
zoning designation of Residential Single Family-X (RSF-X) for the Single Family North End 
Outparcel.   
 
The standards contained in the Specific Plan have been adopted by ordinance and are 
enforceable to the same extent as standards contained in the Zoning Ordinance and other City 
Codes.  In the event of an inconsistency between the Specific Plan and the underlying zoning 
regulations, the provisions of the Specific Plan shall prevail.  The meaning and construction of 
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words, phrases, titles and terms shall be the same as provided in Atascadero Municipal Code and 
Atascadero General Plan, unless otherwise specifically provided in the Specific Plan.  
 
 
1.3 PROJECT LOCATION 
The Del Rio Road Commercial Area Specific Plan is comprised of two sites totaling approximately 
39 acres that are located in the northern portion of the City of Atascadero in close proximity to 
U.S. Highway 101.  The South-East Project site is bounded by Del Rio Road to the north, El 
Camino Real to the west, Rio Rita Road to the east, and residential uses to the south.  The North 
End Project sites are bounded by residential and commercial lots to the north, residential lots to 
the east, undeveloped commercial uses on El Camino Real and Highway 101 to the west, and 
Del Rio Road and vacant commercial lots to the south.   The legal description for the Specific 
Plan area is contained in Appendix A.  The location of the Specific Plan area is illustrated in 
Figures 1-1:  Del Rio Road Commercial Area Specific Plan Site Vicinity and 1-2:  Del Rio Road 
Commercial Area Specific Plan Conceptual Site Plan. 
 
 
1.4 PROJECT DESCRIPTION & OBJECTIVES 
Below is a general description of the South-East Project and North End Project.  More detailed 
information on the combined projects is provided in Chapter 3: Land Use Concept.  
 
The development of the South-East Project site is proposed to be a master planned 
commercial/tourist-oriented site with shared access and infrastructure. A subdivision or lot merger 
will be needed to accommodate development of the site in the future. be subdivided into four lots; 
one lot proposes a major tenant site; two other parcels are designed for smaller Commercial sites 
(Outparcels), and one additional parcel is designed for residential development (Multiple Family 
Outparcel).  The South-East Project site totals approximately 26 acres, and is located at the 
southeast corner of El Camino Real and Del Rio Road. 
 
The Master Plans of Development for the North End Project sites include a commercial / business 
park on eight parcels as well as one Single Family Outparcel and a tourist serving use on the 
west side of El Camino Real.  The North End Project totals approximately 13 acres, and is located 
on the northeast corner of El Camino Real and Del Rio Road and on the west side of El Camino 
Real approximately 500 feet from the centerline intersection of Del Rio Road and El Camino Real.   
 
A summary of the land uses within the Specific Plan area is presented in Table 1-1:  Specific Plan 
Land Use Summary. 
 
Implementation of this Specific Plan will accomplish the following objectives: 

 Implements the Atascadero General Plan providing development consistent with the City's 
planned land uses; 

 Provides development that maximizes the property's use potential in a manner consistent 
with the City's General Plan; 

 Maximizes and broadens the City's sales tax base by providing local and regional job 
producing and tax-generating uses; 

 Improves and maximizes economic viability of the currently vacant and underutilized 
project site and area through the establishment of a new commercial/jobs center; 

 Creates additional employment-generating opportunities for the citizens of Atascadero 
and surrounding communities; 
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 Develops smaller, locally oriented retail and restaurant uses to complement the 
employment uses; 

 Provides where necessary adequate infrastructure and public amenities; 
 Enhances the local economy by capturing job opportunities that are leaking to adjacent 

cities;  
 Complements the existing retail base in the City of Atascadero located in the southern part 

of the City; 
 Locates a commercial project at the intersection of two major streets, providing convenient 

employment, tourist serving, residential, and shopping opportunities for residences on the 
north side of Atascadero consistent with the General Plan’s Urban Form Frameworks;  

 Ensures the consistent and rational development of the site in accordance with 
established functional, environmental, and aesthetic standards. 

 
TABLE 1-1: SPECIFIC PLAN DEVELOPMENT SUMMARY 

 
 LAND AREA FLOOR AREA / DENSITY 

SOUTH-EAST PROJECT SITE 
PARCEL SITE AREA BUILDING AREA 

MAJOR TENANT USE PARCEL(S) 21.919 ac. 67,820 sq. ft.129,560* 
sq. ft. 

COMMERCIAL OUTPARCEL 1.9 ac. 3,700 sq. ft5,000* sq. ft.  
DEDICATIONS 2.2 ac. -- 
SUBTOTAL SOUTH-EAST 
PROJECT SITE 

26 ac. (gross) 71,520139,560* sq. ft. 
(44 d.u.) 

   
NORTH END PROJECT 

PARCEL SITE AREA BUILDING AREA 
COMMERCIAL PARCELS (NORTH 
END PROJECT SITE – EAST) 

9.3 ac. 193,000* sq. ft. 

HOTEL (NORTH END PROJECT 
SITE – WEST) 

1.7 ac. 73,833* sq. ft. / 120 
rooms 

SINGLE FAMILY OUTPARCEL 1.7 ac. 6 d.u. 
DEDICATIONS 0.3 ac. -- 
SUBTOTAL NORTH END 13 ac. (gross) 266,833* sq. ft. (6 d.u.) 

SPECIFIC PLAN 
TOTAL 39 ac. gross 406,393338,353* sq. ft. 

(50 d.u.) 
* Assumed square-footage based on trip generation. Building floor area may change provided that total trip generation for 
each site remains equal to or less than the total trips assumed in the 2020 traffic analysis. Should either peak hour or total 
daily trips exceed the assumed numbers, an additional traffic study will be required to show no increase in impact. Should 
impacts occur, a new environmental analysis will be required. 
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1.5 DEVELOPMENT APPROVAL COMPONENTS 
The components of the development approval process for the South-East Project and North End 
Project sites are discussed below. The City has issued the following development approvals for 
the South-East Project and North End Project sites concurrently with the Specific Plan adoption: 
 

 General Plan Land Use Diagram Amendment.  A General Plan Land Use Diagram 
Amendment adopted by the City of Atascadero which changes:  (1) the South-East 
Project’s (a) High Density Residential (HDR), Medium Density Residential (MDR), and a 
portion of the Suburban Estates (SE) designated property to General Commercial (GC); 
and (b) 2.8-acre remainder of the existing residentially designated property to HDR to 
accommodate a Residential Multiple Family (RMF-24) use; and (2) the North End Project’s 
(a) Single Family Residential-X (SFR-X) and Commercial Park (CPK) designated property 
to GC; and (b) 1.7-acre remainder of the existing residentially designated property to SFR-
X in order to accommodate a Single Family use. Existing and proposed Land Use 
diagrams can be found in Exhibits 4 and 5.  

 
 Del Rio Road Commercial Area Specific Plan.  The Specific Plan, adopted by 

ordinance, serves as the implementation tool for the General Plan and overlay zone for 
the combined South-East Project and North End Project sites.  The Specific Plan, together 
with the underlying zoning on the sites, establishes permitted uses and provides 
development regulations, requirements, and design guidelines for the Specific Plan area. 
In the event of an inconsistency between the Specific Plan and the underlying zoning 
regulations, the provisions of the Specific Plan shall prevail.   

 
 Zone Change.  A Zone Change adopted by the City of Atascadero which changes:  (1) 

the South-East Project’s (a) Residential Multiple Family-20 (RMF-20), Residential Multiple 
Family -10 (RMF-10), and a portion of the Residential Suburban (RS) zoned-property to 
the CR Zone; and (b)  2.8-acres of residentially zoned property to RMF-20 to 
accommodate a Multiple Family use; and (2) the North End Project’s Residential Single 
Family (RSF-X) and Commercial Park (CPK) zoned property to the CR and RSF-X zones. 
Existing and proposed Zoning diagrams can be found in Exhibits 6 and 7.      

 
After the City of Atascadero deemed complete the project applications for the development 
approvals, including an application for Vesting Tentative Parcel Map AT09-0073, and 
commenced preparation of the Specific Plan EIR, the City of Atascadero approved a 
General Plan update to modify the High Density Residential (HDR) land use designation 
from a maximum of sixteen units per acre to a minimum of twenty units per acre.  The City 
approved a corresponding Zoning Ordinance text change and Zoning Map to change the 
RMF-16 Zoning District to RMF-20 (minimum 20 units per acre), and subsequently 
amended the name of the zone to RMF-24.  A subsequent owner-initiated general plan 
amendment, specific plan amendment and zone change approved in 2025 resulted in the 
designation of the entirety of the South-East Project as Commercial Retail (CR), 
eliminating the Residential Multi-Family designation on the site. Consistent with the recent 
update to the City of Atascadero General Plan and Zoning Ordinance, the proposed 
multiple family portion of the South-East Project Site is zoned RMF-24. Assumed 
development potential at this increased density was assessed as part of the 2020 traffic 
analysis update and therefore, the site can be developed under the full density of the RMF-
24 zoning district. 
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 Subdivision via Vesting Tentative Parcel Maps.  Approved Vesting Tentative Parcel 

Maps which reconfigured the:  (1) South-East Project site consisting of 11 parcels into 
[XX]  four separate parcels for a major tenant site, two Commercial Outparcels, and one 
Multiple Family Outparcel; and (2) North End Project site consisting of 7 parcels into eight 
commercial retail parcels and one remainder parcel for future residential development as 
allowed by Section 66426(c) of the Subdivision Map Act. 

 
 Tree Removal Permits and Protection Plans.  Approvals to remove approximately 86 

native trees on the South-East Project site and approximately 46 native trees on the North 
End Project sites to accommodate the proposed development scheme. 

 
Development of the South-East Project and the North End Project consistent with the 
development approvals described in this Section 1.5, or as amended with the 2020, or 2025,1  or 
any subsequent Specific Plan Amendment and/or Master Plan of Development amendment as 
described further in this document, shall be processed in accordance with Section 6.7: Application 
Processing, of this Specific Plan.  The development approvals are contained in the Master Plan 
of Development(s).  
 
 
1.6 RELATIONSHIP TO THE GENERAL PLAN & ZONING ORDINANCE 
The City of Atascadero adopted its General Plan on June 25, 2002.  The Del Rio Road 
Commercial Area Specific Plan is consistent with and implements the goals and policies of the 
City of Atascadero General Plan within the Specific Plan area.  Appendix B, the Project 
Consistency Analysis, demonstrates how the Del Rio Road Commercial Area Specific Plan is 
consistent with the General Plan.  Accordingly, all projects that are found to be consistent with 
this Specific Plan are deemed consistent with the General Plan. 
 
The Del Rio Road Commercial Area Specific Plan is generally consistent with the City of 
Atascadero Municipal Code, but provides additional development standards and guidelines that 
have been customized to achieve the specific vision for the project area.  The City's zoning 
standards are utilized for certain aspects, such as the minimum parking spaces required, while 
the Specific Plan provides other standards and guidelines that are tailored to the specific 
development proposed for the Del Rio Road Commercial Area Specific Plan.   
 
Projects shall be evaluated for consistency with the intent of Specific Plan policies and for 
conformance with development standards and design guidelines.  Development regulations and 
requirements contained in this document shall supplement or replace those of the City of 
Atascadero Municipal Code as they might otherwise apply to lands within the Del Rio Road 
Commercial Area Specific Plan area.  For projects within the Specific Plan area, policies and 
standards in the Del Rio Road Commercial Area Specific Plan shall take precedence over more 
general policies and standards applied through the rest of the City.  To the extent the provisions 
of the Specific Plan and the Atascadero Municipal Code are in conflict, the provisions of the 
Specific Plan shall prevail. In situations where policies or standards relating to a particular subject 
have not been provided in the Specific Plan, the existing policies and standards of the Atascadero 
Municipal Code shall continue to apply.  
 
 
1.7 CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE 
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The Specific Plan Environmental Impact Report (“Specific Plan EIR”) for the Del Rio Road 
Commercial Area Specific Plan, certified by the City of Atascadero and prepared in accordance 
with the California Environmental Quality Act (“CEQA”) and City of Atascadero requirements 
provides a detailed analysis of potential environmental impacts associated with the development 
of the Specific Plan area.  The Specific Plan EIR includes recommended mitigation measures for 
the development projects and addresses project alternatives. 
 
A primary function of the Del Rio Road Commercial Area Specific Plan and corresponding Specific 
Plan EIR is to reduce the need for future detailed planning and environmental review.  
Accordingly, the potential environmental impacts associated with the development of the Major 
Tenant and two Commercial Outparcels at the South-East site, and North End site uses have 
been fully analyzed at the project level in the Specific Plan EIR and subsequent addendums in 
accordance with CEQA, and therefore, require no further environmental review.  (See California 
Public Resources Code, Sections 21166, 21083.3; California Code of Regulations, Sections 
15162, 15183.)  No specific development plans have been proposed for the Multiple Family 
Outparcel or the Single Family Outparcel; thus, the potential environmental impacts associated 
with their development of those parcels have been programmatically analyzed in the Specific Plan 
EIR in accordance with CEQA at their maximum permitted density.  At the time a specific 
development project is proposed for either of the residential uses, the City shall make a 
determination as to whether the project would create new environmental impacts or require 
additional mitigation measures previously not analyzed or required in the Specific Plan EIR.  If 
the City finds that no new environmental impacts would occur or no new mitigation measures 
would be required, pursuant to CEQA Guidelines Section 15162, then the City shall approve the 
residential development project as being within the scope of the project covered by the program 
level analysis in the Specific Plan EIR, and shall require no further environmental review.  
(California Code of Regulations, Section 15168(c)(2)).  If the City determines, however, that the 
project may result in new environmental impacts or require new mitigation measures, additional 
environmental review may be required. 
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SETTING & EXISTING CONDITIONS 
The setting and existing conditions presented describe the Specific Plan area prior to the issuance 
of the development approvals described in Section 1.5 of this Specific Plan. The setting and 
existing conditions include information related to the Specific Plan location, existing and 
surrounding land uses and zoning designations, circulation, physical conditions, and utilities.  This 
information provides context for the development concept discussed in Chapter 3: Land Use 
Concept.   
 
 
2.1 EXISTING LAND USE CONDITIONS 
The Del Rio Road Commercial Area Specific Plan area has historically consisted of low-density, 
sparsely populated residential uses.  The majority of the current Specific Plan area can be 
characterized as unimproved and vacant.  Vegetation at the site generally consists of scattered 
oak and sycamore trees, as well as non-native ornamental trees and shrubs. 
 
At the time the Specific Plan was drafted, the South-East Project site contained the remnants of 
six previously demolished, dilapidated, and abandoned wood frame homes and related out-
buildings.  The site also contained a single Colony home which must be demolished or relocated.  
The effects of the development on this Colony home are fully disclosed and analyzed as part of 
the Specific Plan EIR prepared pursuant to CEQA.  
 
At the time the Specific Plan was drafted the North End Project site contained one single family 
residential dwelling, and three out-buildings.  The site also contained a single Colony home which 
must be demolished or relocated.  The effects of the development on this Colony home are fully 
disclosed and analyzed as part of the Specific Plan EIR prepared pursuant to CEQA. 
 
 
2.1.1 EXISTING LAND USE & ZONING DESIGNATIONS 
The General Plan Land Use designations and zoning for the parcels contained within the Specific 
Plan area are illustrated in Figure 2-1: Specific Plan Existing Land Use & Zoning Designations.  
 
A. SOUTH-EAST PROJECT SITE 
The South-East Project site consists of eleven parcels with split land use and zoning designations:  
 

TABLE 2-1: SOUTH-EAST PROJECT SITE LAND USE & ZONING DESIGNATIONS 
  

LAND USE ZONING 
General Commercial (GC) Commercial Retail (CR) 

High Density Residential (HDR) Residential Multiple Family (RMF-20) 
Medium Density Residential (MDR) Residential Multiple Family (RMF-10) 

Suburban Estates (SE) Residential Suburban (RS) 
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The commercially designated/zoned parcels (totaling roughly 10 acres) are generally located on 
the western and northwestern portions of the site, fronting El Camino Real and a portion of Del 
Rio Road.  The residentially designated/zoned parcels are generally located on the eastern and 
southeastern portions of the property, adjacent to and downhill from existing single-family homes 
across Rio Rita Road.   
 
 
B. NORTH END PROJECT SITE 
The North End Project site east of El Camino Real consists of seven parcels with split land use 
and zoning designations:  
 

TABLE 2-2: NORTH END PROJECT SITE LAND USE & ZONING DESIGNATIONS 
  

LAND USE ZONING 
General Commercial (GC) Commercial Retail (CR) 
Commercial Park (CPK) Commercial Park (CPK) 

Single Family Residential (SFR-X) Residential Single Family (RSF-X) 
 
The commercially designated/zoned parcels (totaling roughly 8.5 acres) are generally located on 
the western portions of the site, fronting El Camino Real.  The North End Project Site west of El 
Camino Real consists of one (1) parcel that is designated/zoned Commercial Park (CPK).  The 
residentially designated/zoned parcels are generally located on the eastern portions of the 
property, mainly abutting existing single-family homes along Del Rio Road, Obispo Street and 
Marisol Way. 
 
 
2.1.2 SURROUNDING LAND USES & ZONING DESIGNATIONS 
The surrounding land uses include vacant/undeveloped land, single-family residential uses, and 
commercial uses.  The land use and zoning designations surrounding the combined projects are 
also illustrated in Figure 2-1 and described more particularly below. 
 
North of the North End Project site on the east side of El Camino Real are existing single-family 
residential uses.  North of the North End Project site on the west side of El Camino Real are 
Commercial Park (Self Storage) uses.  
 
South of the South-East Project site are single-family residential uses.  
 
East of the Specific Plan area are Rio Rita Road, Obispo Road and Mirasol Way.  Existing single-
family residential dwellings are present in this area.  
 
West of the Specific Plan area, across El Camino Real, are commercial properties, including the 
Mission Oaks Shopping Center and a Shell gas station.    
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TABLE 2-3: SURROUNDING LAND USE & ZONING DESIGNATIONS 
 

 LAND USE ZONING 
NORTH General Commercial (GC) Commercial Retail (CR) 

Single Family Residential (SFR-X) Residential Single Family (RSF-X) 
 

SOUTH High Density Residential (HDR) Residential Multiple Family (RMF-20) 
Residential Suburban (RS) Suburban Estate (SE) 

 

EAST Single Family Residential (SFR-X) Residential Single Family (RSF-X) 
Residential Suburban (SE) Suburban Estate (SE) 

 

WEST General Commercial (GC) Commercial Tourist (CT) 
Commercial Park (CPK) Commercial Park (CPK) 

 
 
 
2.2 EXISTING CIRCULATION 
 
 
2.2.1 REGIONAL CIRCULATION 
Regional access to the Del Rio Road Commercial Area Specific Plan site is provided by U.S. 
Highway 101 and the Del Rio Road interchange.  The interchange includes a grade separated 
overcrossing with signal controlled on- and off-ramps for both north and south bound traffic. 
Highway 101 provides north/south access to the Specific Plan area from surrounding communities 
and area.  Additionally, the Specific Plan area is within three miles from California State Highway 
41.  Highway 41 provides east/west access from the outlying areas of the City of Atascadero from 
the City of Morro Bay to the area beyond the Town of Creston.  
 
 
2.2.2 LOCAL CIRCULATION 
Local access to the Del Rio Road Commercial Area Specific Plan is provided by El Camino Real 
and Del Rio Road.  El Camino Real is a major arterial street that runs parallel with U.S. Highway 
101 and provides north/south access to the Specific Plan site.  El Camino Real is designated to 
be a four lane arterial, but is improved to two lanes within the Specific Plan area. Del Rio Road is 
both a minor arterial and collector street within the Specific Plan area and runs east/west providing 
access from the west side of Highway 101 and from eastern parts of Atascadero.  The intersection 
of El Camino Real and Del Rio Road is signalized. 
 
The following information describes the existing local streets abutting the Specific Plan area: 
 
A.   EL CAMINO REAL: 

1) The South-East Project site: 
 One Northbound (“NB”) lane at the south end of the Specific Plan area, which 

transitions to two NB lanes and then to one NB through lane, one dedicated left 
turn lane onto Westbound (“WB”) Del Rio Road, and one dedicated right turn lane 
onto Eastbound (“EB”) Del Rio Road at the signalized Del Rio intersection.  Striped 
bike lane and unpaved shoulder. 
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 Two Southbound (“SB”) lanes at the Del Rio intersection, which transition into one 
SB lane near the south end of the Specific Plan area.  Curb, gutter and sidewalk, 
and bike lane. 

 Posted speed limit of 45 mph, raised medians, lane transition striping. 
 

2) The North End Project site: 
 One NB lane and one SB lane across the site frontage, with striped bike lane on 

the east side. 
 At the Del Rio intersection, the SB roadway transitions into a through/right turn 

lane and a dedicated left turn lane onto EB Del Rio. 
 Posted speed limit of 45 mph, separated by a double yellow line, lane transition 

striping, a paved and striped shoulder, no curb, gutter, or sidewalk. 
 
B.  DEL RIO ROAD, EAST OF EL CAMINO REAL: 

1) One traffic lane each, EB and WB. 
2) Painted double yellow line through the Specific Plan area.  No curb, gutter, sidewalk, or 

delineated bike lanes. 
3) Posted speed limit of 40 mph. 

 
C.   DEL RIO ROAD, WEST OF EL CAMINO REAL: 

1) One WB lane, one EB right turn lane, one EB through-left turn lane. 
2) Raised center median; curb, gutter and sidewalk on south side of road only. 
3) No Posted speed limit. 

 
 
2.2.3 PUBLIC TRANSPORTATION 
Public transportation in the Atascadero area is generally available through San Luis Obispo 
Regional Transit Authority (“SLORTA”), Atascadero Transit, and Dial-a-Ride/Ride-On. 
 
The SLORTA provides fixed route service throughout San Luis Obispo County from San Miguel 
to Santa Maria.  SLORTA’s Route 9 provides hourly, local and express service, plus limited 
Saturday and Sunday local service. Route 9 travels Highway 101, between San Luis Obispo, Cal 
Poly, Santa Margarita, Atascadero, Templeton, Paso Robles and San Miguel seven days a week 
with less frequency on Saturdays and Sundays.  There are 19 southbound bus stops and 20 
northbound stops located along El Camino Real (ECR) within the Atascadero city 
limits.  Northbound bound stops near the project area include ECR at Del Rio (Mission Oaks 
Plaza), ECR at Atalaya and ECR at Santa Cruz.  Southbound stops include ECR at Atalaya and 
ECR at Del Rio (Mission Oaks Plaza). 
  
Atascadero Transit operates Dial A Ride, a demand response public transit system serving 
seniors and the general public, including disabled and mobility-impaired individuals.  Atascadero 
Dial A Ride provides local service throughout the city limits of Atascadero and extends to the Las 
Tablas medical corridor in Templeton to accommodate the needs of residents.  All Atascadero 
Transit vehicles are wheelchair accessible and have bicycle racks to accommodate two 
bicycles.  Dial A Ride serves as a connector for residents in need of transportation to reach the 
RTA fixed route bus stops on El Camino Real which provide accessible transportation throughout 
San Luis Obispo and Northern Santa Barbara counties. 
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Demand response door-to door transit service is available through Atascadero Transit. 
Additionally, Dial-a-Ride/Ride-On is available for those that are unable to independently use fixed 
route transit because of physical or mental disability. 
 
EXISTING PHYSICAL CONDITIONS 
TOPOGRAPHY 
The Del Rio Road Commercial Area Specific Plan site is characterized by low rolling hills and flats 
on and immediately surrounding the site.  The North End Project site is generally flat with slopes 
of less than 5%. The South-East Project site has moderate slopes ranging from 5% to 12%. 
Elevations range from approximately 970 feet above mean sea level at the southeast corner to 
about 860 feet at the northwest corner, with the terrain slightly sloping in a northwesterly direction.  
No USGS identified blue line water ways are located within or adjacent to the project boundaries.   
 
SOIL 
The USDA soil survey indicates the dominant soils present in the site vicinity are the Arnold loamy 
sand, 9 to 30 % slopes and Oceano loamy sand, 2 to 9 % slopes.  The Arnold soils are found on 
hills and formed in weathered sandstone.  The Oceano soils are found on dunes and formed in 
sandy eolian deposits.   
 
HYDROLOGY & DRAINAGE 
The Specific Plan area rolls toward the north and west at slopes ranging from five to ten percent.  
The soils are mostly clayey sand with soft rock located two to four feet below the surface.  The 
ground cover condition is fair.   
 
Hydrology & Drainage of the South-East Project site  
The site can be divided into three watersheds that all drain to either El Camino Real or to Del Rio 
Road.  The runoff from one small watershed flows east, bounded by Del Rio Road and Rio Rita 
Road.  The runoff from the other small watershed flows south along El Camino Real.  The majority 
of the runoff, which is generated by the large watershed, flows to a storm drain located at the 
intersection of El Camino Real and Del Rio Road.  From there the runoff flows into Caltrans 
drainage structures under Highway 101 and eventually into Graves Creek, a blue line creek and 
direct tributary to the Salinas River.   
 
Hydrology & Drainage of the North End Project site 
The east portion of the existing site’s predominate surface flow is to the northwest corner of the 
site to an existing double 4-foot wide box culvert that crosses El Camino Real and discharges 
onto the western portion of the site.  An existing drainage ditch cuts through the southeast corner 
of the western portion of the site and then proceeds offsite in a southwesterly direction to a culvert 
that crosses U.S. Highway 101.  Predominate surface flow on the western portion of the site is in 
a southern direction towards that drainage ditch.  
 
BIOLOGICAL RESOURCES 
The Del Rio Road Commercial Area Specific Plan site contains two habitat types: non-native 
annual grassland and ornamental-developed land.  Approximately 166 native trees are present 
within the Specific Plan area, including Coast Live Oaks, Valley Oaks, Black Walnuts, and 
California Sycamores. These trees are subject to the City of Atascadero’s Native Tree Ordinance.  
In addition, the site has the potential to support special-status plant and wildlife species. However, 
no special status plant species were observed within the project site during floristic surveys, and 
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none are expected to be impacted by the proposed project. Further, no special-status wildlife 
species or sign of such species were observed within the Specific Plan area during 
reconnaissance surveys.  
 
EXISTING UTILITIES 
A general description of the existing utilities for the South-East Project and North End Project sites 
is provided below.  The proposed distribution, location, extent and intensity of major components 
of public transportation, sewage, water, drainage solid waste disposal, energy and other essential 
facilities proposed to be located within the Specific Plan area are described in Sections 3.3 
through 3.6 of the Specific Plan.    
 
WATER 
The Atascadero Mutual Water Company provides potable water service to the Specific Plan area.  
Water is provided by existing underground water mains in El Camino Real and Del Rio Road. 
 
SANITARY SEWER 
The Specific Plan area, like the rest of Atascadero, is provided sanitary sewer service by the City 
of Atascadero.  Existing underground sewer mains in El Camino Real or Del Rio Road will convey 
project effluent to the City’s existing treatment plant located on Gabarda Road. 
 
ELECTRICITY 
The Specific Plan area is served with electricity service provided by Pacific Gas and Electric 
Company via existing transmission and distribution lines.   
 
GAS 
The Specific Plan area is served with gas service provided by the Gas Company via existing 
underground pipelines. 
 
COMMUNICATIONS 
The Specific Plan area is provided landline telephone services by AT&T and cable television 
services by Charter Cable, both via existing facilities. 
  
SOLID WASTE DISPOSAL 
The Specific Plan area is provided solid waste service by Atascadero Waste Alternatives, Inc.  
Solid waste is disposed of at the Chicago Grade Landfill.   
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LAND USE PLAN  
The Specific Plan serves as the overlay zoning for the Del Rio Road Commercial Area Specific 
Plan area.  The Land Use Plan provides the overall framework for development within the Specific 
Plan.  Figure 3-1: Del Rio Road Commercial Area Specific Plan Conceptual Land Use Plan shows 
the location and arrangement of the land use designations.  A general description of the uses 
proposed within the Specific Plan is provided below.  
 
3.1 LAND USE DESIGNATIONS 
Land uses within the Del Rio Road Commercial Area Specific Plan are summarized below and 
include General Commercial , Multi-family Residential, and Single-Family Residential as shown 
in Figure 3-1: Del Rio Road Commercial Area Specific Plan Land Use Plan.  
 
3.1.1 GENERAL COMMERCIAL (GC) 
The General Commercial (GC) land use category provides Commercial Retail (CR) development 
opportunities for a wide range of commercial and business uses to accommodate retail, 
employment, and service needs of the City and surrounding areas.  Approximately 32 acres of 
General Commercial uses have been included in the Specific Plan.  These uses are generally 
located along Del Rio Road and El Camino Real.  Foreseeable commercial uses within the 
commercial area will primarily consist of office, retail, and service oriented uses including, but not 
limited to, general merchandise stores, wholesaling and distribution, low-intensity manufacturing, 
restaurants, lodging and business support uses. 
  
3.1.2 HIGH DENSITY RESIDENTIAL (HDR)  
The High Density Residential (HDR) land use category provides for Residential Multiple Family 
(RMF-24) development characterized by apartment, condominium, and townhouse development 
within the City’s urban service line, with a minimum density of 20 units per acre.  After the City of 
Atascadero deemed complete the project applications for the development approvals, including 
an application for Vesting Tentative Parcel Map AT09-0073, and commenced preparation of the 
Specific Plan EIR, the City of Atascadero approved a General Plan update to modify the HDR 
land use designation from a maximum of sixteen units per acre to a minimum of twenty units per 
acre.  The City approved a corresponding Zoning Ordinance text change and Zoning Map to 
change the RMF-16 Zoning District to RMF-20 (minimum 20 units per acre), then subsequently 
amended the density and name of the designation to RMF-24 with a maximum based density of 
24 units per acre.  Consistent with the recent update to the City of Atascadero General Plan and 
Zoning Ordinance, the proposed multiple family portion of the South-East site is zoned RMF-24.  
Approximately 3.6 net acres of High Density Residential uses have been included in the Specific 
Plan.  Accordingly, a maximum of up to 86 dwelling units would be permitted in this area.  This 
use is located on the eastern portion of the project site, mainly abutting existing single-family 
homes along Rio Rita Street and the proposed public road. Density for the residential site shall 
be based on net acreage, exclusive of road right-of-way and any openspace easements 
encompassing the area.  
 
3.1.33.1.2 SINGLE 

FAMILY RESIDENTIAL (SFR-X)  
The Single Family Residential (SFR-X) land use category provides for Residential Single Family 
(RSF-X) development within the City’s urban services line with a maximum base density of 2 units 
per acre.  However, the Single Family Outparcel also falls within the existing Planned 
Development Overlay 17, which permits density greater than the limits specified in the RSF-X 
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zone.  Specifically, Planned Development Overlay 17 allows residential uses in the RSF-X zone 
up to a maximum of 4 units per acre.   Approximately 1.7 acres of single-family residential uses 
have been included in the Specific Plan area.  Accordingly, a maximum of up to 6 dwelling units 
would be permitted in this area.  This use is located on the northeastern portion of the property, 
mainly abutting existing single-family homes and taking access from Marisol Way.  
 
3.2 LAND USE POLICIES 
The Del Rio Road Commercial Area Specific Plan sites are intended to function as two 
commercial centers providing community oriented uses with a focus on employment, service, 
retail, and office, and tourist serving opportunities.  The combined projects consist of commercial 
and residential uses on approximately 39 acres of land.  The Specific Plan area contains thirteen 
lots, with the majority of the area intended for the development of the commercial uses and their 
respective parking, as described in Table 3-1: Specific Plan Land Use Summary. The Specific 
Plan land uses will be developed substantially consistent with Table 3-1 and Figure 3-1. However, 
developers shall have no obligation to develop the project or develop the full floor area/density 
presented in Table 3-1. It is also important to note that assumed floor area estimates were used 
to determine traffic impacts from the project. Floor area may be increased if it can be shown that 
the total number of trips (total daily and peak hour) do not exceed the thresholds established in 
the most recent comprehensive traffic analysis.  
 

TABLE 3-1: SPECIFIC PLAN LAND USE SUMMARY 
 

 LAND AREA FLOOR AREA / DENSITY 
SOUTH-EAST PROJECT SITE 

PARCEL SITE AREA BUILDING AREA 
MAJOR USE PARCEL(S)MAJOR 
TENANT PARCEL 

21.919 ac. 
 

67,820 sq. ft.129,560* 
sq. ft. 

COMMERCIAL OUTPARCEL 1.9 ac.1 ac. 
1 ac. 

3,700 sq. ft5,000* sq. ft.  

DEDICATIONS 2.2 ac. -- 
SUBTOTAL SOUTH-EAST 
PROJECT SITE 

26 ac. (gross) 71,520139,560* sq. ft. 
(44 d.u.) 

   
NORTH END PROJECT SITE 

PARCEL SITE AREA BUILDING AREA 
COMMERCIAL PARCELS (NORTH 
END PROJECT SITE – EAST) 

9.3 ac. 193,000* sq. ft. 

HOTEL (NORTH END PROJECT 
SITE – WEST) 

1.7 ac. 73,833* sq. ft. / 120 
rooms 

SINGLE FAMILY OUTPARCEL 1.7 ac. 6 d.u. 
DEDICATIONS 0.3 ac. -- 
SUBTOTAL NORTH END PROJECT 
SITE 

13 ac. (gross) 266,833* sq. ft. (6 d.u.) 

SPECIFIC PLAN 
TOTAL 39 ac. (gross) 406,393338,353* sq. ft. 

(50 d.u.) 
* Assumed square-footage based on trip generation. Building floor area may change provided that total trip generation for 
each site remains equal to or less than the total trips assumed in the 2020 traffic analysis. Should either peak hour or total 
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daily trips exceed the assumed numbers, an additional traffic study will be required to show no increase in impact. Should 
impacts occur, a new environmental analysis will be required.
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3.2.1 SOUTH-EAST PROJECT SITE LAND USE POLICIES 
The South-East Project site consists of four eleven (11) parcels with a land use designation of 
General Commercial and Commercial Retail Zoning.divided into the following land use and 
zoning designations: 
 

LAND USE ZONING 
General Commercial (GC) Commercial Retail (CR) 

High Density Residential (HDR) Residential Multiple Family (RMF-24) 
 
The commercially designated/zoned parcels are located toward the west of the site, fronting El 
Camino Real and Del Rio Road.  The residentially designated/zoned parcel is located on the 
eastern portion of the project site, mainly abutting existing single-family homes along Rio Rita 
Street and the proposed public road.   
 
The following South-East Project site land use policies shall apply within the Del Rio Road 
Commercial Area Specific Plan area: 

1) The South-East Project site Major Tenant parcel could accommodate a wide variety of 
retail, office, light industrial, tourist serving, entertainment, or other uses as allowed by the 
General Plan.   

2) Uses shall be consistent with the underlying CR zoning district and as modified in Section 
4.1.1 of this Specific Plan. 

3) The South-East Project site has two 1-acre Commercial Outparcels that may each consist 
of a building up to 5,000 square feet (see #5) in size. 

4)3) Assumed floor area based on trip generation. Square-footages may change provided that 
total trip generation for each site remains equal to or less than the total trips assumed in 
the 2020 traffic analysis. Should either peak hour or total daily trips exceed the assumed 
numbers, an additional traffic study will be required to show no increase in impact. Should 
impacts occur, a new environmental analysis will be required. 

5) The South-East Project site has one 3.6 net acre (5 ac. gross) Multiple Family Outparcel 
(RMF-24) designated for development at a later date.   

 
3.2.2 NORTH END PROJECT SITE LAND USE POLICIES 
The North End Project site consists of eight parcels and one designated remainder parcel divided 
into the following land use and zoning designations: 
 

LAND USE ZONING 
General Commercial (GC) Commercial Retail (CR) 

Single Family Residential (SFR-X) Residential Single Family (RSF-X) 
 
The following North End Project land use policies shall apply within the Del Rio Road Commercial 
Area Specific Plan area: 

1) Non-residential uses will be developed consistent with the underlying CR zoning district 
and as modified in Section 4.1.1 of this Specific Plan.   

2) Assumed floor area based on trip generation. Square-footages may change provided that 
total trip generation for each site remains equal to or less than the total trips assumed in 
the 2020 traffic analysis. Should either peak hour or total daily trips exceed the assumed 
numbers, an additional traffic study will be required to show no increase in impact. Should 
impacts occur, a new environmental analysis will be required. 
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3) The North End Project site designated approximately 1.7 acres of land as single family 
residential. This area will be designated as a Planned Development Overlay 17 as part of 
the Specific Plan which allows residential uses in the RSF-X zone up to a maximum of 4 
units per gross acre.  

 
3.3 CIRCULATION POLICIES 
The transportation and circulation system for the Del Rio Road Commercial Area Specific Plan is 
designed to utilize the existing roadway system with the addition of one local street (proposed 
public road) and commercial drives as needed to serve individual development areas. The system 
also includes policies to require paths for non-vehicular circulation to connect various subareas 
to each other and to the City of Atascadero in general. The proposed circulation network and 
policies are designed to efficiently move vehicular traffic through and around the Specific Plan 
area and to allow pedestrians a safe path from public and private areas to and from the entrances. 
The circulation plan promotes transit use, bicycling and walking as convenient modes of 
transportation for commuting and shopping.  The circulation plan enhances connectivity with 
adjacent areas, where feasible to reduce traffic impacts on major streets.  
 
3.3.1 VEHICLE & TRUCK ACCESS POLICIES 
Vehicular access to the Specific Plan area is provided by Del Rio Road, El Camino Real, and the 
proposed public road.  Conceptual vehicular access points to the site are shown in Figure 3-2: 
Del Rio Road Commercial Area Specific Plan Conceptual Circulation Plan. Restrictions on turning 
movements are assumed based on preliminary traffic analysis and assumed driveway locations 
and may be modified with subsequent traffic analyses to the satisfaction of the City Engineer.  
 
Primary access to the South-East Project site is envisioned by one entry on Del Rio Road and 
one signalized entry on El Camino Real that will serve as a public road with offer of dedication 
and will be designed to serve future development to the south.  A secondary access driveway is 
envisioned on Del Rio Road that is aligned with Obispo Road. Additionally, an extension of Obispo 
Road is provided off Del Rio Road.  An optional access point at El Camino Real, aligned with the 
existing Mission Oaks main entrance may be approved by the City Engineer should less intensive 
traffic generating uses be developed on-site and it can be shown that there are no queuing 
impacts for a dedicated turn pocket on El Camino Real into the South-East project site. Access 
to the two outparcels and the multi-family site shall be from the proposed public road.  
 
Primary access to the North End Project site is envisioned to be off of El Camino Real with 
secondary access off of Del Rio Rd.  
 
Driveway restrictions will be analyzed with all Master plan Plans of Development and Construction 
submittals to ensure safe turning movements and driveway placement in relation to traffic 
improvements and adjacent commercial developments.   
 
Except as otherwise modified by mitigation measures required in the Specific Plan EIR and/or 
project conditions of approval, the following vehicle and truck access policies shall apply within 
the Del Rio Road Commercial Area Specific Plan area: 

1) Street improvements on Del Rio Road and El Camino Real as generally described below, 
and as included as mitigation measures in the certified Specific Plan Final Environmental 
Impact Report, will be constructed and financed by developments within the Specific Plan 
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boundary, facilitating access to the subject sites, and acting to maintain efficient and safe 
vehicular travel along adjacent roadways.  

2) El Camino Real and Del Rio Road will be improved in accordance with the adopted plan 
improvements or to the satisfaction of the City Engineer. The Master Plan of Development 
for each project site will include conditions of approval that implement the timing and 
details of all traffic improvements. 

3) In addition to required frontage improvements, Del Rio Road shall be widened to 
accommodate a right turn lane onto US101 northbound. Signal modifications and timing 
shall be completed in to ensure safe and efficient traffic flow. Developments shall pay their 
fair share towards these improvements based on traffic impacts.  

4) The existing traffic signal at El Camino Real and Del Rio Road will be modified to 
accommodate the proposed roadway improvements.  

5) Del Rio Road, east of Obispo Road, will be improved to provide one-half (20') of a standard 
Collector Road section on the project side of the centerline.  This widened section will 
transition to match the existing pavement width east of the Rio Rita Road.  The intersection 
at Rio Rita Road will be reconstructed to conform to the increased width of Del Rio 
Road.  Rio Rita Road will be improved to provide a smooth transition to Del Rio Road and 
maintain continuity of drainage.  

6) A decorative concrete three rail fence will be constructed on the South-East project site's 
east property line. The applicant will to offer to the City of Atascadero a ten-foot grant of 
right of way along its easterly property line for public road purposes.  The abutting property 
owners shall have the right to grade within the right of way.   
Obispo Road will be extended through the project site as a public road. The Road will be 
designed to the City’s current collector standard and a 60-foot wide right-of-way easement 
will be dedicated to the City. The commercial area and residential area may take access 
off this road. The road will be designed to connect to the properties to the south of the 
project site. This road will be dedicated to the City of Atascadero and accepted for 
maintenance purposes. 

7)6) A public road will be constructed on the South-East Project site which will intersect El 
Camino Real opposite the southerly entrance to the Mission Oaks Center. This 
intersection will be signalized, and the road will be designed to accommodate project and 
projected future traffic and a 60-foot wide right-of-way easement will be dedicated to the 
City.  The road will be designed to connect to the properties to the south of the project 
site. This road will be dedicated to the City of Atascadero and accepted for maintenance 
purposes.  

8)7) Driveway access points will be designed to align with existing and proposed driveways 
across the major streets as well as existing or planned public roads, to the greatest extent 
possible. Restrictions on turning movements may be amended by conditions of approval 
for individual Master Plans of Development for each project site. Access may be restricted 
beyond what is stated in the Specific Plan should the City Engineer deem it necessary for 
vehicular, pedestrian, or bike safety, or should it be deemed necessary for the function of 
street intersections, the 101 interchange, or on-site circulation flow. 

 
To the extent the Vehicle & Truck Access Policies are inconsistent with the mitigation measures 
required in the Specific Plan EIR and/or conditions of approval required by the City, the mitigation 
measures and/or conditions of approval shall apply. The proposed physical configurations of the 
right-of-ways will allow for safe and efficient travel to and from the site.  
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3.3.2 NON-VEHICULAR & PUBLIC TRANSPORTATION ACCESS POLICIES 
The Specific Plan encourages non-motorized travel by creating travel routes that ensure 
destinations may be reached conveniently by public transportation, bicycling or walking.  
Individual project sites should be designed to allow pedestrians a safe path from public and private 
areas to and from the commercial retail and restaurant entrances.  
 
The Specific Plan incorporates the following non-vehicular improvements and/or features, thereby 
facilitating access to the South-East Project and North End Project sites and acting to maintain 
efficient and safe vehicular travel along adjacent roadways: 
 
The following non-vehicular and public transportation policies shall apply within the Del Rio Road 
Commercial Area Specific Plan area: 

1) A turn out shall be provided on El Camino Real in front of the South-East Project site in 
order to accommodate a bus stop in accordance with City Engineering Standards.  

2) Project site frontages shall be designed with pedestrian access and ADA accessible 
pathways via public sidewalks on Del Rio Road, El Camino Real and the new public road.  
Private walkways and delineated paths to each building within the Specific Plan area are 
encouraged. 

3) Project sites shall include ADA accessible elements in compliance with accessibility 
requirements.  

4) Public transportation is permitted throughout the Specific Plan area. 
5) Secure bicycle parking shall be provided near building entrances.  
6) Bicycle travel accommodations shall be provided in each direction along the South-East 

Project and North End Project frontage on El Camino Real and Del Rio Road. 
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3.4 PUBLIC FACILITIES POLICIES 
The following section describes the backbone infrastructure systems that will be installed and 
financed by development within the Specific Plan area that is required to serve the development 
of the Del Rio Road Commercial Area Specific Plan.   
 
The following public facilities policies shall apply within the Del Rio Road Commercial Area 
Specific Plan area: 

1) Water, wastewater, and drainage improvements will be designed to provide adequate 
levels of service for the maximum level of the planned development.   

2) All plans and improvements will be consistent with the City of Atascadero’s General Plan 
and City infrastructure requirements.   

3) The proposed electric, natural gas, and communication utilities shall be connected to utility 
provider facilities in accordance with applicable standards.  

4) All wires, conductors, cables, raceways, and conduits for electrical, telecommunications, 
cable, and similar services that provide direct service to any property shall, within the 
boundary lines of such property, be installed underground.  Associated equipment and 
appurtenances such as surface mounted transformers, pedestal mounted terminal boxes, 
meters, and service cabinets may be placed aboveground and shall be screened and 
located behind the front setback line of said property. 

 
3.4.1 WATER POLICIES 
The Del Rio Road Commercial Area Specific Plan is served with potable water by the Atascadero 
Mutual Water Company.   
 
The following water policies shall apply within the Del Rio Road Commercial Area Specific Plan 
area: 

1) The South-East Project site will be served by a new water main in the proposed public 
road which connects to the existing water main in Del Rio Road and/or available 
connection points to existing facilities within the fronting City streetsEl Camino Real, 
subject to the approval of the City Engineer.  

2) The North End Project will be served by connections to the existing water main in El 
Camino Real and/or the existing water main in Del Rio Road.   

3) A new water main shall be constructed in the new public street. 
4) All water infrastructure design plans and construction will be approved the Atascadero 

Mutual Water Company prior to development.  
5) All backflow preventers will be located in landscaped areas outside the public way. 

 
3.4.2 WASTEWATER & SEWER POLICIES 
The project wastewater will be conveyed by existing sanitary sewer main lines to the existing City 
of Atascadero wastewater treatment plant.  The existing sewer main lines convey effluent to the 
City’s existing treatment plant located on Gabarda Road. 
 
The following wastewater and sewer policies shall apply within the Del Rio Road Commercial 
Area Specific Plan area: 

1) The South-East Project will connect to the existing sewer main in El Camino Real and/or 
a new sewer main in the proposed public road.   

2) The North End Project will connect to the existing sewer main in El Camino Real and/or 
the existing sewer main in Del Rio Road. 

3) A new sewer main shall be constructed in the new public street.    
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3.4.3 STORM DRAINAGE POLICIES 
The Specific Plan area will discharge its stormwater run-off in accordance with the City’s Storm 
Water Management Plan. Stormwater will flow into the City’s storm drain collection system and 
ultimately be discharged into Grave’s Creek. The existing drainage within the Specific Plan area 
is discussed in Section 2.3: Existing Physical Conditions.   
 
The following storm drain policies shall apply within the Del Rio Road Commercial Area Specific 
Plan area: 

1) During construction, all work shall meet the National Pollution Discharge Elimination 
System (NPDES) requirements for storm water quality.   

2) During construction, Best Management Practices (BMPs) will be implemented for erosion 
control in accordance with an approved erosion control plan and a Storm Water Pollution 
Prevention Plan (SWPPP).  

3) During operations, all activities shall comply with the City of Atascadero’s Storm Water 
Mitigation Plan (SWMP).  This includes operational BMPs identified in the SWMP, 
including waste management and materials control, source control and treatment controls, 
to limit the conveyance of pollutants offsite. 

4) The South-East Project and North End Project sites will safely convey storm runoff to 
public facilities.  Historical drainage patterns and flows will be maintained to the extent 
feasible.   

 
 
3.4.4 ELECTRICITY POLICIES 
Del Rio Road Commercial Area Specific Plan area is served with electricity by Pacific Gas and 
Electric Company.  No new energy producing facilities are necessary to serve the Specific Plan 
area, nor will the projects within the Specific Plan area require the construction or extension of 
new transmission lines.   
 
The following electricity policies shall apply within the Del Rio Road Commercial Area Specific 
Plan area: 

1) Both the South-East Project and North End Project developments shall include the 
construction of on-site utility lines and provide easements to meet PG&E requirements.  

2) All wires, conductors, cables, raceways, and conduits for electrical and similar services 
that provide direct service to any property shall be installed underground within the 
boundary lines of such property.  

3) All utility lines along the project frontages shall be undergrounded consistent with City 
code requirements.  

  
 
3.4.5 NATURAL GAS POLICIES 
Del Rio Road Commercial Area Specific Plan area is served with gas by The Gas Company.  No 
new facilities are necessary to serve the Specific Plan area, nor will the projects within the Specific 
Plan area require the construction or extension of new transmission lines.   
 
The following natural gas policies shall apply within the Del Rio Road Commercial Area Specific 
Plan area: 

1) Service of gas to the Specific Plan area will be in accordance with The Gas Company 
policies and PUC regulations.   
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3.4.6 COMMUNICATIONS POLICIES 
Del Rio Road Commercial Area Specific Plan area is provided landline telephone and 
communication services by AT&T and Spectrum, and cable television by Spectrum, satellite, and 
other local providers.  No new facilities are necessary to serve the Specific Plan area, nor will the 
projects within the Specific Plan area require the construction or extension of new transmission 
lines.  
 
The following communication policies shall apply within the Del Rio Road Commercial Area 
Specific Plan area: 

1) Both the South-East Project and North End Project sites will construct on-site utility lines 
to meet utility company requirements and PUC regulations.   

2) All wires, conductors, cables, raceways, and conduits that provide direct service to any 
property shall be installed underground within the boundary lines of such property.  

3) All utility lines along the project frontages shall be undergrounded consistent with City 
code requirements. 
 

3.5 GRADING PLAN POLICIES 
The Major Tenant parcel, two Commercial Outparcels, and the North End Project parcels will be 
cleared, graded, and otherwise prepared for construction.  It is anticipated that the South-East 
project site will require a significant amount of grading to accommodate a level pad. It is 
anticipated that the North end site will require some imported material to accommodate 
commercial development. The concept grading plans indicate approximately 50,000 cubic yards 
of import from the South-East Project Site to the North End Project Site and approximately 
205,000 CY of dirt is expected to be exported from the South-East Project site to a suitable 
receiver site. 
 
The following grading policies shall apply within the Del Rio Road Commercial Area Specific Plan 
area: 

1) All grading shall comply with the current edition of the International Building Code, and the 
City of Atascadero Community Development and Public Works Departments standards.   

2) Development within the Specific Plan area will cooperate to the greatest extend feasible 
to utilize excess material on each individual development site prior to exporting outside 
the Del Rio Specific Plan area.   

3) Any residual debris resulting from site clearing and preparation will be disposed 
of/recycled in accordance with City requirements. 

4) The South-East Project and the North End Project do not propose to grade their respective 
residential outparcels at this time.  Future grading for the residential parcels will comply 
with City requirements, as determined at the time an application for a specific project is 
submitted to the City.   

 
3.6 COMMUNITY FACILITIES POLICIES  
Community services and facilities including fire protection, police protection, U.S. mail, and solid 
waste disposal are summarized below.  A more detailed discussion of facilities and services is 
presented in the Specific Plan EIR certified for the project. 
 
FIRE PROTECTION 
The City of Atascadero Fire Department provides fire prevention and suppression, hazardous 
materials mitigation, and disaster planning services.  This department serves the Del Rio Road 
Commercial Area Specific Plan area.  The closest fire station to the site is Station #1 located at 
6005 Lewis Avenue.  Fire protection needs are analyzed in the Specific Plan EIR. 
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The following fire protection policies shall apply within the Del Rio Road Commercial Area Specific 
Plan area: 

1) All fire hydrants shall be approved by the Fire Department.  
2) The City of Atascadero Fire Department shall review and approve all water improvement 

plans and Fire Department Connections (FDC’s) prior to installation.   
3) All structures shall include automatic sprinkler systems and alarm systems as required by 

the latest applicable codes 
4) All driveways and private roads not designed to accommodate on-street parking will be 

have signage that states “Fire Lanes – No Parking”.  
 
POLICE PROTECTION 
The Del Rio Road Commercial Area Specific Plan is served by the City of Atascadero Police 
Department (“APD”). APD operates in cooperation with the surrounding law enforcement 
agencies under the “State Mutual Aid Pact”.  The department’s headquarters is located at 5505 
El Camino Real approximately two miles from the site. Police protection needs are analyzed in 
the Specific Plan EIR. 
 
U.S. MAIL 
Mail service is provided by the United States Postal Service (USPS). The USPS will be consulted 
regarding the location of the mail depositories which shall be installed per USPS 
recommendations.  
 
SOLID WASTE & RECYCLING STORAGE 
Solid waste is collected by the Atascadero Waste Alternatives, Inc., a private company under 
contract with the City of Atascadero.  Solid Waste Service is provided to the Del Rio Road 
Commercial Area Specific Plan area by Atascadero Waste Alternatives, Inc.  Solid waste will be 
disposed of at the Chicago Grade Landfill located at 2290 Homestead Road, Templeton, CA 
93465. 
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DEVELOPMENT STANDARDS 
This chapter establishes policies and standards for development of the land uses and buildings 
within the Del Rio Road Commercial Area Specific Plan area.  The Specific Plan creates a specific 
identity within the plan area through application of the Atascadero Municipal Code and unique 
development standards.  The purpose of these standards is to support, through careful site 
evaluation and design, the establishment of land uses in a manner that protects the public health, 
safety, and welfare. To the extent the development standards of the Specific Plan and the 
Atascadero Municipal Code are in conflict, the development standards of the Specific Plan shall 
prevail.   
 
 
4.1 COMMERCIAL RETAIL (CR) DEVELOPMENT STANDARDS 
These development standards implement the Commercial Retail (CR) zoning designation.  The 
planning areas zoned CR allow the development of commercial uses, which provide residents 
and visitors with a variety of retail, office, lodging, restaurant, and personal and tourist serving 
uses.  It is the intent of these regulations to establish a comprehensive set of standards and 
respond to community needs for general commercial uses. 
 
 
4.1.1 PERMITTED USES 
All uses shall be consistent with the underlying CR (Commercial Retail) zoning district for allowed 
and conditionally allowed uses, with the following modifications: 

1) The following uses shall be allowed or allowed as modified: 
a) Brewery – Production 
b) Building Materials and Hardware w/ outdoor sales less than 20,000 sf 
c) Data and Computer Services Center 
d) Farm Equipment and Supplies with outdoor sales area up to 20,000 square-feet.  
e) Horticultural Specialties w/ outdoor sales area less than 20,000 sf 
f) Manufacturing – Low Intensity 
g) Medical Research 
h) Research and Development 
i) Warehousing – (must have an active office and employee component that is at least 

25% of floor area) 
 
2) The following uses shall be conditionally allowed with the following additional finding: The 

use must make a strategic contribution to and synergy with a viable commercial center; 
including consideration of revenue generation, compatibility, and phasing: 
a) Auto Repair Services (indoor only, no outdoor storage of inoperative vehicles) 
b) Manufacturing and Processing – High Intensity (indoor only) 
c) Winery – production 
d) Health Care Services, with the following findings: 

i) The overall use area within the Specific Plan does not exceed 20% 
ii) Adequate parking remains for future build-out and development of the Specific 

Plan area with a variety of uses 
e) RCFE – Independent Living / Senior Apartments (on the second floor or above only) 
e)  
f) Recreational Vehicle (RV) Parks with the following findings: 

i) The use may only be allowed on the South-East project site 
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ii) The use must be limited to stays of less than 30-days and be a transient lodging 
use subject to TOT. 

iii) The use may occupy a maximum of 20% of the South-East project site. An 
additional 1.8 acres may be used for associated permanent cabins and “glamping” 
uses. 

iv)iii) The use must be visually screened from El Camino Real and the adjacent 
residential uses 

iv) Recreational Vehicle parking areas V parks must be an integral part of the 
Mmaster Plan of Development of the site that includes other visitor serving 
elements. 

v) All stalls designed for transient recreational vehicles shall include water, gas, and 
electricity connections.  

g) Warehousing – (where the active office and employee component is less than 25% of 
the floor area) - providing a finding of community benefit can be made 

h) Temporary revenue generating land uses during site development with conditional use 
permit which will be subject to findings and conditions that include, but are not limited 
to, the following: 
i) City Council review and approval of the conditional use permit 
ii) A development agreement, or similar mechanism for enforcement, shall be 

required 
iii) Temporary uses shall be of limited duration, not to exceed 18 months, unless an 

extension is granted by City Council 
iv) Adequate emergency access shall be provided for all temporary uses 
v) Utilities shall be installed as needed to accommodate temporary uses 
vi) Appropriate mitigation to address dust and dirt track out onto public right of way 

shall be incorporated in the approved plans for temporary uses. 
vii) Temporary use areas shall be reviewed for aesthetics, neighborhood 

compatibility and site impacts through the Conditional Use Permit process. 
viii) Any other conditions necessary based on proposed land use and temporary  

development plans 
 

1) The following uses shall be prohibited: 
a) Adult Day Care Facility 
b) Adult Oriented Business 
c) Building Materials and Hardware w/ outdoor sales or storage area 20,000 sf or greater 
d) Drive-through Sales or Services 
e) Horticultural Specialties with outdoor storage or sales area of 20,000 sf or greater 
f) Kennels 
g) Medical Extended Care Services: 6 residents or less 
h) Medical Extended Care Services: 7 residents or more 
i) Parking lots 
j) RCFE – Assisted Living 
k) RCFE – Retirement Hotel 
l) Service Stations 
m) Small Family Day Care (unless within a permitted residential unit by State Law) 
n) Sports Assembly 
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4.1.2 PROPERTY DEVELOPMENT STANDARDS  
The site development standards for Commercial Retail (CR) zoned parcels within the Del Rio 
Road Commercial Area Specific Plan are as presented in Table 4-1:  Commercial Retail (CR) 
Development Standards.  
 

TABLE 4-1: COMMERCIAL RETAIL (CR) DEVELOPMENT STANDARDS 
 

BUILDING SITE 
Parcel Size: 

 

 
Lot Width: 

 

Lot Depth: 
 

Lot Coverage: 

 
No minimum parcel size with shared parking 
and access easements recorded 
 

No minimum lot width 
 

No minimum lot depth 
 

No maximum; subject to required building 
setbacks, parking, and landscape 
requirements. 

MAXIMUM BUILDING HEIGHT 
Occupied Building Height: 

 

Non-Occupied Building Height: 
      (Architectural Features)   

 
35 feet  
 

45 feet  

MINIMUM BUILDING SETBACKS 
 Front Yard: 

 
 

Side Yard: 
 
 

Rear Yard: 
         

        Adjacent to Residential zoned Property: 
Setback from Right-of-way to parking: 

 
10 feet for street trees. Encroachments 
permitted with MPD approval 
 

10 feet for street trees. Encroachments 
permitted with MPD approval 
 

None 
 

2030 Feet 
10 Feet 

Notes:  Building height shall be measured from the finished pad elevation to top of roof, excluding architectural 
features.  

 Occupied Building means the region normally occupied by people generally consisting of the space between 
the finished pad and 6 feet above the floor or roof, excluding architectural features.  

 Non-Occupied Building (Architectural Features) means a building feature or space where the floor to ceiling 
height is 10 feet or less outside the occupied building area that adds to the visual interest of a structure. Non-
Occupied Building area may contain ventilation or air conditioning equipment.  

 Setbacks shall be measured from the edge of rights-of-way or property line as applicable.  
 Depressed ramps and stairways may project into required setbacks, yards or spaces between buildings more 

than 4 feet as approved by the Community Development Director, but may not be located within the Right-of-
Way unless approved by the City Engineer.  

 
 
4.2       RESIDENTIAL MULTIFAMILY (RMF-24) DEVELOPMENT STANDARDS 
These development standards implement the Residential Multifamily (RMF-24) zoning 
designation. The RMF-24 zoning designation allows for the development of high-density 
residential uses at a minimum of 24 units per acre.  The Residential Multiple Family Outparcel 
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within the Del Rio Road Commercial Area Specific Plan shall be consistent with the City of 
Atascadero Municipal Code and standards in effect at the time the application for Vesting 
Tentative Parcel Map AT09-0073 was deemed complete on November 5, 2010 or any subsequent 
Vesting Map should that entitlement expire.  After the City of Atascadero deemed complete the 
Specific Plan project applications for the development approvals and commenced preparation of 
the Specific Plan EIR, the City of Atascadero approved a General Plan update to modify the High 
Density Residential (HDR) land use designation from a maximum of sixteen units per acre to a 
minimum of twenty units per acre.  The City approved a corresponding Zoning Ordinance text 
change and Zoning Map to change the RMF-16 Zoning District to RMF-20 (minimum 20 units per 
acre), then subsequently amended the density and name of the designation to RMF-24 with a 
maximum based density of 24 units per acre.  Therefore, the proposed multiple family portion of 
the Major Tenant site shall be limited to a maximum of 24 units per acre, consistent with 
the maximum density analyzed in the Specific Plan EIR 2020 addendum.  The Residential 
Multiple Family Outparcel will apply for a Conditional Use Permit approval as a subsequent project 
pursuant to section 6.7 of the Specific Plan, and will be subject to review by the City at that time.  
Refer to the City of Atascadero Municipal Code for further development standards and design 
guidelines.  
 
 
4.2.1 PERMITTED USES 
Permitted Uses shall comply with Title 9, Chapter 3, Article 3, of the Atascadero Municipal Code.  
 
 
4.2.2 PROPERTY DEVELOPMENT STANDARDS 
Property Development Standards shall comply with the following City of Atascadero Municipal 
Codes: Title 9, Chapter 4. Density for the residential site shall be based on net acreage, exclusive 
of road right-of-way and any openspace easements recorded over the property. 
 
 
4.3 RESIDENTIAL SINGLE FAMILY (RSF-X) DEVELOPMENT STANDARDS:  
These development standards implement the Residential Single Family (RSF-X) zone and 
Planned Development Overlay Zone No. 17 designations. The RSF-X zoning designation typically 
allows for the development of single-family residential uses not to exceed 2 units per acre.  
However, the Single Family Outparcel also falls within the Planned Development Overlay 17, 
which permits density greater than the limits specified in the RSF-X zone.  Specifically, Planned 
Development Overlay 17 allows residential uses in the RSF-X zone up to a maximum of 4 units 
per acre.   Approximately 1.7 acres of single-family residential uses have been included in the 
Specific Plan area.  Accordingly, a maximum of up to 6 primary dwelling units would be permitted 
in this area.   
 
The Single Family Outparcel within the Specific Plan shall be consistent with the City of 
Atascadero’s Municipal Code and Standards, and the development standards of Planned 
Development Overlay No. 17. The Single Family Outparcel will apply for subdivision mapping and 
permits as a subsequent project pursuant to section 6.7 of the Specific Plan, and will be subject 
to review by the City at that time. Refer to the City of Atascadero Municipal Code for further 
development standards and design guidelines.  
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4.3.1 PERMITTED USES 
Permitted Uses shall comply with Title 9, Chapter 3, Article 3, of the Atascadero Municipal Code.   
 
 
4.3.24.2.3 PROPERTY DEVELOPMENT STANDARDS 
Property Development Standards shall comply with City of Atascadero Municipal Codes: Title 9, 
Chapter 4.  
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DESIGN GUIDELINES 
The purpose of these design guidelines is to provide a guide for developers, builders, architects, 
engineers, landscape architects and others involved in the preparation of development proposals 
to ensure a consistent architectural design theme, use of materials, signage, and level of quality 
throughout the Specific Plan area. The design guidelines will assist the City of Atascadero staff 
and decision-making authorities with criteria to evaluate future development proposals. To the 
extent the design guidelines of the Specific Plan and the Atascadero Municipal Code are in 
conflict, the Specific Plan’s design guidelines shall prevail. 
 
 
5.1 COMMERCIAL RETAIL (CR) DESIGN GUIDELINES 
These design guidelines provide for the design and development of Commercial Retail (CR) uses 
within the Specific Plan area.  The design guidelines set forth in this section will ensure that future 
development within the Specific Plan area is consistent.   
 
Development of the South-East and the North End project sites pursuant to the project approvals 
described in Section 1.5, including approval of a Master Plan of Development, are deemed to be 
consistent with the Design Guidelines of the Specific Plan and shall proceed directly to ministerial 
building permit and construction plan review.  Design review for the two Commercial Outparcel 
uses to ensure consistency with the Design Guidelines of the Specific Plan shall occur during the 
Plot Plan Review approval process pursuant to Section 6.7 of the Specific Plan. 
 
 
5.1.1 GENERAL DESIGN  
Within the Del Rio Road Commercial Area Specific Plan, site design addresses the nature and 
function of the uses, buildings, and features.  The architectural design guidelines are intended to 
provide overall direction in the design of structures within the Specific Plan area.  Architectural 
design and details for the South-East Project and North End Project sites should be integrated 
throughout the Specific Plan area.  Design within the Del Rio Road Commercial Area Specific 
Plan should meld function and form, not one to the exclusion of the other.  These guidelines are 
meant to be flexible over time and correspond with changing conditions in lifestyles, the 
marketplace and economic conditions.  
 
The following design guidelines are intended to facilitate design integrity between the variety of 
uses within the Del Rio Road Commercial Area Specific Plan area: 

1) Placement of buildings should consider the existing context of the commercial area, the 
location of adjacent land uses, and the location of major traffic generators. 

2) The architecture (height, scale, style) of each building within the Specific Plan area should 
be compatible with other structures within the Specific Plan.  Building sites should be 
developed consistent with architectural exhibits in a coordinated manner to provide order 
and diversity and avoid disorderly development.  

3) Buildings within the Specific Plan may accommodate retail, office, tourism, and personal 
services among others.  Developers may incorporate "prototype" architectural standards 
in the design and development of structures if they are consistent with the architectural 
quality and character of Specific Plan. Buildings may incorporate simple rectangular forms 
which may be broken up by creating horizontal emphasis through the use of reveals, 
trellises, landscaping, trim, windows, eaves, cornices, complimentary colors or other 
architectural and design devices consistent with the architectural exhibits. 
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4) Figures 5-1 through 5-4 illustrate the conceptual architectural themes for development 
within the Specific Plan area.   

5) Buildings should be carefully articulated; front, side, and rear elevations should provide 
variation in massing, wall, and roof forms.  Use of thematic features and materials are 
important elements and are encouraged.  

6) Large smooth, unarticulated surfaces should be avoided.  A mixture of smooth and 
textured blocks for concrete walls is encouraged.  Exterior materials requiring high 
maintenance responsibilities such as stained wood, clapboard, or shingles should be 
avoided.  Large areas of intense white or dark colors should be avoided.  Subdued colors 
should be used as dominant overall colors.  Bright colors should only be used for trim 
and/or specialized uses (store identification, etc.).  

7) Building materials should be selected and detailed for compatibility throughout the site.  
Buildings should incorporate a mix of at least two prevalent materials and at least one 
accent material including block, split faced block, decorative veneer, stucco, architectural 
metal siding, wood or wood look features, or decorative exposed concrete.  These 
materials should be used in combinations that yield an impression of permanence as well 
as respect for the surrounding environment and authentic architectural styles.  Please 
refer also to Figures 5-1 through 5-4.  

8) Complementary design features should be utilized to unify the specific plan area.   
9) All buildings should incorporate thematic benches, trash receptacles, bollards, and bike 

racks.  
10) Prior to submittal for Building Plan Check and the issuance of building permits, full color 

renderings and color boards representing the exterior colors and materials to be used shall 
be submitted to the Community Development Department.  

11) Exterior mechanical equipment shall be screened from public view. 
a. All roof mounted heating and cooling equipment shall be screened from view by a 

parapet or other structural feature and designed to match the total structure. 
b. All ground-mounted utility appurtenances shall be located away from public view or 

adequately screened.  Screening should be of a material complimentary to the 
structure and/or heavy landscaping and berming. 

12) Wall mounted items such as roof ladders and electrical panels shall not be located 
adjacent to public rights-of-way, unless secured to prevent public access.  Service areas 
(areas for loading/unloading, unpacking of goods, etc.) shall be simple and efficient, and 
shall not interfere visually or physically with other building operations.  No utility 
appurtenances shall be permitted directly within a pedestrian area. 
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5.1.2 LANDSCAPING  
The environment envisioned for the Del Rio Road Commercial Area Specific Plan area will be 
established, in large part, by its landscape treatment.  Landscaping is to be designed to highlight 
positive visual features and to provide a cool, pleasant outdoor environment.  Landscaping is also 
intended to give structure and identity to the overall project.  The Conceptual Landscape Palette 
for the area within the Specific Plan boundaries is available in Figure 5-5.  The following 
landscaping design guidelines are applicable within the Del Rio Road Commercial Area Specific 
Plan area: 

1) Final Landscaping Plans will be prepared consistent with the all local and State Water 
Efficient Landscape and Irrigation codes and shall be submitted for approval to the 
Community Development Director.  

2) Landscape and irrigation construction plans should substantially conform to the approved 
Master Plan of Development.  

3) Permanent automatic irrigation systems (including low flow systems) compliant with the 
Atascadero Municipal Code should be provided in all landscaped areas.  

4) Low flow irrigation systems are highly recommended within the Specific Plan area.  
Sprinkler heads located immediately adjacent to parking areas should be of the "pop-up" 
variety instead of risers. 

5) The irrigation system should be designed to avoid overspray onto structures, streets, 
sidewalks, windows, walls and fences.  

6) The use of turf areas shall be reduced to a minimum. Turf should only be used when there 
is a functional purpose.  

7) Within individual landscaped areas, plants should be selected and planted appropriately 
based upon their adaptability to the climatic, geologic, and topographical conditions of the 
site and in accordance with the Atascadero Municipal Code.  Drought-resistant and native 
plant species are encouraged. 

8) Landscaping should be maintained in an acceptable manner with dead and destroyed 
landscape items replaced as soon as practical.  

9) Planters shall not drain into parking areas so as to accumulate mud or other residue.  
10) Building setbacks that are not used for drive entries, parking, loading, pedestrian 

walkways, or approved outdoor uses should be landscaped.  All unpaved areas within 
developed portions of the site should be landscaped according to an approved landscape 
plan.  

11) No landscaping is required adjacent to the portions of buildings where loading doors and 
customer pick-up areas are located.  

12) The parking lot landscaping should include canopy trees to reduce urban heat island 
effects and provide a pleasant pedestrian experience throughout the parking areas.  

13) Landscaping along the street frontages of El Camino Real, Del Rio Road, and the new 
public road should be planted with a combination of trees, shrubs, and groundcover 
planted in a clearly perceptible pattern that creates a sense of scale or rhythm along these 
roadways consistent with the approved Landscape Plan  

14) Street trees shall not be planted along Rio Rita Road in order to protect the viewshed of 
the existing development above Rio Rita Road.   

15) All trees used within required landscaped areas, including parking areas, shall have a 
minimum size of 24” box unless specific agreement is made with the Community 
Development Department.   
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16) All shrubs used within required landscaped areas, including parking areas, shall utilize a 
mixture of sizes one-to-five (1-5) gallons and shall be dispersed evenly throughout the 
landscaped areas.  

17) All trees within the Specific Plan area shall be staked or provided with guy wires.  
18) Landscaping along public rights-of-way should be designed to aesthetically screen and 

soften blank walls, parking areas, storage areas, utility boxes, and other non-aesthetic 
items.  

19) The planting of hedge shrubs and/or vines along exterior structures and screen walls is 
encouraged to deter potential graffiti. 

20) Landscaped areas should be delineated with a 6-inch high and 6-inch wide concrete curb 
or equivalent.  Curb may be broken to allow water to flow into depressed planted areas.  

21) Mulch should be applied in a 3-inch layer in all shrub and groundcover areas.   
22) All new and disturbed slopes shall be revegetated. 
23) Landscaping shall be planted concurrent with the development of the individual lots within 

the Specific Plan area. 
24) In addition, landscape improvements in each project’s right-of-way frontage, including 

road medians, shall be installed and completed prior to occupancy of each project’s first 
tenant.  All landscape improvements in the public right-of-way shall be approved by the 
City Engineer and will require an encroachment permit. 

25) Retaining walls in excess of 4 feet in height shall be setback from the right of way a 
minimum of 5 feet.  Individual walls may not exceed 6 feet in height, and multiple, stepped 
walls with a minimum separation of 5 feet shall be utilized where grades require   additional 
height. All retaining walls shall use high quality decorative materials and shall be 
consistent with the architectural design theme of the development. Wall exceptions may 
be granted with Design Review Committee approval based on findings that the wall(s) is 
designed as a decorative site feature.  
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5.1.3 PARKING & PARKING LOT  
All parking and parking lots within the Specific Plan area shall comply with Title 9, Sections 4.114 
through 4.119 of the Atascadero Municipal Code and the following parking and parking lot 
standards listed below:  

1) Parking spaces should be oriented to ensure visibility of pedestrians, bicyclists and other 
motorists while entering, leaving or circulating within a parking area. 

2) The installation of parking facilities shall occur concurrently with the development of 
individual parcels and shall be designed for interconnecting access to future subsequent 
development.  

3) Individual parcels are must be designed to share parking fields if they are adjacent and 
within the same zoning designation. 

4) Parking areas shall have lighting capable of providing adequate illumination for safety and 
security.  Such lighting shall be indirect, hooded, and arranged to reflect light away from 
adjoining properties and streets. 

5) All parking areas should be paved with Portland cement, concrete, asphalt or other 
appropriate approved material as established by the City Engineer.  Curbing or wheel 
stops should be provided around parking lot perimeter.  

6) Parking areas should be provided with curbs, bollards, or similar permanent devices where 
necessary to prevent parked vehicles from bumping buildings, landscaping, or perimeter 
walls.  

7) Canopy trees shall be provided at an average of approximately one (1) tree per thirty (30) 
feet along parking rows.   

8) Individual tree planters may be used in lieu of landscape fingers provided the parking lot 
complies with all other applicable landscaping requirements.  

9) Parking areas that face El Camino Real, and are at least five (5) feet above the adjacent 
roadway, shall not be required to be screened with a landscaped berm.  Parking areas 
that face El Camino Real, and are less than five (5) feet above the adjacent roadway, shall 
be screened with a landscape berm a minimum of thirty (30) inches in height unless the 
City Engineer finds that intervening landscaping sufficiently blocks headlight glare.   

10) Commercial grade bicycle racks should be conveniently located close to building 
entrances. 

 
 
5.1.4 LIGHTING 
All lighting within the Specific Plan area shall comply with Title 9, Section 4.137 of the Atascadero 
Municipal Code and the following lighting standards listed below: 

1) Lighting sources in parking lots may be up to thirty (30) feet in height. 
2) Lighting sources shall be full cut off type fixtures that are shielded, diffused, or indirect in 

order to avoid glare to pedestrians, motorists, and surrounding residential areas. 
3) Lighting fixtures shall be selected and located to confine the area of illumination to within 

the site boundaries consistent with the approved photometric plans. 
4) To minimize the total number of freestanding light standards, full cut off type wall-mounted 

lighting fixtures should be utilized where feasible and consistent with building architecture. 
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5.1.5 SIGNAGE 
Signage and graphics are an important element within the Del Rio Road Commercial Area 
Specific Plan.  The intent of the Sign Program is to provide commercial tenants maximum sign 
exposure in a manner that will complement the overall image of the combined projects.   
 
All signage shall comply with the Sign Program shown in Figure 5-6: Del Rio Road Commercial 
Area Specific Plan Signage Program. The following additional signage standards shall also apply 
within the Specific Plan area:  
1) Monument signs should be incorporated into landscaped areas to minimize visual mass. 
2) All ground-mounted signs shall be set back from the ultimate curb face and positioned so 

as not to create a hazard for either pedestrian or vehicular traffic.   
3) All signs and their supporting structures shall be constructed of metal, wood or comparable 

weatherproof material and shall be enclosed as to provide against their infestation by birds 
and vermin.  

4) Each tenant shall be responsible for providing their own building signs.  Each tenant is 
responsible for obtaining all required sign and building permits from the City.  Each tenant 
shall be responsible for all fees required. 

5) Tenant wall signs shall be designed with individual lettering and custom graphics. Use of 
external illumination, neon and other features are encouraged.  Signs shall complement 
architectural themes. No internally illuminated cabinets shall be allowed unless an integral 
part of a small custom sign feature. Logos and corporate slogans need not consist of 
individual letters but should be compatible with the Sign Program and design theme.    

6) Any requested deviation from the approved sign program shall require the approval of the 
Community Development Director or designee and may require the review of an 
Administrative Use Permit. Tenants shall be responsible for compliance with this program 
and all City codes and requirements. Additional signage may be requested by the 
Commercial Outparcels and future residential uses at the time specific development projects 
are proposed.   

7) Additional sign area allowance or unique signage elements not otherwise permitted by the 
approved Sign Programs or by the City’s Sign Ordinance, may be processed as an 
Administrative Use Permit. 
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5.1.6 FENCING & SCREENING 
Fencing and screening should be designed to highlight positive visual features and to screen 
negative ones.  The following design guidelines are applicable within the Del Rio Road 
Commercial Area Specific Plan area: 

1) Fencing and screening should be used to a minimum within the Specific Plan area.  
2) Walls and fences may be used to retain earth or screen loading and storage areas, refuse 

receptacles, and utility structures. 
3) Walls should be designed to be low and to perform their screening function.  
4) Walls and fences should be designed to complement the architectural design, color and 

materials of adjacent buildings. 
5) Landscaping should be used in combination with walls when possible. 
6) A decorative three-rail fence shall be provided along the southwest side of Rio Rita Road 

to protect against accidental pedestrian access to the top of the slope at the eastern edge 
of the South-East project site.  

 
 
5.1.7 ON-SITE CIRCULATION 
The on-site circulation standards within the Del Rio Road Commercial Area Specific Plan will 
ensure the efficient and safe passage of vehicles and pedestrians to and from the various 
commercial uses within the Specific Plan area.  The following design guidelines are applicable 
within the Del Rio Road Commercial Area Specific Plan area: 

1) On-site circulation should be designed for efficient vehicular and pedestrian movement.  
2) The circulation system shall include adequate directional signs for entrances, exits, 

parking areas, loading areas, and other uses. 
3) On-site driveways and parking areas shall be designed to provide common access 

between the Specific Plan area and adjacent properties. 
4) Sight lines required for safe automobile movement shall be kept clear.  Screens and 

structures shall not block such sight lines, both for entering and leaving the individual 
developments, and the project site. 

5) The design and location of vehicular entries (curb cuts) for individual development sites 
shall provide the driver ample time to perceive them when approaching the site.  
Intersections and driveway approaches should be kept clear of obstructions such as traffic 
signal standards and landscaping. 

6) Individual buildings and parcels need not have direct access to a public street; however, 
reciprocal access agreements shall be recorded to ensure that adequate ingress and 
egress is available to each lot and building within the Specific Plan area and that the 
entirety of the center functions as one development regardless of underlying lot lines and 
ownership. 

7) Adequate pedestrian amenities such as benches and shade structures (or shade trees) 
should be installed near building entrance or at the curbside/sidewalk adjacent to buildings 
within the Del Rio Road Commercial Area Specific Plan area.  

8) Designated pedestrian walkways across traffic lanes should be striped to distinguish them 
from the surrounding paved areas. 

9) On-site pedestrian walkways should provide direct, safe, and adequate movement paths 
between parking areas and building entrances. 

10) Service truck access routes should be designed to limit interaction with visitor and 
pedestrian traffic.  
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5.1.8 LOADING 
The following design guidelines are applicable within the Del Rio Road Commercial Area Specific 
Plan area: 

1) Loading areas should be designed to provide for maneuvering on site and not from or 
within a public street.  Direct loading from a public street is not permitted.  

2) Loading areas may be permitted adjacent to a public street provided they are screened 
by a combination of screen walls, ornamental landscaping, and/or portions of on-site 
buildings. 

3) Loading areas visible from a public street or parking area should be screened by solid 
wing walls (constructed of materials such as concrete, concrete block, masonry, and brick) 
and/or appropriate landscaping so that said loading area is adequately shielded from 
public view.  All such loading areas shall be maintained in a clean and orderly condition. 

4) Screen walls and wing walls should be provided adjacent to loading doors and loading 
areas visible to the public and should be of a compatible material with adjacent buildings, 
and shall be of sufficient height to provide adequate visual screening. 

 
 

5.1.9 ACCESSORY STORAGE  
The following design guidelines are applicable within the Del Rio Road Commercial Area Specific 
Plan area: 

1) Outdoor storage shall be screened from public view. 
2) Refuse storage and disposal areas, other than trash compactors, should be within trash 

enclosures with at least three sides composed of a solid wall which is not less than 6 feet 
in height.  The fourth side may consist of a solid metal gate painted to match or coordinate 
with the adjacent building (slatted chain link is not acceptable).  Cardboard bales shall be 
removed regularly. 

3) Refuse containers shall be provided in sufficient number, and should be placed in 
convenient location(s). 

4) Trash enclosures may accommodate recycling bins. 
5) Trash gates should remain closed except when in use, and remain in good working order. 
6) Trash areas should not be used for storage.  The premises should be kept in a neat and 

orderly condition at all times, and all improvements should be maintained in a condition of 
good repair and appearance. 

7) Adequate shopping cart storage should be provided as needed. 
8) No permanent storage of material is allowed on the outside of the building. 
9) Outdoor storage provisions do not apply to outdoor sales areas, sidewalk sales, enclosed 

storage, and "garden centers."  
 
 
5.2 RESIDENTIAL MULTIPLE FAMILY (RMF-24) DESIGN GUIDELINES 
The Residential Multiple Family (RMF-24) parcel within the Del Rio Road Commercial Area 
Specific Plan shall be consistent with the City of Atascadero Municipal Code and Standards in 
effect at the time the application for Vesting Tentative Parcel Map AT09-0073 was deemed 
complete on November 5, 2010 or subsequent vested entitlement should the original entitlement 
expire.  Design review for the Multifamily Outparcel use to ensure consistency with the Design 
Guidelines of the Specific Plan shall occur during the Conditional Use Permit approval process 
pursuant to Section 6.7 of the Specific Plan.      
 

1/28/25 | Item B1 | Attachment 2B



 
 

DESIGN GUIDELINES 
 

 

CITY OF ATASCADERO DEL RIO ROAD COMMERCIAL AREA SPECIFIC PLAN 
V - 15 

 

 
5.35.2 RESIDENTIAL SINGLE FAMILY (RSF-X) DESIGN GUIDELINES 
The Residential Single Family (RSF-X) remainder parcel within the Del Rio Road Commercial 
Area Specific Plan shall be consistent with the City of Atascadero’s Municipal Code and 
Standards. Design review for the Single Family Outparcel use to ensure consistency with the 
Design Guidelines of the Specific Plan shall occur during the Subdivision Tract Map Approval 
process pursuant to Section 6.7 of the Specific Plan.  Refer to the City of Atascadero Municipal 
Code for further design guidelines.  
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IMPLEMENTATION AND ADMINISTRATION  
The City of Atascadero adopted this Specific Plan following certification by the City of the Specific 
Plan EIR and concurrent with the issuance of certain additional development approvals described 
in Section 1.5 of this Specific Plan.  This Specific Plan serves as an implementation tool for the 
City’s General Plan, and establishes the overlay zone for the combined Project sites.  Following 
adoption of the Specific Plan and the development approvals described in Section 1.5, 
development within the Specific Plan area shall proceed pursuant to Section 6.7 of this Specific 
Plan. 
 
The Del Rio Road Commercial Area Specific Plan shall be implemented, amended, revised or 
adjusted according to the procedures identified in this section.  These procedures have been 
developed to ensure consistency with the adopted Del Rio Road Commercial Area Specific Plan, 
to encourage continuity in design and development of the community, and to promote high 
standards of site design.  These revision and amendment procedures also provide for adaptation 
to special or supplementary development standards that may be adopted from time to time to 
implement the Del Rio Road Commercial Area Specific Plan.  
 
 
6.1 INTERPRETATION 
These regulations shall be held to be minimum requirements in their application and 
interpretation.  No provision herein is intended to abrogate of interfere with any deed restriction, 
covenant, easement, or other agreement between parties.   
 
Interpretations of the provisions of this Specific Plan are subject to subsections (a) through (c) of 
Section 9-1.109 of the Atascadero Municipal Code, except that interpretation of allowable uses 
not specifically listed in the Atascadero Municipal Code for the CR (Commercial Retail) zoning 
district or Chapter 4 of this Specific Plan are subject to a substantial conformance determination 
pursuant to Section 6.10 of this Specific Plan.   
 
 
6.2 DEFINITION OF TERMS 
The meaning and construction of words, phrases, titles and terms shall be the same as provided 
in Atascadero Municipal Code and Atascadero General Plan, unless otherwise specifically 
provided in the Specific Plan. 
 
 
6.3 ENFORCEMENT 
The Del Rio Road Commercial Area Specific Plan is enforceable through the measures and 
regulations detailed in Title 9 of the City of Atascadero Municipal Code.   
 
The standards contained in the Specific Plan have been adopted by ordinance and are 
enforceable to the same extent as standards contained in the Zoning Regulation and other City 
Codes. 
 
 
6.4 SEVERABILITY 
If any term, provision, condition, requirement, or portion thereof of this Specific Plan is for any 
reason held invalid, unenforceable, or unconstitutional, the remainder of this Specific Plan or the 
application of such term, provision, condition, requirement, or portion thereof to circumstances 
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other than those in which it is held to be invalid, unenforceable, or unconstitutional, shall not be 
affected thereby; and each other term, provision, condition, requirement, or portion thereof shall 
be held valid and enforceable to the fullest extent permitted by law.    
 
 
6.5 IMPLEMENTATION OF DEVELOPMENT STANDARDS  
Adoption of the Specific Plan by the City, includes adoption of the development standards and 
policies described in Chapter 4: Development Standards.  Development standards and policies 
contained in this document shall supplement or replace those of the City of Atascadero Municipal 
Code as they might otherwise apply to lands within the Del Rio Road Commercial Area Specific 
Plan area.  For projects within the Specific Plan area, development standards and policies in the 
Del Rio Road Commercial Area Specific Plan shall take precedence over more general standards 
and policies applied through the rest of the City.  To the extent the provisions of the Specific Plan 
and the Atascadero Municipal Code are in conflict, the provisions of the Specific Plan shall prevail. 
In situations where development standards or policies relating to a particular subject have not 
been provided in the Specific Plan, the existing development standards and policies of the City’s 
General Plan and Zoning Ordinance shall continue to apply. 
 
 
6.6 IMPLEMENTATION OF DESIGN GUIDELINES 
Adoption of the Specific Plan by the City includes adoption of the Design Guidelines contained in 
Chapter 5: Design Guidelines, of the Specific Plan. The Design Guidelines are intended to be 
flexible in nature while establishing basic evaluation criteria for the review by the City of 
development projects as described in Section 6.7: Application Processing.  Design guidelines 
contained in this document shall supplement or replace those of the City of Atascadero Municipal 
Code and/or the Appearance Review Manual as they might otherwise apply to lands within the 
Del Rio Road Commercial Area Specific Plan area.  For projects within the Specific Plan area, 
design guidelines in the Del Rio Road Commercial Area Specific Plan shall take precedence over 
more general design guidelines applied through the rest of the City.  To the extent the provisions 
of the Specific Plan and the Atascadero Municipal Code are in conflict, the provisions of the 
Specific Plan shall prevail. In situations where design guidelines relating to a particular subject 
have not been provided in the Specific Plan, the existing design guidelines of the City’s General 
Plan and Zoning Ordinance shall continue to apply. 
 
 
6.7 APPLICATION PROCESSING 
Development of the South-East project parcels and the North End Project parcels shall require 
approval of a Master Plan of Development, including the two Commercial Outparcels, Multiple 
Family Outparcel, and Single Family Outparcel in accordance with the following processes: 
 

 
 Master Plan of Development Approval.  A Master Plan of Development in the form of a 

Conditional use Permit shall be required for both the commercial and residential portions 
of the development subject to final action by the City Council. A Master Plan of 
Development can include conceptual approval of the two commercial outparcels on the 
South-East project site. Should approval be conceptual, a plot plan review shall be 
required for these sites as described below.  
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 Plot Plan Review.  The two Commercial Outparcel uses shall obtain Plot Plan review 
approval pursuant to Atascadero Municipal Code Section 9-2.108 unless detailed 
approval is included in the Master Plan of development. In this case, the two Commercial 
Outparcel uses shall not require Precise Plan and Conditional Use approvals as described 
in Atascadero Municipal Code Sections 9-2.109 through 9-2.110 unless specific requested 
uses trigger that process.  

 
 Tentative Map Approval. The Single Family Outparcel and any other land or airspace 

subdivisions shall obtain a tentative tract or parcel map approval pursuant to Atascadero 
Municipal Code Title 11.  

 
 Administrative Use Permit. Request for additional sign area allowances or unique 

signage elements not otherwise permitted by the approved Sign Programs or by the City’s 
Sign Ordinance, may be processed as an Administrative Use Permit. 
 

 Master Plan of Development Amendments. Modifications to any approved Master Plan 
of Development for any project site shall be processed as a Use Permit amendment 
subject to final action by the City Council. Minor changes may be permitted without Use 
Permit amendment if a finding of substantial conformance can be made by the Planning 
Director in accordance with Section 6.10.  

 
Any development proposed within the Specific Plan area that is not in substantial conformance 
with this Specific Plan, shall proceed pursuant to approval by the City of applications as 
determined by the Community Development Director to be necessary at the time of project 
application submittal. 
 
 
6.8 FINANCING & PHASING OF DEVELOPMENT 
The South-East and North End Projects are self-supporting commercial projects with individual 
owners/developers responsible for onsite and offsite improvements necessary to support 
development of the project.   
 
Phasing of development ultimately will be determined solely by the project developers and 
approved by the City as part of the Master Plan of Development based on market conditions and 
other factors, and shall comply with any applicable conditions., based on market conditions and 
other factors.  Required infrastructure and community facilities shall be installed and public 
services shall be available to serve each phase of development as it occurs.  Based on current 
market information, development within the Specific Plan area is generally anticipated to occur 
as follows. 
 
 
6.8.1 SOUTH-EAST PROJECT PHASING 
Phase 1: 

 Rough grading of the commercial parcels, and preparation of the Major Tenant building 
pad.  Export excess cut material to a suitable receiver site. 

 Precise grading of the Major Tenant parcel, the proposed new public road, and driveways 
onto Del Rio Road and El Camino Real. 

 Detention basin/drainage improvements (onsite and offsite). 
 Provision of undergrounded utilities including stubs to Commercial Outparcels 2 and 3.  
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 Construction of the Major Tenant building required parking area, and driveways.   
 Install landscaping on Major Tenant parcel. 
 Construction of offsite improvements (as detailed in Chapter 3: Land Use Concept) in Del 

Rio Road and El Camino Real, the new public road, and intersection improvements 
required for operation of the Major Tenant and Outparcels 2 and 3. 

 Sewer and water line connection to existing offsite utility linesSite Demolition  
 
Phase 2: 

 Construction of Commercial Outparcels 2 and 3 may, but need not, occur concurrently 
with the construction of the Major Tenant parcelRough grading and installation of utilities.  

 Precise Grading and pad preparation for Commercial Outparcel buildings (Parcel 2 and/or 
3) 

 Construction of Commercial Outparcel buildings (Parcels 2 and/or 3) 
 Wet and dry utility connection to stubs provided in Phase 1 (Parcel 2 and/or 3) 
 Landscape parking areas and corners in Parcel 2 and/or 3 
 Completion of the new public road, frontage improvements,  and frontage landscaping 
 Project site edge landscaping, fencing, and buffering 
 

Note: Multiple Family Outparcel development is not included and any project phasing will be 
permitted separately pursuant to Section 6.7 of this Specific Plan.  
 
 
6.8.2 NORTH END PROJECT PHASING 
Phase 1:  

 Site Demolition 
 
Phase 2:  

 Complete public improvements and frontage improvements 
 Construction of on-site infrastructure and drainage improvements 
 On-site grading, parking, landscape improvements, and finished construction pads 
 

Phase 3: 
 Individual commercial buildings (as tenants are secured) 
 

Note: Single Family Outparcel development is not included and any project phasing will be 
permitted separately pursuant to Section 6.7 of this Specific Plan.  
 
 
6.9 MAINTENANCE 
Public and private improvements constructed as part of development of the Specific Plan area 
shall be maintained through a combination of public and private entities as described below.   
 
 
6.9.1 CITY MAINTENANCE RESPONSIBILITY 
Public facilities are planned for public maintenance by the City or the appropriate utility service 
provider and include, but are not limited to, the following:   

 All accepted public streets within the Specific Plan area, excluding residential 
subdivisions. 
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 Public traffic signals and traffic control signs within the public right-of-way within the 
Specific Plan area. 

 Public improvements constructed in the public right-of-way inside of and outside of the 
Specific Plan area.  

 All sewer mains, excluding lateral connections.  
 The existing and expanded public storm drain systems in the public right-of-way or 

dedicated easements.  
 
 

6.9.2 OTHER AGENCY MAINTENANCE RESPONSIBILITY 
The following facilities will be maintained by other agencies: 

 Atascadero Mutual Water Company: public on-site and offsite water facilities within the 
Specific Plan area. 

 PG&E: Accepted street lighting within public rights-of-way in the Specific Plan area.  
 Caltrans: Public improvements within the Caltrans right-of-way. 
 All private electrical, natural gas, telephone, cable TV, and other non-City utilities. 

 
 
6.9.3 PRIVATE MAINTENANCE 
Private and public improvements to be maintained by the developers include, but are not limited 
to, the following: 

 Streets, drives, lanes and pedestrian paths on private property within the Specific Plan 
area. 

 Public streets within any residential subdivisions 
 Traffic control signs and pavement markings on private property within the Specific Plan 

area. 
 Landscaping and lighting on private property within the Specific Plan area. 
 Property line walls, fences, retaining walls, refuse storage areas, signs, slopes, and 

parking lots. 
 Open space areas on private property within the Specific Plan area including detention 

facilities, bio-swales, and other low-impact-development features. 
 Newly constructed drainage facilities on private property within the Specific Plan area. 
 Landscaped frontages within the right-of-way of all public streets. 
 Street lighting within public rights of way in the Specific Plan area shall be maintained by 

the developer unless otherwise maintained by PG&E. 
 Landscaping within any center medians of all public streets fronting the Specific Plan area. 

 
6.10 SUBSTANTIAL CONFORMANCE 
During review of construction plans and building permit applications, the Community Development 
Director or designee shall have the limited ability to interpret the Specific Plan and determine that 
the proposed development is in substantial conformance with the Del Rio Road Commercial Area 
Specific Plan.  The use of substantial conformance is intended to ensure orderly development, 
quality aesthetic design, and safe and harmonious placement of uses within the Specific Plan 
area.  Determinations of substantial conformance shall be made administratively by the 
Community Development Director or designee without the need for a public hearing. In some 
cases, the determination may be forwarded to the Design Review Committee. A substantial 
conformance determination made pursuant to this Section 6.10 shall be considered a ministerial 
decision that is not subject to CEQA. 
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A project proposal for development within the Specific Plan area shall be considered to be in 
substantial conformance with the Specific Plan, not requiring a Specific Plan amendment, in the 
event that any of the following occurs:   

 The addition of a land use not listed in Chapter 4:  Development Standards, of this Specific 
Plan, provided that the proposed use is determined to be equivalent in its nature and 
intensity to a use listed in Chapter 4 of this Specific Plan. 

 A change in utility or public service provider to the Specific Plan area. 
 Minor changes or adjustments to lot lines or the alignment of access roads, community 

facility plans, or public infrastructure facility plans such as drainage, sewer, water and 
other utilities. 

 Minor deviations from the Land Use Plan and related policies, as contained in Chapter 3: 
Land Use Plan, of the Specific Plan. 

 The merger of the two Commercial Outparcels into a single Commercial Outparcel to be 
developed with a retail, restaurant or office use provided the development does not exceed 
the combined maximum floor area permitted for the two Commercial Outparcels of 10,000 
square feet. A voluntary merger application shall be required in order to complete any lot 
merger. 

 Minor deviations from the sign program that are consistent with the conceptual design set 
forth in Chapter 5: Design Guidelines, of the Specific Plan. 

 Minor changes to landscape materials and streetscape design which are consistent with 
the conceptual design set forth in Chapter 5: Design Guidelines, of the Specific Plan. 

 Minor deviations from the design guidelines which are consistent with the conceptual 
design set forth in Chapter 5: Design Guidelines, of the Specific Plan. 

 A reduction in the minimum required parking spaces, provided that a parking study 
demonstrates the proposed reduction in parking spaces is justified based on the mix of 
uses within the Specific Plan area and the use of shared parking between those uses. 

 Other modifications of a similar nature to those listed above which are deemed minor by 
the Community Development Director or designee, that are in keeping with the purpose 
and intent of the approved Specific Plan. 

 
 
6.10.1 PROCEDURE 
 
A. APPLICATION 
Applications for the determination of substantial conformance shall be made on forms provided 
by the Community Development Director or designee and shall be accompanied by a filing fee 
and a Plot Plan, as described in Section 9-2.108 of the Atascadero Municipal Code.  Applications 
shall be made by the owner of the property for which the approval is sought, or an authorized 
agent. 
 
B. HEARING 
No public hearing shall be required for a determination of substantial conformance unless the 
Community Development Director refers the item to the Design Review Committee. 
 
C. ACTION BY REVIEWING AUTHORITY 
The reviewing authority for a determination of substantial conformance shall be the Community 
Development Director or designee.  The Community Development Director or designee shall 
determine by providing written notice to the applicant that the proposed addition of a land use or 
other revision requested pursuant to this Section 6.10 is in substantial conformance with the Del 
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Rio Road Commercial Area Specific Plan if it complies with all applicable provisions of Atascadero 
Municipal Code Title 9 and is consistent with the purpose and intent of this Specific Plan.  The 
action of the Community Development Director or designee shall be final with no appeal. 
 
 
6.11 SPECIFIC PLAN AMENDMENTS 
Amendments to the Del Rio Road Commercial Area Specific Plan shall be required for revisions 
that are beyond the scope of substantial conformance determinations.  Specific Plan 
Amendments shall be processed pursuant to the provisions of the California Government Code 
Section 65453(a).  
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RESOLUTION B 

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 

ATASCADERO, CALIFORNIA, APPROVING A CONDITIONAL USE 

PERMIT TO ESTABLISH A MASTER PLAN OF DEVELOPMENT 

INCLUDING APPROVAL OF AN RV RESORT, MIXED-USE 

COMMERCIAL BUILDING, INDOOR AND OUTDOOR RECREATION 

CENTER, HOTEL WITH KITCHEN FACILITIES IN ALL UNITS, AND A 

HEIGHT EXCEPTION FOR DEL RIO RANCH 

 

Del Rio Road Commercial Area Specific Plan 

Del Rio Ranch 

(DEV24-0044) 

 
WHEREAS, an application has been received from Cal Coastal Communities, Inc (6900 

El Camino Real, Atascadero, CA 93454), Applicant and Owner, to consider a Conditional Use 

Permit, and a Master Plan of Development including approval of three conditionally allowed uses 

and outdoor amplified sound, and a height exception on the South-East Project Site Del Rio Road 

Commercial Area Specific Plan (hereinafter, the “Project”); and, 

 

WHEREAS, the site’s current General Plan Land Use Designation is High Density 

Residential (HDR) and General Commercial (GC); and 

 

WHEREAS, the site is listed on Vacant Site Inventory of the General Plan Housing 

Element and contributes to the City’s compliance with its Regional Housing Needs Allocation; 

and 

WHEREAS, the site is located within the Specific Plan #2 (SP2) Overlay; and 

 

WHEREAS, an application for a General Plan Amendment, Zone Change, and Specific 

Plan Amendment has been submitted for concurrent consideration that will: 1) change in the 

General Plan land use designation of the site to be entirely designated GC; 2) rezone the entirety 

of the property to Commercial Retail (CR); and 3) modify the Del Rio Commercial Area Specific 

Plan (DRCASP) to allow the Project and Design; and 

 

WHEREAS, the City Council adopted the Del Rio Road Commercial Area Specific Plan 

and associated entitlements on July 10, 2012; and 

 

 WHEREAS, The Del Rio Road Commercial Area Specific Plan envisions a larger scale 

development at this key commercial node in accordance with underlying zoning requirements and 

standards adopted in the Specific Plan.  
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WHEREAS, the Del Rio Road Commercial Area Specific Plan (DRRCASP: SP#2) 

requires the adoption of a Master Plan of Development, approved in the form of a Conditional Use 

Permit prior to any development of the site; and 

WHEREAS, an RV resort and Indoor and Outdoor Recreation Centers are conditionally 

allowed uses in the CR(SP2) zoning district; and 

 

WHEREAS, the Project requires a height modification to allow proposed Buildings 1 and 

2 at their proposed 52’ height; and 

 

WHEREAS, the Project requires a modification to allow full kitchens in all the units of 

the proposed eighteen (18) unit hotel; and 

 

WHEREAS, outdoor amplified sound is proposed for the amphitheater use and plaza areas 

and requires approval through a public hearing process; 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 conditional 

use permit 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 use permit; and  

 

WHEREAS, the project was reviewed by the Planning Commission at their regularly 

scheduled meeting on December 17, 2024 and the Planning Commission recommended approval 

of the Project after receiving the staff report and hearing testimony from the public; and 

NOW, THEREFORE, BE IT RESOLVED, the City Council of the City of Atascadero 

takes the following actions: 

 

SECTION 1.  Recitals: The above recitals are true and correct. 

 

SECTION 2.  Public Hearing.  The City Council of the City of Atascadero held a duly noticed 

Public Hearing on January 28, 2025 to consider the Project with testimony and reports from staff, 

the applicants, and the public. 

 

SECTION 3.  Facts and Findings.  The City Council makes the following findings, determinations 

and approvals with respect to the project approvals: 

A. Findings for Approval of a Conditional Use Permit 

 

1. FINDING: The proposed project or use is consistent with the General Plan. 
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FACT: The Project is consistent with General Plan Land Use Circulation policies. The 

project site provides for master planned commercial, entertainment, and tourist serving 

uses on a 26-acre site. Conditionally allowed uses are integrated in the site design. 

 

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

(Zoning Ordinance) including provisions of the Del Rio Road Commercial Area 

Specific Plan. 

FACT: The Project shall be consistent with all applicable zoning regulations, as 

amended. The associated amendments and adopted conditions will facilitate the 

development of the site in a manner that provides compatibility with the neighboring 

properties and achieves the City’s economic development and community goals.    

 

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. 

FACT: The proposed project will not be detrimental to the health, safety, or welfare of 

the general public or persons residing in the neighborhood. The uses are consistent with 

the underlying zoning district and with the Del Rio Road Commercial Area Specific 

Plan, as amended. The Specific Plan standards, mitigation measures, underlying zoning 

development standards, and project conditions will ensure that pedestrian and vehicular 

access conditions are designed in a manner which does not create ongoing safety 

concerns. 

 

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

the immediate neighborhood or contrary to its orderly development. 

FACT: The proposed project will be sufficiently set back and/or screened with a 

transition from surrounding existing residential uses to the commercial portion of the 

site. The site is located at a key commercial node and development with the uses as 

proposed is anticipated within the Commercial Retail zoning designation. The project 

is consistent with surrounding residential and commercial 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:  The Project will not generate significant and unavoidable impacts to traffic. A 

Traffic Generation Comparison analysis has been provided showing that project will 

generate less trips that previously approved projects envisioned for this area. The 

project will contribute City TIF fees toward the US 101 interchanges and will construct 

or pay fair share fees toward improvements identified in the Del Rio Road Commercial 

Area Specific Plan and associated EIR. All internal and abutting public roads have been 

or will be designed to City standard. 
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6. FINDING: The proposed project is in compliance with any pertinent City policy or 

criteria adopted by ordinance or resolution of the City Council. 

FACT: The Project complies with all applicable City policies. Notably, the proposed 

project was reviewed by the Design Review Committee and the design was endorsed 

subject to minor changes which are incorporated into the Conditions of Approval.  

 

7. FINDING: The Master Plan 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 utilized natural site topography to create a viable tourist 

and local serving destination. Site topography also assists in buffering commercial 

activities from surrounding residential uses while maintaining a higher intensity 

commercial development as anticipated in the Commercial Retail zoning district.  

 

B. Findings for Approval of a Height Exception 

 

8. FINDING: The project will not result in substantial detrimental effects on the 

enjoyment and use of adjoining properties and that the modified height will not exceed 

the lifesaving equipment capabilities of the Fire Department. 

FACT: The height modification is requested for the two commercial buildings adjacent 

to the El Camino Real-Del Rio Road intersection proposed at 52’ in height. The 

locations of these structures at a significant distance from adjoining residential 

development and the City’s desire for prominent development facing the intersection 

justify the height modification. The modified height will not exceed the lifesaving 

equipment capabilities of the Fire Department and is intended to enhance the 

appearance of the project. 

 

C. Findings for Approval of Hotel Kitchens 

 

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

Municipal Code and provides amenities consistent with a tourist serving use. 

FACT: The Project is consistent with all development standards of the Atascadero 

Municipal code. Hotels are an allowed use with the CR zone. A modification is 

included with the approval to allow Buildings 1 and Buildings 2 to exceed the 35’ 

height limit of the CR zone.  

 

10. FINDING: The project is located in an area that supports tourist serving activities. 

FACT: The Project is located in the DRCASP which strongly encourages commercial 

development, including lodging uses with visitor serving activities.  

 

SECTION 4.  CEQA.  An Addendum to the previously certified DRCASP FEIR been prepared 

for the Project pursuant to 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.) Sections 15162 and 15164 and is incorporated herein by reference. 
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SECTION 5. Approval. The City Council of the City of Atascadero, in a regular session 

assembled on January 28, 2025, resolved to approve the Project consistent with the following: 

 

EXHIBIT A: Conditions of Approval 

EXHIBIT B:  Project Plans 

 
  

 PASSED AND ADOPTED at a regular meeting of the City Council on the 28th day of 

January 2025.  

 

On motion by Council Member ____________ and seconded by Council Member 

________, the foregoing Resolution is hereby adopted in its entirety on the following roll call vote: 

 

AYES:   

NOES:   

ABSENT:  

ABSTAIN:  

       CITY OF ATASCADERO 

 

            

      Charles Bourbeau, Mayor 

 

ATTEST: 

 

       

Lara K. Christensen, City Clerk 
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Conditions of Approval 

DEV24-044, DEL RIO RANCH 

APNs 049-112-002,  049-112-018, 049-112-019, 049-112-022, 

049-112-036, 049-112-040, 049-151-005, 049-151-036, 049-

151-037, 049-151-040, and 049-151-041 

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 DIVISION  

1. This approval is for a Master Plan of Development for of a multi-use project 
site commercial, tourist, and RV resort development on the vacant 
approximately 26-acre South-East Project Site of the Del Rio Road Specific 
Plan area. The approval includes a hotel with kitchen facilities in all rooms 
and a height exception.   

The above entitlements are for South-East project site of the Del Rio 
Commercial Area Specific Plan (DRCASP) located at 4999, 5505, 5701, 5703, 
& 5705 Del Rio Road and, 2005, 2055, 2115, 2205, 2325, 2375, & 2405 El 
Camino Real (APNs 049-112-002, 049-112-018, 049-112-019, 049-112-022, 
049-112-036, 049-112-040, 049-151-005, 049-151-036, 049-151-037, 049-
151-040, and 049-151-041).    

The approval of these entitlements project runs with the land, regardless 
of the owner. Final project design must be in substantial conformance with 
provided Exhibit(s) adopted with this Resolution, and all related conditions 
of approval. 

Ongoing PS 

2. All conditions and mitigation measures associated with the DRCASP and 
Mitigation Monitoring Program are included herein by reference and must 
be implemented in accordance with those documents unless specifically 
modified by these conditions. 

Ongoing PS 

3. The approval of these entitlements shall become final and effective for the 
purposes of issuing building permits fourteen (14) days after the Planning 
Commission hearing unless an appeal is made in accordance with the 
Atascadero Municipal Code. 

Ongoing PS 

4. Should the described conditional uses be abandoned or extinguished, the 
property may be used and / or developed with any use allowed by the 
underlying zoning district and consistent with the provisions of the Del Rio 
Road Commercial Area Specific Plan, subject to review and approval by the 
Community Development Director. However, changes to the design of the 
site, changes to building designs, or changes to circulation shall be subject 
to an amendment of the Master Plan of Development. 

Ongoing PS 

5. 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 

6. The Community Development Department and/or City Engineer shall have 
the authority to approve the following minor changes to the project that 

BP PS, CE 
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DEV24-044, DEL RIO RANCH 

APNs 049-112-002,  049-112-018, 049-112-019, 049-112-022, 

049-112-036, 049-112-040, 049-151-005, 049-151-036, 049-

151-037, 049-151-040, and 049-151-041 

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 

(1) modify the site plan project by less than 10%, and/or (2) result in a 
superior site design or appearance. 

7. 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 the project has received a time extension 
consistent with the Atascadero Municipal Code. 

BP PS 

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, 
concerning this conditional use permit. 

Ongoing PS 

9. If the project is phased to allow operation of the RV Resort uses in 
advance of other site uses being constructed, then construction shall 
comply with the following timing: 

1. All frontage improvements, including required 
construction road extensions/realignments, curb, gutter, 
and sidewalks, shall be installed in advance of any of the 
uses commencing operation.  

2. Landscape improvements approved abutting the Project 
Site Boundaries shall be installed in advance of any of the 
uses commencing operation. 

3. The clubhouse and a minimum of one pool shall be 
constructed and receive occupancy prior to or concurrently 
with any of the RV Parking/Lodging Area.   

4. A minimum of 1 parking space shall be provided per RV or 
glamping site permitted, inclusive of ADA compliant 
spaces. 

5. The commercial buildings (buildings 1 and 2) and their 
associated parking and plaza areas shall receive final 
occupancy prior to or concurrently with the event stage. 
 

BP PS 

10. The final design of the glamping units shall require approval by the 
Community Development Director. A detailed landscape and site 
amenity plan showing pathway details and lighting shall be submitted 
as part of this application.  
 

BP PS 

11. All maintenance costs listed below shall be 100% funded by the project 
in perpetuity.  The service and maintenance cost shall be funded 
through a mechanism established by the developer subject to City 
approval.  If a subdivision is filed, then the funding mechanism must be 
in place prior to, or concurrently with acceptance of any final maps.  An 
Association 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, and the coordination 
and performance of maintenance activities, shall be the responsibility of 
the Association. 

BP PS, CE 
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a. All streets, bridges, sidewalks, streetlights, street signs, roads, 
emergency access roads, emergency access gates, and sewer 
mains within the project with the exception of the street and 
sewer main improvements associated with the new public 
collector road off El Camino Real, which will be accepted into 
the public street and sewer systems by the City once the 
improvements are complete and extended beyond the 
project boundary for use by adjoining properties for future 
multi-family development.  

b. All parks, trails, recreational facilities and like facilities. 
c. All open space and native tree preservation areas. 
d. All drainage facilities and detention basins. 
e. All creeks, flood plains, floodways, wetlands, and riparian 

habitat areas. 
f. All common landscaping areas, street trees, medians, 

parkway planters, manufactured slopes outside private 
yards, and other similar facilities. 

g. All frontage landscaping and sidewalks along public 
streets including the Obispo Road extension.  

h. All medians and median landscaping in El Camino Real and 
Del Rio Road fronting the project site, including the new 
public collector road. 

 

12. Hours of Operation shall be limited as follows: 
1. Event area use and amplified noise shall cease by 10pm.  
2. Quiet hours for the RV park and glamping sites shall be 

10pm to 7am.  
 
Amplified sound and/or extended hours for events may be allowed 
through approval of an AUP. 

Ongoing PS 

13. A landscape and irrigation plan compliant with the State Model Water 
Efficient Ordinance shall be approved prior to building permit issuance. 
The landscape plan shall in substantial conformance with the approved 
landscape concept be submitted and include the following:  
 

1. All plants shall be of species shown to survive in Sunset 
Climate Zone 7 or equivalent.  

2. No Palm Trees shall be planted along the Del Rio Road or 
El Camino Real project frontages, except as entry features 
at Project entries. 

3. Setback areas adjacent to the southern and eastern 
project shall be landscaped with native trees and drought 
tolerant shrubs sufficient to screen the adjacent onsite 
uses. 

4. Consistent with the Specific Plan, a fence or wall shall be 
provided along the eastern property line. This fence or wall 
shall be designed to be no greater than 4.5-feet. The fence 
or wall shall be designed to provide screening of the RV 
area from Rio Rita Road, as needed.  Landscape trees and 

BP, FI PS 
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columnar plans shall be installed east of the fence to 
soften the view of the fence from Rio Rita Road. 

5. A fencing plan shall be included with all permit submittals. 
Fencing shall be limited to safety fencing as deemed 
necessary by the Community Development Director 
and/or the City Engineer or as required for outdoor 
restaurant areas. If fencing is required around any basin, 
fencing shall be transparent and split rail or similar. 
Landscaping shall be provided on either side of the fence 
for screening. No chain-link fencing shall be permitted. 
Solid fencing may be used to screen mechanical 
equipment or provide small privacy areas where 
appropriate (RV, glamping, conference).  
Should a fenced dog area be included in the RV resort area, 
fencing shall be split rail with no climb wire or a similar 
rural style. 

6. All retaining walls shall be screened with adequate 
landscape materials. Decorative non-solid fencing shall be 
provided at the top of walls where required for safety. 

7. Street Trees consistent with City Landscaping Standards 
for accent or medium sized trees along the El Camino Real, 
Del Rio Road, and the new public road frontages.   
 

All landscaping shall be installed consistent with the approved 
landscaped plans. prior to final building inspection. The applicant shall 
maintain the approved landscaping for the life of the project. 
Compliance shall be monitored and enforced during subsequent 
permitting for the facility.  
 

14. Trees shall be maintained by the property owner in a manner which allows 
the tree to grow to its natural canopy height and width.  

1. Low lying branches shall be removed consistent with fire 
department standards for clear access.  

2. Parking lot shade trees, both those in planter fingers/islands 
and along the perimeter of parking areas, shall be maintained 
in a manner which allows the tree to achieve a minimum of 
10% coverage of the parking lot. 

3. Irrigation shall be monitored and maintained and deep root 
watering methods shall be utilized. 

4. No tree trimming of the top of the main tree trunk, nor 
treatment of trees with chemical growth inhibitors shall be 
allowed. 
 

Ongoing PS 

15. The proposed plan anticipates the removal of 84 native trees and the 
preservation of 40 native trees. A tree protection plan and arborist report 
shall be submitted as part of each building permit package. The plan 
shall identify the size and species of all trees, all trees proposed for 
removal, the location of any required tree protection fencing, and 
construction related mitigation measures dictated by the project 

BP PS 
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arborist and/or City Native Tree Guidelines. All tree removals shall be 
mitigated consistent with the requirements of the Atascadero Municipal 
Code. Any required mitigation fees shall be paid prior to permit 
issuance.  
 

16. The existing maintenance Community Facilities District established for 
maintenance of the frontage improvements and landscaping, including 
median landscaping, shall be amended to reflect the revised right-of-way 
improvements or shall be extinguished and improvements shall be 
maintained by the commercial development owner(s) in perpetuity. Should 
the maintenance CFD be extinguished and a map be recorded that allows 
for multiple parcels, a maintenance agreement that defines responsibilities 
of property owners shall be required to record prior to, or concurrently 
with, final map recordation. 
 

BP PS 

17. All exterior lighting shall comply with City codes. Decorative low-wattage 
and low color temperature lighting, including festoon lighting, shall be 
permitted within the commercial, RV, and glamping areas of the project. 
Lighting along El Camino Real, Del Rio, and the new public street shall be 
provided outside the right-of-way and shall be maintained by the property 
owner, subject to the approval of the City Engineer and Community 
Development Director.  

A photometric plan which details the style, location, and height of the 
exterior lighting fixtures shall be submitted with the building plans and shall 
be subject to approval by the Community Development Director or his 
designee.  

BP PS 

18. All retaining walls shall be consistent with the Project’s architectural 
style, including similar colors and/or materials.  

 

BP PS 

19. Bicycle storage and motorcycle parking shall be provided at a ratio of no 
less than 1 bicycle space for each 20 vehicular spaces at locations 
accessible by pedestrian paths. The bike racks shall be installed prior to 
final certificate of occupancy their associated use.  
 

BP PS 

20. The site shall be maintained in 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 / resort 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 

21. A signage plan shall be submitted for each phase of site development. 
Signage details shall include wayfinding signage, tenant signage, overall 
development identification signage, and directional vehicular signage. 
Wayfinding signage shall be consistent throughout the development, 

Ongoing PS 
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utilizing compatible colors and materials. All signage shall be consistent 
with eh Specific Plan unless exceptions are approved through an AUP. 
 

22. The commercial and event areas, including flexible parking lot event areas, 
shall be designed to allow access to vendor and food trucks. Electrical 
infrastructure shall be provided throughout to accommodate these and 
similar external uses. 
 

Ongoing PS 

23. Trash enclosures shall be incorporated into buildings or parking areas. All 
trash enclosures shall be serviced by the City’s waste management 
company unless an exception is granted by the City in coordination with the 
City’s waste service provider. All enclosures shall be architecturally 
compatible with the buildings and shall be designed to accommodate 
adequate trash and recycling bins for the intend users. 
 

BP PS 

24. 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 shall be incorporated into the adjacent 
commercial buildings. If building integration is infeasible, all equipment 
shall be placed in a landscape planter and shall be fully screened by 
appropriately sized landscape species.  
 

BP PS, BS 

25. All 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. 
 

BP PS 

26. The pedestrian pathways shall be fully integrated at each phase of 
development and shall provide a link to all distinct use areas. Access 
easements shall be recorded over any pathways that cross property 
lines. This can be recorded on the face of a map or by separate 
instrument. 
 

BP PS 

27. All lodging uses on the site, other than the approved caretaker unit shall 
be designed and limited to stays of less than 30-days and will be subject 
to the City’s Transient Occupancy Tax. Lodging uses include but are not 
limited to the hotel units, RV resort, glamping uses, cabins, or other sites 
and structures designed for temporary lodging.  A deed restriction shall 
be recorded noting the prohibition of long-term stays.  

 

BP, Ongoing PS, BS 

28. Yurts, treehouses, cabins, and similar nontraditional structures, shall be 
considered structures for the permitting purposes and in the application 
of building code requirements, including accessibility. A valid building 
permit must be obtained prior to their installation.  Glamping site 

BP PS, BS 
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clusters shall comply with State and Federal accessibility requirements 
for hotel uses. 
 

29. Should the State claim permitting jurisdiction, the City shall review and 
approve all permits prior to approval by the State. The applicant shall 
obtain all permits needed through the City for those actions that the City 
retains authority over. All development impact fees, sewer capacity fees 
and mitigation fees shall be paid to the City prior to issuance or 
occupancy, based on the City current fee policy and schedule at the time 
of application.  
 

BP PS 

30. Restroom and shower facilities shall be provided within the resort area 
to adequately serve the RV and glamping area. The showers can be 
incorporated into design of the buildings incidental to the RV and 
glamping areas (e.g., clubhouse, health spas, etc). Locations shall be 
placed in areas convenient to the glamping areas. All shower and 
restroom buildings shall be permanent structures.  
 

BP PS 

31. The on-site road fronting the entertainment center shall be designed to 
foster walkability. This should include the incorporation of bulb-outs, 
especially at designated crossing locations and narrowing of the road 
section to the greatest extent feasible to encourage reduced traffic 
speeds. 
 

BP PS 

32. Trees and/or shade elements shall be incorporated into the commercial 
plaza spaces and event lawn. All trees shall be irrigated and planted in 
minimum 5’x5’ planter areas. All trellis or shade features shall be 
architecturally compatible with the overall design concept.  
 

BP PS 

33. The commercial corner buildings (buildings 1 and 2) shall be designed to 
allow for flexibility in tenant size and shall not include structural 
demising walls to the greatest extent feasible. The building shall include 
ventilation and plumbing shafts to accommodate future installation of 
type 1 hood(s) for potential restaurant uses on the ground floor. The 
plans shall also show plumbing capable of accommodating installation 
of at least one future grease trap at each building.  
 

BP PS, BS 

34. Decorative pavers or stamped concrete shall be utilized at site entries 
from Del Rio Road and El Camino Real and throughout the driveway isle 
surrounding the 92-space parking lot within the commercial corner.  
 

BP PS, BS 

35. Any event(s) occurring and/or staging on Project parking lots, or that 
otherwise prevent the use of parking areas for vehicle parking, must 
apply for a Temporary Event Permit. A parking management plan 
identifying number of attendees (inclusive of event staff and caters), the 
parking area that is temporarily decommissioned, and measures taken 
to reduce impacts to onsite commercial use.  
 

Ongoing PS, BS 
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36. Glamping units located at the “Nests” glamping areas shall not be 
built/installed closer than 25’ to the southern boundary line.  
 

BP, FI BS, PS 

37. All RV parking stalls and Airstream parking stalls shall be designed with 
water, sewer, and electric utility hook-ups.  
 

BP PS 

38. Pedestrian-scale frontage lighting shall be installed against the site wall 
or in the landscaping behind the sidewalk along El Camino Real and Del 
Rio Road to improve walkability and security during evening hours.  
 

BP PS 

39. No mechanical carwash facilities, tire replacement facilities, or major 
repair services shall be allowed on-site. All RV support activities shall be 
conducted withing the building. No outdoor storage is allowed on the 
adjacent parking areas, except for the temporary parking of operative 
vehicles for a period no greater than 48 hours. Storage of non-operative 
vehicles and vehicle sales are not permitted.  
 

BP PS 

PUBLICS WORKS CONDITIONS 

40. Storm water originating from Rio Rita Road that drains onto the property 
must be retained and controlled onsite.  Drainage shall not be redirected 
onto Del Rio Road. 

GP, BP CE 

41. A sight distance analysis shall be provided for all proposed entries into the 
project site. All entries shall comply with adopted sight distance standards.  

GP, BP CE 

42. Street lighting shall be reflected on a site utility plan and photometric plan 
and installed to the satisfaction of the City Engineer.  

GP, BP CE 

43. No gates shall be permitted on the within the public road. Gates may be 
installed on private roads with a minimum 50’ queuing area provided 
between the gate and nearest intersection crosswalk and/or driveway. A 
key box shall be installed in an approved location. A key box with keys to 
gain necessary access to the gated facilities shall be installed. The key box 
type and location shall be subject to approval by the Fire Marshal. Gates 
must be constructed of high-quality materials consistent with the project 
design. 

GP, BP CE, FD 

44. The landscaped medians with entry kiosks located at the westernmost 
driveway on Del Rio Road and the at the El Camino Real project site entry 
shall be redesigned or eliminated at the direction of the City Engineer, Fire 
Marshal, and Community Development Director to accommodate final 
entry and roadway designs that are in alignment with existing commercial 
center driveways and roads and allow compliance with fire access 
standards. 

GP, BP CE 

45. All mitigation measures included in the mitigation monitoring program 
shall be implemented as conditioned. Conditions listed are intended to 

ONGOING CE 
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supplement and refine mitigation measures. Any discrepancy shall be 
resolved by a determination of the City Engineer and Community 
Development Director 

46. Prior to Encroachment permit issuance, the Developer shall execute an 

"Engineer of Work Agreement" form designating who will be providing 

engineering support for the design and construction of the on-site 

improvements for the project (Engineer of Record). The City 

Engineering staff and Engineer of Record (EOW) inspectors are to work 

together in collection and record keeping necessary for the inspection 

and approval of the improvements. The EOW inspector shall be onsite 

when work requiring inspection occurs.  

 

BP, GP CE 

47. The applicant shall be responsible for the relocation and/or alteration 

of existing utilities. 

 

BP, GP CE 

48. The applicant shall install any missing property corners and promptly 

replace them if disturbed during construction. 

 

BP, GP CE, BS 

49. The applicant shall acquire and pay for temporary construction 

easements from adjacent property owners that may be required to 

allow for the construction of the improvements. The applicant shall 

also gain concurrence from all adjacent property owners whose ingress 

and egress is affected by these improvements. 

 

BP, GP CE 

50. A Tentative Parcel Map, Tentative Tract Map, or Lot Line Adjustment 
and Merger shall be submitted and a final map or parcel map shall be 
recorded prior to issuance of any permits on-site. If a Lot Line 
Adjustment and merger is sought, the subdivision shall be perfected 
with a Parcel Map rather than certificates. Revised parcel lines shall 
follow roads and shall be consistent with the Master Plan of 
Development. Any subdivision of land shall be required to submit the 
following for approval prior to final recordation: 
 

a. Shared access and parking easements and/or reservation 
of easements for shared roads, parking areas, and any 
other shared improvements. 

b. Road slope easements shall be dedicated to the City where 
the road prism cut/fill slopes extend beyond the right-of-
way of the new public road.  The easement shall extend 
not less than five feet (horizontally) beyond any daylight 
or catch line of the graded slope or other required road 
facility (such as a brow ditch, retaining wall, drainage 
swale, etc.), to the satisfaction of the City Engineer. 
Equivalent easements or reservation of easements shall be 
recorded for the private road sections as determined to be 

BP CE, PS 
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necessary by the City Engineer and/or Community 
Development Director. 

 

Frontage and Public Improvements 

All public improvements as required by the Specific Plan and any 
subsequent or related entitlements must be completed by the 
developer prior to final occupancy of the first building or permitted 
use.  Frontage and public improvements shall be in general 
conformance with the City Council adopted Del Rio Road/El 
Camino Real Plan Line in the Vicinity of the US 101 Interchange 
concept plans (“Del Rio/ECR Plan Line”) and designed and 
constructed to the satisfaction and approval of the City Engineer.  
The developer’s design team shall work with the City Engineer for 
30%, 60%, 90% and Final design reviews.  Improvements include 
the following: 
 

a. Road widening to El Camino Real and Del Rio Road to the 
full extent of final build-out including future El Camino Real 
lane configuration at northbound approach to Del Rio Road 
intersection (two left turn lanes, thru lane, bike lane, and 
right turn lane).  Interim striping to allow for on-street 
(parallel) parking on El Camino Real. 

b. An 8-foot sidewalk shall be provided on El Camino Real north 
of the new public road and a 6-foot sidewalk south of the new 
public road. 

c. An 8-foot sidewalk shall be provided on Del Rio Road up to the 
first driveway east of El Camino Real and a 6-foot sidewalk 
beyond that driveway. 

d. Del Rio Road, east of Obispo Road, will be improved to 
provide one-half of a standard Collector Road section on 
the project side of the centerline.  This widened section 
will transition to match the existing pavement width east 
of the Rio Rita Road.  The intersection at Rio Rita Road will 
be reconstructed to conform to the increased width of Del 
Rio Road.  Rio Rita Road will be improved beyond the 
project frontage to provide transition to the satisfaction of 
the City Engineer. A 6-foot sidewalk, or functional 
equivalent, shall extended to the eastern property line, 
subject to the approval of the City Engineer. The sidewalk 
shall transition to shoulder with use of HMA Sidewalk 
Terminus Ramp County of San Luis Obispo Detail C-7. 

e. The easternmost project exit on Del Rio Road shall be 
designed in alignment with Obispo Road on the northside 
of Del Rio Road.   

f. The westernmost project entry on Del Rio Road shall be 
designed in alignment with the entry Driveway for the Del 
Rio Marketplace development. 

BP, GP CE 
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g. A new public road will be constructed intersecting El 
Camino Real opposite the southerly entrance to the 
Mission Oaks Center and shall be designed as a secondary 
connector road to the south adjacent residentially zoned 
properties in conformance with the project plans. The road 
will include curb, gutter, and sidewalk.  

 
The intersection of El Camino Real and the new public road 
will be signalized to accommodate future traffic volumes, 
consistent with the requirements of the Del Rio Road 
Commercial Area Specific Plan. On El Camino Real at the 
intersection with the new public road, left turn pockets shall 
be provided with queuing to accommodate the proposed Del 
Rio Ranch uses and existing Mission Oaks Center uses, 
including accommodating RVs and delivery trucks. The 
applicant/owner will be responsible for acquiring land rights 
and/or easements for any public improvements that encroach 
outside the limits of the right-of-way.  

h. A bus stop shall be constructed on east side of El Camino 
Real, north of the El Camino Real-New Public Road 
intersection. The bus stop shall comply with all applicable 
City and/or transit authority standards. Bus Stop design 
shall be approved by the City Engineer.    

i. If construction or site operation is phased, it shall be the 
applicant’s responsibility to submit plans and/or 
supplementary materials indicating adequate access, 
infrastructure, utilities, and landscaping will be installed to 
serve the proposed uses. The public road, inclusive of the 
turnaround/traffic circle and signalization, all street and 
frontage improvements (road, curb, gutter, sidewalk, 
utilities, and landscaping), shall be installed prior to or 
concurrently with the first use to occupy the site, unless 
otherwise approved by the City Engineer and Fire Marshal. 
Temporary easements shall be provided as deemed 
necessary by the City for the phased construction or 
operation of the project. Pedestrian access shall be 
provided between the RV and glamping areas area and the 
commercial development area.  

j. Upgrades to storm drain facilities shall be provided along 
the project frontages as required and subject to the 
approval of the City Engineer.  

k. Transitions to existing pavement and improvements shall 
be subject to the review and approval of the City Engineer.  

 
Minor changes and/or deviations to the above listed improvements may be 
approved by the City Engineer when shown to be infeasible or unnecessary 
based physical limitations due to nature of the project site, design, or effects 
on traffic/circulation facilities.   
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51. The design of structural pavement sections for on-site roads shall be based 
on minimum a Traffic Index (TI) = 6.0 and a 20-year design life. Off-site/public 
roads must match existing pavement sections and/or City Standards 
Specifications to the satisfaction of the City Engineer 

BP, GP CE 

52. New roads with pavement placed prior to the construction of buildings 

will be subjected to additional construction traffic and wear associated 

with the on-site construction not included in the design life of the 

pavement section.  Therefore to off-set this, the AC thickness shall be 

increased from that which is derived from CalTrans method by either:  

a. 1” if the pavement is placed prior to building construction 
(not phased)  

b. 1.5” if the pavement construction is phased (i.e. – a 

portion of the ultimate pavement thickness is deferred 

and a final pavement cap placed prior to final inspection).    

c. Final pavement cap shall not be less than 1.5” 

d. Street centerline monuments shall be provided at 

intersections and at the beginning and end of curves 

along the street centerline 

 

BP, GP CE 

53. Pavement and base sections shall be designed and constructed in 
accordance with the City of Atascadero Engineering Standards and Standard 
Specifications.  When said standards and specifications are not clear, lack 
necessary details, or are silent, the minimum standard shall be based upon 
the current edition of the San Luis Obispo County Public Improvement 
Standards or Caltrans Standard Drawings and Standard Specifications, as 
determined by the City Engineer 

BP, GP CE 

54. The applicant shall provide fair share payment for Ramona Rd Realignment 
and the right turn lane at US 101 northbound as any associated 
improvements and signal timing modifications as listed in the mitigation 
measures, including any reimbursement fees for existing over-built facilities 
associated with the development of the Del Rio Specific Plan Area.  

The applicant shall pay their fair share toward any required improvements 
installed for adjacent developments. Fair Share payments shall be 
determined by the City Engineer 

BP, FM CE 

55. Dedications for right-of way along the El Camino Real and Del Rio Road 
frontage shall be made to accommodate full buildout consistent with the 
City Council adopted Del Rio Road/El Camino Real Plan Line prior to issuance 
of any permit. Developer shall work with City Engineer to draft Offer of 
Dedications for acceptance by the City. 

BP, GP, FM CE 
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56. A 6-feet wide Public Utility Easement (PUE) shall be dedicated contiguous to 
the new road rights-of-way for the property frontages along El Camino Real, 
Del Rio Road, and the new public road. 

BP, GP, FM CE 

57. Prior to the final inspection of any public improvements, the applicant shall 
submit a written statement from a registered civil engineer that all work has 
been completed and is in full compliance with the approved plans. 

BP, GP CE 

SEWER AND WASTEWATER 

58. A Sewer Capacity Study shall be required to determine effects on the City’s 
downstream wastewater system and identify any needed fees, mitigations, 
or improvements to mitigate impacts. Should traditional toilet facilities not 
be utilized, special Sewer capacity fees for the RV and glamping shall be 
charged based on the needs identified in the study. 

Sewer capacity charges/fees will be applied to building permit at issuance. 
The applicant shall pay sewer fees in effect at the time the required 
subdivision map or lot merger was deemed complete. 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 

59. The wastewater collection system shall be designed and constructed in 
accordance with City Engineering Standards and Specifications to the 
satisfaction of the City Engineer. Gravity sanitary sewer (SS) mains shall 
terminate in manholes. The development's private sanitary sewer main shall 
tie in to City sewer on El Camino Real in a manhole. 

GP,BP CE 

60. All non-residential uses/buildings must demonstrate that wastewater 
effluent composition meets City requirements, or pre­ treatment may be 
required. For uses that require pre-treatment, a sampling location shall be 
provided to sample effluent prior to discharge to sewer main line. 

GP, BP CE 

61. No holding tank dump station is permitted onsite. All sewer connections to 
RV units and glamping units shall be connected to public sewer.  

ONGOING CE 

62. All new and existing utilities (water, sewer, gas, electric, cable TV and 
telephone) shall be placed underground.  Utilities shall be designed in a 
manner to accommodate future extensions or connection where feasible or 
required by the City.  

BP, GP CE 

Grading, Drainage, and Stormwater 
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Retention Basin. Any drainage basin which is used as a terminal disposal 
facility shall be classified as a retention basin. If included in the project, 
any retention basin shall comply with all applicable State and local 
regulations including the following: 
 
Percolation Test Required. A minimum of 3 percolation tests per basin 
shall be submitted to the City Engineer for review and approval prior to 
approval of the plans. The project engineer shall submit calculations and 
a report demonstrating the basin will drain within seven-days of a single 
storm event as noted above. Deep soil borings may be required in areas 
where there is concern of shallow depth to groundwater or bedrock. 
Percolation tests shall be performed at depths below the basin bottom. 
 
Detention Basin.  Any drainage basin which has a downstream outlet 
designed to meter the outflow shall be classified as a detention basin.  
Basin capacity shall be based on receiving the runoff from a 50-year 
storm with the watershed in its fully-developed condition, and releasing 
the flow equivalent to the runoff from a 2-year storm with the project 
site in its pre- development condition.  The outlet shall release water in 
a non-erosive manner.   
 
Subsurface Infiltration Basins.  Subsurface basins shall be limited to 
locations where the depth to seasonally high groundwater is greater 
than 10-feet below the deepest portion of the basin.   
 
Drain Rock.  Drain rock shall be clean, crushed granite (or clean, angular 
rock of similar approved hardness) with rock size ranging from 1-1/2-inch 
to 3/4-inch.  Rock gradation shall conform to the Specification of ASTM 
C-33 #4.   
 
Operational Requirements. 
i. Water quality of inflow (both sediment and chemical loading) may 
require pretreatment or separation 
ii. Maintenance plan, including provisions for vehicular access and 
confined-space entry safety requirements, where applicable 
iii. A safe overflow path shall be identified on the plan and may require 
easements 
 
Easement Requirements. All drainage basins accepting runoff from 
roads, streets or other common ownership areas shall be located in an 
easement offered for dedication to the public.  Reversionary clauses 
shall not be permitted.  If a fence is required it shall be located not more 
than 4-inches inside the drainage easement line, except where setbacks 
are required as part of the land use permit or by the Land Use Ordinance. 
 
Overflow Path Required.  The design of all drainage basins shall identify 
the designated route for overflow.  The Project Engineer shall design the 
overflow path so that the flow in a 100- year storm is non-erosive and 
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will not damage downstream improvements, including other basins.  
Easements may be required for concentrated flows across multiple 
properties. 
 

68. Drainage easements shall be provided as needed to accommodate both 

public and private drainage facilities. 

BP, GP, FM CE 

69. All stormwater management improvements to be owned or managed by 

the funding mechanism required for such and shall be identified in an 

Operation and Maintenance Plan/Agreement (OMP) and shall be 

recorded concurrently with the Final Map. The OMP shall include a 

financial plan addressing annual and long-term maintenance as well as 

replacement. Specific requirements for stormwater management may 

be required to be identified on an additional Final Map information 

sheet. 

BP, GP CE 

UTILITIES 

70. New and replacement utility distribution systems and services shall be 

constructed underground, to the satisfaction of the City Engineer 

BP, GP CE 

71. Each building, excluding RVs, Yurts, and other glamping units shall be 

served with separate services for water, sewer, gas, power, telephone 

and cable TV.  Utility laterals shall be located and constructed to each 

building in accordance with City Engineering Standards and Standard 

Specifications and other applicable codes 

BP, GP CE 

72. The Applicant shall extend the water distribution system to the 

satisfaction of the Atascadero Mutual Water Company (AMWC) and City 

Engineer 

BP, GP CE 

73. The water system shall include easements outside of the road rights-of-

way for water system facilities as required by the AMWC and to the 

satisfaction of the City Engineer 

BP, GP CE 

74. A separate water meter(s) shall be installed for irrigation BP, GP CE 

75. Above ground facilities required for the water distribution system, such 

as backflow prevention device assemblies, pressure reducing units, and 

pressure booster stations, shall be located outside the public right-of-

way and, when required, placed in easements, and shall include visual 

screening to the satisfaction of AMWC and City Engineer. 

BP, GP CE 
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76. Public utilities shall be installed in all public rights-of-way to the 

satisfaction of the City Engineer. This shall include the installation of fiber 

optic cable or conduit for such as appropriate. 

BP, GP CE 

Fire Department  Conditions  

77. Fire apparatus access standards shall be met from the roadways interior to 
the project site. A minimum 26-foot on-site private roadway width shall be 
maintained adjacent to all structures exceeding 30-feet in height for aerial 
apparatus, to the satisfaction of the Fire Marshal. Roadway access shall be 
no less than 15-feet and no greater than 30-feet from the face of each 
building. This may be accommodated within the parking lot drive aisles. 

Building 1 at the commercial corner shall be relocated and/or redesigned to 
comply with aerial apparatus access road standards of the California 
Building Code. The building shall be shifted eastward to be within 15’ -30’ 
of the adjacent private road that extends from the westernmost driveway 
on Del Rio Road. The landscape median on this roadway shall be eliminated 
to allow the required road width.  

The roadway and roundabout/traffic circle east of Building 2 that wraps 
around the 92-space parking lot shall be 26’ wide. 

BP FD 

78. Each glamping unit shall not be located greater than 100’ from a minimum 
12’ wide emergency access path capable of providing ingress/egress for a 
Type 3 ambulance. Connection between individual glamping site and the 
12’ wide emergency path shall be by all-weather, 5’ wide pedestrian 
pathway not exceeding 12% directional slope and less than 2% cross slope, 
unless otherwise approved by the Fire Marshal.   

BP FD 

79. A 12’ wide all-weather access road shall be provided to the front of Building 
8 façade extending from the private road south of Building 6. A turnaround 
area shall be designated that complies with the City’s Residential Fire Access  
Standards and Fire Truck Turning Radii.  

BP FD 

80. A Fire Department Connection (FDC) for Building 9 (Clubhouse) shall be 
designed and installed to the south of the building along the adjacent 
private traffic circle/round about and in compliance with all FDC design 
criteria. 

BP FD 
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81. The Yurts, cabanas, and nests shall be considered R-1 occupancy structures 
in the application of state Fire Code. Air stream trailers may also be 
considered under this occupancy should they be modified in a way that 
removes the applicability of the vehicle tag. Fire sprinkler plans shall be 
approved by the Fire Department and sprinkler systems shall be installed 
prior to final occupancy of any of these units. 

BP FD 

82. A Fire and site safety plan shall be submitted with each phase of the project 
prior to approval of any construction permits. The safety plan can 
encompass more than one phase for consistency. 

BP FD 

83. Each Building Permit application shall provide a plan sheet showing 
compliance with truck turning radii for Class A RVs with towed vehicles and 
all needed emergency service vehicles, as applicable and to the satisfaction 
of the City Fire Marshal. 

BP FD 
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