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Atascadero City Council  

Management Report ï Community Development Department 
 

Project Update #2 
(Not a Public Hearing) 

 
PLN 2009-1341 

CUP 2009-0244 / RAB 2010-0019 
 

Conditional Use Permit for a 
10 Screen Movie Theater / Retail / Restaurant building, and 

request to Summarily Vacate a Portion of 
Atascadero Mall Ave. and El Camino Real 

 
6320 - 6490 El Camino Real  

(Hoff / Wysong) 
 

RECOMMENDATION: 
 
Council provide direction to staff for processing the project application.   
 
(This agenda item and any public comments are not part of the official public hearing for 
the project.  Staff is providing Council with an update on the project and is requesting 
direction on how to process the project.) 
 
 

REPORT-IN-BRIEF:  
 
On May 11, 2010, the City Council continued the Conditional Use Permit to allow a 
39,680± square foot (sf) building containing a 10 Screen Movie Theatre (33,000± sf), 
retail space (2350± sf), and sit down restaurant (4330± sf) on a 1.5± acre site, a height 
waiver exception request, a tree removal permit for one 6-inch White Oak, a road 
abandonment of a portion of Atascadero Mall Road, and abandonment of an easement 
along the El Camino Real frontage. 
 
As part of the continuance, Council directed the project back to staff to analyze the 
following issues: 
 

1. Economic Feasibility Study of 20 Movie Screens 
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2. Parking Impact Analysis 
3. Expanded Master Plan Boundary 
4. Downtown District Height Limit Zone Change 

 
At the May 25, 2010 Council meeting the project was discussed further and the Council 
clarified the requirements of the economic study.   
 
On June 8, 2010, a project update report was provided to the City Council regarding the 
status of the four outstanding project issues.  No formal action was taken on the project. 
 
The purpose of this report is to update the Council on the applicantôs response to the 
four project issues and request Council direction on processing the application.   
 

DISCUSSION: 
 

Analysis:  On May 27, 2010, staff sent a letter to Larry Wysong (CUP applicant), John 

Roush (La Plaza Theater operator), and Frank Rimkus (Galaxy Theaters CEO) outlining 
the Councilôs direction (refer to Attachment 2).  On June 10, 2010, staff met with Mr. 
Wysong to discuss the letter and the expanded master plan requirement.  At that 
meeting, Mr. Wysong said that he was preparing a letter to respond to the Councilôs 
request.  Mr. Wysongôs June 29, 2010 letter is provided as Attachment 1 and states that 
he will not participate in an economic feasibility study and will not expand the 
boundaries of the project master plan.   
 
Based on the applicantôs response, staff is requesting Council direction on how to 
proceed with the application.  It appears that there are three general options for the 
Council to consider: 

1. Waive all Studies  
Direct staff to process the project without the economic study, parking study or 
expanded master plan. 

2. Modify the Study Requirements  
Direct staff to process the project with any combination of the following studies.  
The Council may specific the scope and funding of any required studies. 

a. Economic Study 

b. Parking Study 

c. Expanded Master Plan 

3. Require all Studies  
Continue to require the economic study, parking study and expanded master 
plan to be provided prior to public hearing.   

Background:  The following is provided as background information and was presented 

in the June 8, 2010 project update report.   
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Economic Feasibility Study 
 
At the May 11th hearing the Council raised a concern about the economic viability of two 
competing 10-screen movie theater complexes in the City of Atascadero.  During the 
hearing conflicting evidence was introduced from the project applicant and Galaxy 
Theaters about the market capacity to support 20 movie screens. Given the single use 
nature of the buildings, the Council raised a concerned that oversaturation could lead to 
failure of one or both operations leading to vacant buildings and a potential blight in the 
Downtown.  Since blight is a potential environmental impact under the California 
Environmental Quality Act (CEQA), the Council will need adequate information to certify 
the CEQA document.   
 
In order to resolve this issue, the Council is requiring that an independent, third-party 
economic feasibility study be prepared as part of the La Plaza CUP application.  On 
May 25th, the Council clarified that the cost of the study will be shared between the 
applicant and Galaxy Theaters.  Furthermore, the Council requested the applicant and 
Galaxy Theaters collaborate on selecting the study consultant.  If the applicant and 
Galaxy Theaters cannot agree on a consultant, the issue will be returned to the City 
Council.  The Council also directed that the cost of the study not exceed $15,000. 
 
Staff has sent a letter to Larry Wysong (CUP applicant), John Roush (La Plaza Theater 
operator), and Frank Rimkus (Galaxy Theaters CEO) outlining the Councilôs direction 
(refer to Attachment 2).   
 

Mr. Wysong stated in his June 29, 2010 letter that he will not participate in 
the preparation of an Economic Feasibility Study.  
 
 

Parking Impact Analysis Study 
 
The Downtown Zoning Ordinance does not require parking for commercial uses in the 
downtown area, north of Atascadero Creek.  Consistent with section 9-3.263, the 
proposed project does not include any off-street parking.  In addition, under the latest 
CEQA guideline revisions, parking is not considered an environmental impact.  Although 
the ordinance does not require downtown parking, due to the size of the project there is 
likelihood that the project will create parking impacts.  One of the required CUP findings 
is that a project will not have a negative impact on the surrounding neighborhood.   
 
At the May 11th hearing, the Council raised a concern about the project creating a 
significant parking impact on the surrounding neighborhood.  The Council directed staff 
to prepare an additional parking impact analysis for the proposed project.  Staff was 
able to prepare a basic parking demand calculation for the project using the Downtown 
parking model, see table on the following page.  However, staff does not have the in-
house capabilities to prepare a formal parking impact analysis for the project.   
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Staff has contacted Carl Walker Inc., the original authors of the Downtown parking 
inventory and plan, for a proposal to prepare a formal parking analysis.  Carl Walker has 
provided a proposal for $8750 to prepare the study (Attachment 3).  Staff is 
recommending the Redevelopment Agency fund the parking study as part of Cityôs 
Downtown parking strategy consistent with Cityôs Downtown parking priorities.  
Updating the parking study will be of mutual benefit to the entire Downtown area.  
 

This study could be completed without the applicantôs participation if it is 
funded by the Redevelopment Agency.  Council should provide direction to 
staff on whether to initiate the parking study.  

 
 

Downtown Parking Model 
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Expanded Master Plan 
 
The Council raised questions about the extent of the project, given the comments from 
John Roush at the Joint Study Session and Planning Commission hearing. The Council 
had anticipated a coordinated redevelopment of the area between Traffic Way and 
Atascadero Creek. The CUP application is for a 10 screen motion picture theater, 2350 
square foot retail space, and a sit down restaurant all located on the Hoff property as 
shown in Exhibit 1.The initial project discussions covered a much larger project shown 
in Exhibit 2 that included the entire block from Atascadero Creek to Traffic Way.  The 
Council has directed staff to work with the applicant on an expanding master plan that 
addresses coordinated development of the area and the compatibility issues with the 
pedestrian tunnel and neighboring auto uses.  The CUP project entitlement is only 
forthe 10 screen motion picture theater, retail on restaurant on the Hoff property.   
 

Staff met with the applicant on June 10, 2010 to discuss the master plan 
expansion.  The applicant stated in his June 29, 2010 letter that the master 
plan will not be expanded or changed.  
 

 
 
 

Exhibit 1 
 
CUP Application 

Project 

Exhibit 2 
 
Expanded Project 

Area 
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Height Exception 
 
The proposed project is located in a special Downtown zoning districtthat restricts the 
height of buildings to 18 feet.  This requirement was adopted as part of the 
Redevelopment Plan in 2000.  The purpose of the restriction was to provide a visual 
window between the freeway and the historic City Hall.  However, due to the presence 
of vegetation within the freeway right-of-way, there is limited visibility of City Hall from 
the freeway.   
 
The Council directed staff to initiate a code text amendment to remove the 18 foot 
height restriction from the Downtown Commercial zoning district.  This amendment was 
added to the Zoning Code Update option report on the June 8, 2010 Council agenda.   
 

At the June 8, 2010 Council meeting, the Council ranked the Downtown 
Commercial height restriction code text amendment as a low priority.  This 
code text amendment is not being processed at this time.   
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Road Abandonment 
 
Staff and the City Attorney have reviewed the road abandonment request and 
determined that a General Road Vacation process needs to be used instead of the 
Summary Road Vacation process.  The General Road Vacation process requires an 
extended and expanded public noticing procedure.  Due to the noticing and hearing 
requirements, staff is recommending that the road abandonment process be combined 
with the CUP hearing.  
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
  

10 foot road and 

landscape 

easement on El 

Camino Real.  

Right -of -way 

abandonment over 

Atascadero 

Avenue. (also 

called Atascadero 

Mall)  

ATASCADERO 

MALL  

PROPERTIES 

IN QUESTION  
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Permit Streamlining Act 
 
Conditional Use Permits are an adjudicatory act and therefore covered by the Stateôs 
Permit Streamlining Act (PSA).  Under the PSA, the City is required to adopt a mitigated 
negative declaration within 180 days of the application being deemed complete and 
then must approve or deny the project within 60 days of adopting the mitigated negative 
declaration.  The application was deemed complete on April 1, 2010 and must be 
approved or denied no later than November 27, 2010.   
 
Conclusion:  The Council has requested that an Economic Feasibility Study, Parking 
Study and Expanded Master Plan be prepared for the La Plaza Theater project.  The 
applicant has stated in his June 29, 2010 letter that he will not provide the additional 
information requested.  Due to the Permit Streamlining Act, this CUP application must 
be approved or denied before November 27, 2010.  The Council needs to provide 
direction to staff on how to process the application. 
 

FISCAL IMPACT: 
 
There could be a fiscal impact to the City if the Council agrees to fund the preparation of 
any of the special studies for the project.  The cost proposal for the traffic study is 
$8,750.  The economic feasibly study is estimated to be $15,000. 
 

ALTERNATIVES: 

1. Waive all Studies  
Direct staff to process the project without the economic study, parking study or 
expanded master plan. 

2. Modify the Study Requirements  
Direct staff to process the project with any combination of the following studies.  The 
Council may specific the scope and funding of any required studies. 

a. Economic Study 

b. Parking Study 

c. Expanded Master Plan 

 

3. Require all Studies  
Continue to require the economic study, parking study and expanded master plan to 
be provided prior to public hearing.   

 
ATTACHMENTS: 
 

Attachment 1: June 29, 2010 letter from Larry Wysong  
Attachment 2: Economic Feasibility Study Letter 

 Attachment 3: Carl Walker Parking Study Proposal  

Bond 

payment 

for tree 

#31, 

impacted 

45% : 
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Attachment 1 :  June 29, 2010 letter from Larry Wysong  
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ATTACHMENT 2: Economic Feasibility Study Letter  to Applicant  
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ATTACHMENT 3:   Carl Walker Parking Proposal  

   

 

 
 
 
 


