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Atascadero City Council 

Staff Report - Community Development Department 
 

PLN 2099-0997 
Amendment to West Front Village 

9002 West Front Road & 9000-9092 Coromar Ct.  
(Shannon / West Front Village, LLC) 

 
(Amendment to Master Plan of Development for West Front Village: commercial 

lot 1, residential lots, and conditions of approval; PD-23 Zone Text Change; 
Tentative Tract Map to amend the lot lines on residential lots 1-18) 

 
 

RECOMMENDATIONS: 
 
Planning Commission Recommends Council: 
 
1. Introduce for first reading, by title only, Draft Ordinance A approving Zone Code Text 

Change 2009-0152 (PLN 2099-0997) amending the PD-23 Overlay District Text 
consistent with the revised project design based on findings; and, 

 
2. Adopt Draft Resolution A approving Master Plan of Development Amendment (CUP 

2003-0108 Amendment / PLN 2099-0997) based on findings and subject to 
Conditions of Approval and Mitigation Monitoring; and, 

 
3. Adopt Draft Resolution B approving Tentative Tract Map for Tract 2970 (PLN 2099-

0997) based on findings and subject to Conditions of Approval and Mitigation 
Monitoring; and, 
 

4. Give consideration to the three items that were presented to the Planning 
Commission by the applicant (Richard Shannon), including (1) the highway frontage 
landscape maintenance requirement, (2) clustering of affordable units and the option 
of paying in-lieu fees, and (3) a deferral agreement for the formation of a Community 
Facilities District. 

 

 



REPORT-IN-BRIEF:  
 
The proposed Amendment includes revisions to the Master Plan of Development for 
West Front Village.  The original 18 multi-family duplex lots are proposed to be 
reconfigured with Tract 2970.  No new lots would be created with the proposed 
Tentative Tract Map (32 residential lots as originally approved).  The duplex lots have 
been redesigned to accommodate detached units with individual driveways on lots 1-12.  
Lots 13-18 are designed off a shared driveway as attached duplex units.  The elevations 
on the residential units have been redesigned in a ñMission Revivalò architectural style.  
The application includes a Zone Code Text Change to amend the PD-23 standards in 
the Atascadero Municipal Code to match the new project layout.  Revisions to lot 2 of 
the commercial development are also proposed.  The previously approved gas station 
on lot 2 is proposed to be replaced with a 4,880 square-foot commercial retail building.  
Amendments to the original project conditions of approval are proposed.   
 
Planning Commission Hearing 
The Planning Commission held a public hearing for the proposed Zoning Code Text 
Amendment, Tentative Tract Map, and CUP Amendment on January 15, 2008, to 
consider recommending the proposed project amendments to the City Council.  The 
Planning Commission voted to recommend approval on a 7-0 vote.   
 
At the hearing, the developer requested modifications to three project conditions: 
 

1. Highway Frontage Landscaping Maintenance: The applicant is requesting that 
the requirement for landscape maintenance along West Front Road, adjacent to 
the Caltrans right-of-way be changed.  The applicant is requesting the 
maintenance responsibility for the developer be reduced to a period of two years 
and for the City to take over maintenance of the landscaping after the initial two 
year period.  The current condition requires the developer to maintain all project 
landscaping (including the freeway frontage landscaping) permanently. 

 
2. Affordable Housing: The applicant is proposing to group the six required 

affordable units on residential lots 13-18.  The applicant has also requested the 
option to pay in-lieu fees instead of building the affordable units.  The current 
project condition requires the affordable units to be built (no option for payment of 
in-lieu fees) and the units must be distributed throughout the project site per 
Council Policy. 

 
3. Community Facilities District Deferment: The applicant is requesting requested 

deferral of the formation of the Community Facilities District (CFD) to building 
permit issuance or final.  The current project condition requires formation of the 
CFD prior to or concurrently with the recordation of the Final Map. 

 
None of these conditions were added or modified by the Planning Commission at the 
January 15th hearing.  The Commission voted to refer the developerôs requests to City 
Council as these three items require exceptions to current Council policies. 



Discussion on Developers Requests 
 
Request #1: Highway Frontage Landscape Maintenance  
The West Front Village project was originally conditioned in 2005 to install landscaping 
in the Caltrans right-of-way adjacent to the project frontage as mitigation for the visual 
impacts of the project (2005 CUP Condition 11 and Mitigation Measure AES-1).  
According to the applicant, it has been difficult to meet Caltrans requirements for the 
landscape in their right-of-way.  Caltrans requires an agreement which states that the 
developer shall maintain the landscaping for a period of 20-30 years.  The applicantôs 
CC&Rôs for the commercial portion of the project have been written to require property 
owner maintenance of freeway frontage landscaping for only two years.  The CC&Rôs 
(created by the applicant prior to final map) may be changed at any time, however, 
since the Holiday Inn lot has already been sold, and the Jack-in-the-Box agreements 
are already in place, it would be difficult to get these two additional property owners to 
agree to maintain the Caltrans landscaping for the new timeframe.  Staff is 
recommending that the residential Home Ownerôs Association take over the 
frontage landscape requirement after the end of the 2 year establishment period.   
 
With this amendment, the applicant has proposed landscaping the City right-of-way 
between the pavement on West Front Road and the Caltrans fence, instead of 
landscaping the Caltrans right-of-way.  The landscape area would include shrubs in a 6-
foot landscape strip along the entire frontage.  Western rosebuds would be planted at 
the corner near the Highway 101 off-ramp.  In the developerôs statement (Attachment 
2), and at the Planning Commission hearing, the applicant requested that the project be 
responsible for maintenance for a period of two years, and then maintenance would be 
taken over by the City.  City staff supports the change to the location of the landscaping, 
but does not support City maintenance of the landscaping.   
 

 
 
 
City maintenance of project required landscaping would be inconsistent with previous 
project approvals and inconsistent with Council policy.  The Public Works Department 
recommends against the acceptance of any maintenance responsibilities for the 
landscaping required for the West Front freeway frontage adjacent to this project for the 
following reasons: 
 

Landscape strip along West Front & 

planter area near off-ramp stop sign  

Proposed landscape plan adjacent to Cal Trans right-of-way on West Front Rd. 



1. Cost: City does not have the funds - Additional funds are not currently budgeted 
nor anticipated in the future, to pay for a private landscape maintenance 
contractor.  Based on similar landscape areas staff is concerned about the cost 
of staffing, administration, water, replacement plant materials and sprinkler 
equipment repairs.   
 

2. City would need lower maintenance services elsewhere -  The City of Atascadero 
Public Works Department maintenance staff does not have the additional time 
capacity to take on additional maintenance responsibilities.   The addition of this 
area of maintenance responsibility would require a service level reduction at 
some other City-maintained facility.    Current budget circumstances necessitate 
the reduction to the amount of City-maintained landscaped areas. 

 

3. Not consistent with previous project approvals - Previous development projects 
have been required to maintain landscaping improvements in the public right-of-
way.  The West Star/Home Depot development center medians on El Camino 
Real near San Ramon are the responsibility of the property owner.  The Dove 
Creek development installed and continues to maintain landscaping in Caltrans 
right-of-way and in the City right-of-way.  All other projects which have been 
approved in recent years are required to maintain all project associated 
landscaping.   

 
4. Not consistent with Council policy - On May 14, 2008, during the mid-year budget 

review, the City Council endorsed the following policy regarding new programs 
and expanded financial responsibilities due to budget constraints: 

 

ñNo New or Expanded Programs: Staff recommends that Council institute a 
policy of no new or expanded programs.  Such programs should be deferred until 
the City is in a better economic climate and no longer budgets at a deficit.  It is 
painfully evident that Atascadero has limited financial resources.  Every project or 
program that receives appropriations essentially displaces funding for a handful 
of other projects or programs, or worse, puts the City in a more severe deficit 
situation.  Limiting the Cityôs financial commitments to what has already been 
obligated will help the City to ease through this time of economic challenge.ò 

 
Option 1 - Staff recommended solution: HOA responsible 

For these reasons, Staff is recommending that the conditions remain as currently shown 
in the attached resolution.  As currently written, the conditions allow the developer to 
landscape in the City right-of-way (not required to landscape Caltrans right-of-way), and 
the developer will permanently maintain the project landscaping, including the 
landscape in the City right-of-way, in accordance with the original project conditions.   
 
Staff thinks that the maintenance requirement after two years can be assigned to the 
Home Owners Association which has still not been formed.  This would eliminate the 
need to revise the commercial CC&Rôs or have public works assume the responsibility 
and cost.   

 
 



Option 2 ï City takes over maintenance (not recommended)  

If the City Council chooses to accept maintenance of the landscaping, conditions 12 and 
20 of the CUP, and item (h) in the PD-23 zone text (Municipal Code) would need to be 
changed to reflect the two year maintenance by the developer and City maintenance 
after the initial two year period.  The current conditions (from the original 2005 approval) 
are as follows:  
 

 CUP condition #12: The developer and/or subsequent owner shall assume responsibility for the continued 

maintenance of all landscape and common areas, consistent with EXHIBITS B, G, H, I , and J. & F. 
 

 CUP condition #20: All tract maintenance costs listed below shall be 100% funded by the project in 
perpetuity. The service and maintenance cost shall be funded through either assessment districts or a 
Home Owners Association established by the developer and subject to City approval. The district or 
association must be in place prior to, or concurrently with acceptance of any final maps. The district or 
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 as follows, shall be the responsibility of the 
district or association.  

a) All streets, sidewalks, streetlights, street signs, roads, emergency access roads, emergency access 
gates, and sewer mains within the project. 

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 common landscaping areas, street trees, medians, parkway planters, manufactured slopes 
outside private yards, and other similar facilities. 

f) All frontage landscaping and sidewalks along arterial streets. 

 

 PD-23 text (in zoning ordinance):   (h) All landscaping shown on the approved landscape plan will 
be installed by the developer and shall be permanently maintained as approved. 

 

If the City chooses to accept maintenance of the landscape in this area, staff suggests 
that a condition be added which states that the developer shall work with Public Works 
maintenance staff to identify low maintenance landscape species prior to building permit 
approval or landscape installation.       

 
Option 3 ï Keep the landscaping in the Caltrans right-of-way (not recommended) 

A third option for the City Council would be to require the developer to install the 
landscaping in the Caltrans right-of-way per the original project approval.  This would 
eliminate any potential need for City maintenance of the project landscaping.  If the 
Council chooses to go with the original requirement for Caltrans landscaping, and not 
approve the amendment for landscaping in the City right-of-way, Condition 11 and 
Exhibit H in the attached resolution, would need to be changed to revert back to the 
language in the original 2005 approved resolution.  The applicant would need to work 
with Caltrans to meet their requirements.  No landscape would be installed in the City 
right-of-way.   
 



Option 4 ï Eliminate the Condition and re-circulate CEQA (not recommended) 

A fourth option for the City Council would be to eliminate the landscape along the 
freeway frontage entirely.  If the freeway frontage landscape was eliminated, the CEQA 
document would need to be reposted to remove Mitigation Measure AES-1.  It is staffôs 
opinion that amending the location of the freeway frontage landscaping is consistent 
with the intent of the original Mitigation Measure AES-1, however, eliminating the 
landscaping entirely would require reposting the CEQA document for public review of 
the change or substitution of an equivalent mitigation measure.  Staff does not 
recommend eliminating the requirement for freeway frontage landscaping as it was 
intended to mitigate the visual impacts of the project and to enhance the appearance of 
the project site from Highway 101. 
 
Request #2: Affordable Housing 
The applicant has proposed two changes to the affordable housing component which 
have not been included in the attached resolution.  The applicant has proposed to 
concentrate the six required affordable units together on residential lots 13-18, and has 
requested the option to pay in-lieu fees instead of building the affordable units.   
 
When the project was approved by Council in 2005, it was conditioned to meet the 
inclusionary affordable housing program requirements of the City of Atascadero.  The 
Council policy requires that all projects with more than 10 units provide 20% of the units 
as deed restricted affordable.  Of the 32 residential units provided, 6 units are required 
to be deed restricted as affordable units as shown in the table below.   
 

West Front Village Project 
Inclusionary Housing Council Policy 
  
MFR Units 32.00 units 
20% Affordable 6.40 units 
  
Affordable Distribution 
20% Very Low 1.00 units 
37% Low  2.00 units 
43% Moderate 3.00 units 
   6.00 units total (In lieu fees shall be paid for the 0.4 fractional units) 

 
The City Council Inclusionary Housing Policy was adopted in 2003 (attachment 3).  
Council policy states that the ñaffordable units shall be distributed throughout a 
project site and not concentrated in one location.ò  The requirement for distribution 
of affordable units is a standard tool which cities use in order to avoid segregation of the 
deed restricted units.  By integrating the affordable units with the market rate units, it 
becomes impossible to tell them apart.  This minimizes the potential for maintenance 
problems and reinforces positive neighborhood dynamics. 
 
The requirement for distribution of the affordable units was included in the original 2005 
West Front resolution as conditions CUP 14/TTM 15.  The applicant has requested that 
this condition be removed in order to cluster the affordable units.  The applicant is 
proposing to designate the six duplex units located off the shared driveway as the 



affordable units.  These six units are the only remaining duplex units in the project and 
are not comparable to the residential units in the rest of the development.  Since 
clustering the affordable units in this way would not be consistent with Council policy, 
staff is not recommending that the condition be changed.  Previous project approvals for 
other Planned Developments have always required that the affordable units be 
distributed throughout the project.  The one exception is at Apple Colony, which was 
approved prior to the adoption of the 2003 Council Policy and includes all moderate 
income rate affordable units.  The City Council would need to change the City Council 
Inclusionary Housing Policy or make a special exception for this project to allow 
clustering of the affordables as the applicant has proposed.  
 
Staffôs interpretation of the Council policy would allow distribution of the affordables as 
shown on the map below.   This distribution would allow three of the duplex units to be 
designated as the low and very low income units.  Lots 26, 20, and 18 in the Courtyard 
portion (the smaller courtyard home floor plan) would be designated as the three 
moderate rate income units.  The developer has agreed to designate these as the 
affordable units if clustering on lots 13-18 is not approved.  If the Council would like to 
see more distribution throughout the project types or through the lots, or if the Council 
approves clustering the affordable units as the developer proposed, staff recommends 
that a condition be added to state where the affordable units shall be located.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The second part of the developerôs request regarding the affordable units is in regard to 
the in-lieu fees. At the Planning Commission meeting, the applicant requested that the 
project be approved with an option to pay in-lieu fees, or do a combination of in-lieu fees 
and affordable units, instead of building all six affordable units.   
 
The City Council Inclusionary Housing Policy (attachment 3) requires that projects of 11 
units or more must build units, or receive Council approval to pay in-lieu fees.  In-lieu 
fees are based on 5% of the construction valuation of the market rate units.  Therefore, 
according to the policy, the Council may choose to approve the developerôs request 
regarding in-lieu fees.  Conditions CUP 14/TTM15 would need to be changed to reflect 
this option.   

Location of affordable units according to staffôs interpretation of Council Policy for distribution 



 
Staff does not recommend the payment of the in-lieu fees.  In order to meet the State 
requirements for affordable housing, the City is required to show that a certain number 
of affordable units are constructed each year.  For the City of Atascadero, a 32-unit 
project such as West Front Village is a relatively large residential development.  The 
number of affordable units which were originally conditioned to be built with this project 
would make a positive contribution to the number of State required affordable units.  If 
in-lieu fees are collected instead, the City would need to invest a substantial amount of 
staff time and additional funds in order to either build the affordable units itself, or invest 
in another project where the units could be constructed to meet State requirements. 
 
Request #3: Community Facilities District Formation Deferment 
Based on the revenue projections from the Taussig Study (which shows that revenue 
from new residential development is insufficient to cover the maintenance and 
emergency service costs of new development), the City has developed standard 
conditions of approval that require the cost of maintenance and emergency services to 
be funded by the project through a combination of road assessment districts, landscape 
and lighting districts, and community facilities districts.  The following is a standard 
condition on all Planned Development residential projects (including the 2005 West 
Front Village project) which requires the developer to establish a Community Facilities 
District (CFD) for project funding prior to or concurrently with the acceptance of any 
Final Map for the project:   
 
 Condition CUP 19/TTM 12 

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

a) All Atascadero Police Department service costs to the project.  

b) All Atascadero Fire Department service costs to the project.  

c) Off-site common City of Atascadero park facilities maintenance service costs 
related to the project. 

 
When the Final Map for Tract 2621 (the original Tract Map for West Front) was recorded 
in April of 2007, a deferment agreement was signed by the City and the developer in 
order to allow recording of the Final Map prior to establishing a CFD.  The original West 
Front Tract Map (Tract 2621) included both commercial and residential lots, which made 
it difficult to record a CFD prior to recording the new lots and separating the residential 
for the commercial portion with new APN numbers.  In addition, it was important to the 
City to expedite the recording of the Final Map so that the Holiday Inn lot could be 
created and sold, thereby bringing in TOT tax revenues for the City with the new hotel.  



The Final Map was recorded with a deferment agreement which requires the developer 
to establish a CFD prior to final occupancy of the residential units.  The agreement 
applies only to Tract 2621, and does not extend to any new maps.  Condition CUP 
19/TTM 12 is included in the attached resolutions with standard language which 
requires the CFD to be established prior to Final Map acceptance for the currently 
proposed Tract 2970. 
 
The applicant has requested that the City Council defer establishing the CFD for Tract 
2970.  The CFD is a tax on the properties to cover City services such as police and fire.  
The initial tax fee on the vacant property is reduced and covers the administrative costs 
associated with the CFD only.  Once the units are constructed, the full fee goes into 
effect for funding all of the CFD services for the project.  The developer has requested 
deferment of the CFD so the taxes on these properties (including the annual 
administration fee), will not be charged until the developer is ready to build the project.   
 
Staff does not recommend a new deferral agreement as it would not be consistent with 
prior approvals and it is not in the best interest of the City to record lots without a 
funding district for services.  A deferment was originally done for the 2005 project in 
order to separate the commercial from the residential lots and to move forward with the 
Holiday Inn.  With the current Tract Map 2970, those issues are no longer relevant.  If 
the City records a Final Map without the formation of CFD, it can become very difficult 
or impossible to establish one in the future.  When a Final Map is recorded, lots can be 
sold off or deeded to separate ownership.  Currently, there are several unfinished 
projects throughout the City which have gone into foreclosure and deeded back to 
investors.  Some projects within the City have been divided between several 
(sometimes hundreds) of owners as a result of the developer not being able to complete 
the project.  The creation of a CDF requires the owners to vote to approve that the CFD 
tax be put on the properties.  This is a relatively simple process when there is one 
owner and when it is required to be done prior to acceptance of the Final Map.  If there 
are multiple (possibly dozens or more) owners, and the Final Map has already been 
recorded, it could become very difficult to get the new owners to agree to the CFD tax.  
The City could be in a difficult situation where lots have been established but services 
such as fire and police are not funded.     
 
If the City Council decides to defer the CFD for the proposed Tract Map, staff 
recommends that the revised condition require the CFD to be established prior to 
building permit issuance, not permit final.  If the CFD is required prior to permit 
issuance, there is greater assurance for the City that the CFD will be established.  If 
building permits can be issued without a CFD, the situation becomes even more 
complex and the City is put in a difficult situation by having built units without a CFD.  
 



DISCUSSION: 
 
Situation and Facts:  
 

1. Applicant : Richard Shannon  
 6755 El Camino Real, Atascadero, CA 93422 
 
2. Property Owner: West Front Village, LLC, 1301 Chorro St., San Luis 

Obispo, CA 93401 
 
3. Project Address:  9002 West Front Road & 9000-9092 Coromar Ct.  

 (APN 056-131-034 through 056-131-065, 022, 023)  
 

4. General Plan Designation: General Commercial & Medium Density Residential  
 
5. Zoning District: Commercial Retail & RMF-10 with a PD-23 Overlay 
 
6. Site Area: 9.36 acres in Master Plan of Development 
 
7. Existing Use: Holiday Inn and vacant land  

 
8. Environmental Status: Consistent with Certified Mitigated Negative 

Declaration 2005-0165 
 
Background 
 
West Front Village was originally approved by City Council on September 27, 2005.  
The original project approval included a General Plan Amendment to convert 8.42 acres 
(63% percent) of the 13.35-acre site from GC (General Commercial) to MDR (Medium 
Density Residential) and SFR-X (Single-Family Residential-X).  A Zone Change was 
approved to make the zoning consistent with the General Plan Amendment, and to 
establish a Planned Development Overlay-23 Zoning District.   
 
West Front Village included a Conditional Use Permit (Master Plan of Development) 
and Vesting Tentative Tract Map for a 9.36-acre portion of the site.  The Master Plan of 
Development is consistent with the PD-23 standards.  A site plan, residential and 
commercial building layouts, subdivision tract map, landscape plan, grading and 
drainage, and conceptual architecture were included with the project approval.  The 
TTM and Master Plan of Development consisted of the following uses: 
 

 Retail/Gas/Fast Food with drive-through 10,000 square feet 

 Hotel  79 Rooms 

 Business Park  12,700 square feet 

 Courtyard Residential 14 Single-Family Residences 

 Duplex Residential  18 Multi-Family Residences 
 
 



Site Plan ï Original 2005 Project Approval 

 
 
The project site fronts both West Front Road and Portola Road.  The commercial 
portion is oriented towards Highway 101 with primary access off West Front and a 
second entrance near the corner of Portola Road.  The residential uses take access off 
of Portola Road and are located behind the commercial use.  The business park is 
located behind the hotel site and takes access from a common driveway owned by the 
adjacent commercial properties. 
 
The original West Front Village project also included a 3.99-acre conceptual 5-lot 
subdivision at the rear of the residential portion off of Coromar Court.  The future 5-lot 
single-family residential subdivision proposed retention of an existing historic colony 
home, adobe building, associated out-buildings, and native oak trees.  This 3.99 acres 
was included with the approved General Plan Amendment and Zone Change, however, 
it was not included in the Master Plan of Development or Tentative Tract Map, and is 
not a part of the current proposed Amendment.   
 
The original Tract Map (Tract 2621) was recorded in April of 2007.  Grading has been 
since done on the commercial and the residential lots.  On-site and off-site 
improvements, including a majority of the sidewalks, curbs, drainage basins, and utilities 
have been installed.  The Holiday Inn Express was constructed last year and opened in 
July of 2008.   

 



 
In August of 2008, the Planning Commission approved the first Amendment to the 
approved Master Plan of Development to allow modifications to the site plan on the 
commercial lot at the corner of Portola and West Front.  A Jack-in-the-Box drive-through 
restaurant was approved on the corner lot.  Building permits for the Jack-in-the-Box are 
currently in process. 
 
  
 
 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
  

Surrounding Land Use and Setting: 
 
North:  Residential     South: Commercial Retail  
East:   Public School, Residential  West:  Highway 101 
   
 

Project Site:  
Tract Map &  
CUP Amendment 

CR 

CT 

RSF-X 

- Future 5 lot single-family 
subdivision 
- Included with 2005 General Plan 
Amendment an Zone Change 
- Not a part of current CUP 
Amendment or Tract Map  
 



 

 
 
 

Site plan - original project approval 

(Image flipped to be oriented with current proposed amendment) 

Proposed Site plan (2009 Amendment)  



ANALYSIS:   
 
Amendment to Residential Lots  
  
The proposed Amendment includes revisions to the lot lines and Master Plan of 
Development for West Front Village.  The residential lots in the original project approval 
were divided into two types.  There were 14 single-family ñcourtyardò units and 18 multi-
family ñduplexò units.  The duplex homes consisted of attached homes on small 
individual lots.  The duplex garages located at the rear or side of each lot were designed 
to be detached from the living space of the main house, and attached to the garage on 
the adjacent lots.  The garages were accessed off of shared driveways between the 
units.  The courtyard homes were designed as stand alone units on larger lots and are 
accessed off of 3 shared driveways which connect to Coromar Court.     
 
The applicant is proposing to redesign the site plans of the 18 duplex units.  The site 
plan and Tentative Tract Map include the same number of lots that were approved with 
the original map; no new lots would be created with this Amendment or TTM.  The 18 
duplex lots are proposed to be revised to accommodate detached units with individual 
driveways on lots 1-12.  Lots 13-18 are proposed as attached duplex units with 
individual driveways.  No changes are being proposed to the site plan of the original 14 
single-family courtyard units with this Amendment.  
 
 
Residential Site Plan and Appearance Review 
The applicant has revised the site plans of the duplex units in order to provide additional 
detached single-family units.  Lots 1-12 include a mixture of one and two-story single-
family floor plans with attached two-car garages.  Lots 1-6 and 9-12 are designed with 
tandem garages (dimensions: 12ô wide by 28ô deep) in order to fit a detached unit on the 
narrow lots and to minimize the appearance of the garages from the street.  Lots 7 and 
8 are accessed off of San Simeon Dr. and have standard two-car garages (20ô by 20ô in 
size.)  The six proposed duplex units on lots 13-18, located off the shared driveway at 
the back of the cul-de-sac have attached one-car garages.  Four additional guest 
parking spaces are provided off the shared driveway in order to meet the multi-family 
parking requirements of the Atascadero Municipal Code.  A minimum of one guest 
parking space is provided in the driveways of all lots 1-18.  The garages and parking 
provided within the project are consistent with the revised requirements of the PD-23 
text and the Municipal Code. 
 
The majority of the on-site and off-site improvements for the original project, including 
the originally approved cul-de-sac and curbs, have been installed for Coromar Ct. and 
San Simeon Dr.  In order to work within the existing improvements, a common looped 
driveway/parking court is being proposed at the end of the cul-de-sac on Coromar Ct.  
Lots 11-18 are accessed off the common driveway.  The City engineer has included a 
condition in the attached resolution which requires the shared driveway approach to lots 
11-18 be modified to meet City Standard 423 for residential driveways (maximum 20ô 
wide). This standard may require two separate driveway approaches at this location in 



order to meet the maximum width requirement allowed by the Engineering Standards 
(CUP City Engineer Project Condition #24 (A)).  
 
Decorative concrete has been identified within the common looped driveway off 
Coromar Ct. and on the individual driveways of each unit.  The decorative (stained and 
colored) concrete will help to enhance the pedestrian feel of the parking court where 
there are no sidewalks provided.   
 
The garages are setback from the front façade of the units on most of the lots in order to 
create depth on the façades and minimize the visual impact of the garages.  The lots 
are designed with minimal setbacks, including 5-foot side setbacks from the living space 
and 3-foot setbacks from the garages to the side property lines.  Pop-outs have been 
included on the second-story living space of plan D with a 3-foot setback from the side 
property line. 
 
Enclosed entry courtyards have been included with the new floor plans to add privacy to 
the front of the units.  In order to maintain an openness and visual connection from the 
porches to the street, a condition has been included in the attached resolution which 
limits the height of the courtyard walls to 3-feet (CUP Condition 13).    
 
The elevations on all of the residential units have been redesigned in a ñMission 
Revivalò architectural style.  The original project included more of a craftsman influence 
on the elevations, with a combination of wood siding, stucco, and gridded windows.  
Both the original duplex lots (1-18) and the 14 original courtyard single-family homes 
are proposed with revised elevations so that the development has a consistent 
architectural style.  As a Planned Development, a finding is required to be made that the 
project provides high-quality architectural, landscape, and site design to warrant the 
granting of special development standards.  The new proposed elevations include 
mission style elements with stucco walls and tile roofs.  Dark wood elements, wood 
window headers, and recessed arches above the windows with tile accents are 
included.  The overhangs are designed with exposed rafter tails where permissible by 
building code setback requirements. 
 
A revised color board has been provided by the applicant.  The stucco walls of the 
residential units are proposed to be painted in an off-white color with varying shades of 
brown to be used for the garages, doors, exposed beams, headers, fascias, and 
gutters.  The applicant has proposed an accent color for the trim, window sills, and 
recessed arches.  The proposed accent colors include light shades of blue, pink, green, 
and yellow.  Staff is concerned that the accent colors are too bright and has included a 
condition in the attached resolution to revise the accent colors prior to building permit 
issuance to be consistent with the Mission Revival architectural theme (CUP Condition 
8). 



 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed ñMission Revivalò Elevations 

Includes 14 revised courtyard elevations & revised Lots 1-18 

Courtyard homes ï original project approval 

Duplex units ï original project approval 



Proposed Floor Plan and Elevations 
Lot 2 4,880 sq. ft. commercial retail building 

 
Amendment to Commercial Portion of Development 
 
Revisions to lot 2 of the commercial development are proposed.  Lot 2 was originally 
approved for a gas station which was attached to a drive-through restaurant on lot 1.  
With the CUP Amendment which was approved in August 2008, the drive-through 
restaurant on lot 1 was redesigned as a detached Jack-in-the-Box.  The gas station on 
lot 2 was not revised with the 2008 Amendment.  With the currently proposed 2009 
Amendment, the applicant is proposing to replace the gas station building on lot 2 with a 
4,880 square-foot commercial retail building.  New floor plans and elevations are 
provided.  As conditioned, the building is consistent with the guidelines of the 
Appearance Review Manual.  The building includes earth tone colors and brick veneer, 
consistent with the adjacent Jack-in-the-Box and Holiday Inn.   
 
The redesigned project meets the parking requirements of the Municipal Code for 
commercial retail development.  A parking table is included on sheet C1.0 (West Front 
Village Retail Center).  Lot 2 includes 25 parking spaces (ten additional spaces from the 
original gas station lot layout).  In addition, the project includes a condition of approval 
to provide joint use of access and parking between all of the commercial uses along 
West Front Road (TTM Condition 19).  
 
 
 



Business Park Construction Timing 
A phasing condition was included in the original project which requires construction of 
the business park to be completed prior to obtaining a Certificate of Occupancy for any 
of the residential units.  The applicant is requesting that this condition be amended to 
remove the timing requirement for the business park construction.  The applicant has 
proposed substituting the current business park phasing requirement for a condition 
which will require the development of both commercial lots 1 and 2 prior to any 
residential development.  The condition has been revised in the attached resolution as 
proposed by the applicant (CUP Condition 7). 
 
Landscape Plan 
 
Revised landscape plans have been provided for lots 1-18 of the residential 
development and lot 2 of the commercial development.  The landscape plans include 
drought tolerant native landscaping consistent with City requirements.  The landscape 
plan includes high quality design consistent with the standards of a planned 
development.  A large oak shall be planted in the center of the parking court for 
residential lots 11-18 to provide a focal point and shade (CUP Condition 11).   
 
The project includes street trees, residential front yard landscaping, and commercial 
landscaping around and within the parking areas.  The original landscaped pocket park 
(which also serves as a drainage detention basin and wetlands mitigation area) will 
remain as part of the project landscaping.   
  
A condition was included in the original project approval to require a landscape buffer 
between the residential and commercial site.  The original project approval included 
detail drawings showing a 9-foot landscape buffer between the commercial and 
residential sites.  The proposed Amendment plans currently do not show any landscape 
buffer between the commercial building and the adjacent residential buildings, however, 
it does show a 10-foot concrete walkway and building setback from the rear property 
line.  Staff has revised the original condition #11 to require a minimum 5-foot landscape 
buffer behind the building on lot 2.  This leaves a sufficient 5-foot walkway along the 
back of the building for rear access to the retail shops.  The landscape strip and planter 
behind the building shall include evergreen trees consistent with the original project 
approval. 
 
 
 
 
 
 
 
 
 
 

Originally approved 9ôfoot landscape buffer between commercial and residential sites 
**Reduced to 5ô minimum width on Lot 2 with this Amendment 



As previously discussed at the beginning of this report, this amendment includes a 
change in the location of the freeway frontage landscaping.  The original project 
approval included landscape Mitigation Measure AES-1 which states ñLandscaping of 
Caltrans ROW required.ò  The condition was included in the original project approval in 
order to enhance the visual quality of the project from the freeway and the frontage 
road.  The applicant is requesting that the requirement be modified to require 
landscaping between the edge of pavement of West Front Rd. and the Caltrans fence 
only.  It is staffôs opinion that the applicantôs proposed landscaping along West front 
Road adjacent to the Caltrans right-of-way meets the intent of the original Mitigation 
Measure and will be consistent with this requirement.  CUP Condition #11 in the 
attached resolution reflects the proposed landscape plans.   
 
In the applicantôs written statement (Attachment 2) a request has been made that the 
applicant maintain the landscaping along West Front Rd. for a period of two years.  City 
staff does not recommend approving a time limit on the developerôs maintenance of the 
landscaping as it is part of the project development.  The City does not have the funds 
to maintain this additional landscaping, and it would be inconsistent with Council Policy 
and previous project approvals for the City to take on this maintenance.   
 
Planned Development 23 Zone Text Change 
 
The proposed application includes a Zone Code Text Change to amend the PD-23 
standards in the Atascadero Municipal Code.  The original PD-23 text included specific 
provisions regarding the lot layout, conditions, and project specific requirements which 
are no longer consistent with the revised Master Plan of Development.  An amendment 
to the Zoning Code Text is required to match the new project layout.  If the Planned 
Development amendments are adopted, the revised project, as currently conditioned, 
would be consistent with the new PD-23 standards.   
 
The primary text change required in order to approve the revised Master Plan of 
Development is in regards to the garages and parking requirements for the residential 
development.  The original PD-23 text states: 
 

ñ(f) Parking for two- (2) resident vehicles shall be provided in a garage with minimum 
interior dimensions of twenty (20) feet by twenty (20) feet. A minimum of one guest parking 
space of at least nine (9) feet by twenty (20) feet [nine (9) feet by twenty-two (22) feet when 
parallel]. The courtyard homes shall provide parking, based on multifamily development 
standards set forth in the Atascadero Municipal Code. On-street parking shall not be used 
to satisfy the parking requirements.ò 

 
The revised residential floor plans include a mixture of one and two-car garages, 
tandem garages, and smaller interior dimensions on the standard two-car garages.  In 
order to be consistent with the revised project layout, the code text is proposed to be 
amended with more general parking requirements, consistent with the multifamily 
parking standards.  The specific provisions regarding garage size have been eliminated 
as follows: 
 



(f) ñThe residential lots shall provide parking based on the multifamily development 
parking standards set forth in the Atascadero Municipal Code.  A minimum of two (2) 
parking spaces shall be provided on each lot, either within the garage or in the driveway of 
the unit.  A minimum of one (1) guest parking space shall be provided in the driveway of 
lots 1-18 in addition to any garage parking. A dedicated residential parking area shall be 
provided to meet the overall Atascadero Municipal Code multifamily parking requirements.  
On-street parking shall not be used to satisfy the parking requirements.ò      

 
The PD-23 text also includes a landscaping requirement which states: 
 

 ñAll landscaping shown on the approved landscape plan will be installed by the developer 
and shall be permanently maintained as approved.ò 

 
The landscaping along West Front was originally required to be maintained by the 
developer or subsequent property owner as part of the commercial development.  As 
discussed previously, the applicant has requested that the landscape along West Front 
next to the Caltrans right-of-way be maintained by the developer for a period of two 
years, and then maintenance would be taken over by the City.  The City does not have 
the funds to maintain the new landscaping, and therefore, no changes have been made 
to item (h) of the PD-23 text.  If the City Council chooses to accept maintenance of the 
frontage landscaping, the PD-23 text and the project condition will need to be amended 
to reflect the new maintenance schedule.  The complete amended PD-23 text 
requirements, as proposed, are included in attachment 4 (PC Resolution for Zone Text 
Change.)   
 
Tentative Tract Map 
 
Lots 1-18 of the residential portion of the development (previously the multifamily duplex 
lots) have been redesigned to accommodate the revised site plans and floor plans.  A 
new Tentative Tract Map (Tract 2970) has been submitted to reflect the adjusted lot 
lines.  The revised project identifies the same number of lots as originally approved (18 
residential lots in the Tract).  No new lots have been created.  The new Tentative Tract 
Map is consistent with the proposed Master Plan of Development and PD-23 Zone 
Change Amendments.  The Tract Map has been conditioned by staff and the City 
Engineer to meet all City standards including on-site and off-site street improvements.  
The applicant will be required to establish a Community Facilities District prior 
recordation of the Final Map (CUP Condition 19 / TTM Condition 12.) 
 
Summary of Developerôs Requested Amendments and Revised Conditions  
A written statement has been provided by the developer to summarize the requested 
project and condition changes discussed in this staff report.  The developerôs written 
statement is included as Attachment 2 of this report. 
 
The following points summarize the developerôs requests and amended conditions as in 
the attached resolutions: 
 

1. Request for modifications to commercial lot 2 site plan (Master Plan of 
Development).  Amended exhibits show new commercial retail building; gas 



station removed.  
2. Request for modifications to the site plan (Master Plan of Development) for the 

residential lots 1-18.  Amended exhibits included in the resolution. 
3. Modifications requested to the architectural elevations in the residential 

development (lots 1-32).  Exhibits amended to reflect new ñMission Revivalò style 
elevations on all residential units. 

4. Tentative Tract Map submitted for revised lot lines on lots 1-18 of the residential 
development.  Resolution attached. 

5. Applicant requested clustering the six required affordable units on lots 13-18.  
These are the remaining duplex units located off the shared driveway.  Staff does 
not recommend clustering the affordable as it is not consistent with City Council 
policy.  The original condition which requires the affordable units to be distributed 
throughout the development remains unchanged. 

6. Applicant requested the option to pay in-lieu fees instead of building the 
affordable units.  Staff does not recommend in-lieu fees on this project as it is a 
relatively large residential development, and the City depends on these types of 
projects in order to meet the State requirements for affordable housing.  Original 
condition remains in resolution.   

7. Applicant requested modification of phasing condition which requires Business 
Park to be developed prior to residential lots and substituting requirement for 
development of commercial lots 1 and 2.  Condition has been amended as 
requested. 

8. Request to modify Caltrans landscaping condition.  Exhibits amended in attached 
resolution to reflect revised landscape between the West Front right-of-way and 
Highway 101.  Applicant requested that the project maintain the landscape for 2 
years, request for City maintenance after 2 years.  Staff does not recommend 
accepting maintenance of the project required freeway frontage landscaping as 
the City does not have the funds and it would be against Council policy to accept 
the addition maintenance. 

9. Zone Text Change submitted to amend garage size and parking required on the 
PD-23.  Resolution attached for Zone Text Change. 

10. Applicant request to defer establishing the CFD.  Staff does not recommend 
deferment as it would not be consistent with prior approvals and it is not in the 
best interest of the City to record lots without a funding district for services. 

 
The revised Conditional Use Permit and Tentative Tract Map conditions include the 
amended conditions for the proposed project as well as the original conditions which will 
carry over from the original 2005 project approval.  The exhibits have also been 
consolidated within the attached resolutions.  All conditions of the previous CUP and 
TTM shall remain in place unless specifically amended.  As a point of clarification, the 
amendment shall supersede any original conditions if any conflicts occur. 
 
All other portions of the project are to remain as originally approved.  No additional 
native trees are proposed for removal with the project Amendment.  No changes are 
proposed to the sewer service or location, drainage or detention basins, wetland 
mitigation, road improvements, etc.   



General Plan Consistency 
 
The proposed project, as conditioned and with mitigation measures implemented is 
consistent with the following General Plan Land Use and Housing Element Policies: 
 
Land Use Program 1.1.7:  ñWithin the Urban Core encourage infill development or 
revitalization or reuse of land already committed to urban development where utilities 
and public services exist. 
 
Housing Element Policy 1.1:  ñEncourage steady production of new housing, including 
mixed-use projects in commercial land use areas, to meet the needs of all household 
types in the City.ò 
 
Implementing General Plan programs requires appearance review of architectural 
design, materials, street trees, and landscaping to improve the appearance along 
Highway 101, and incorporate architectural themes into the site and building design.  
The proposed project includes street frontage and highway frontage landscaping 
consistent with General Plan requirements.   
 
The City Council must find that the proposed project is consistent with the appearance 
review requirements set forth by the General Plan and Council Policy regarding the 
granting of modified development standards through the Planned Development Overlay 
process. 
 
Findings 
 
Master Plan of Development (Conditional Use Permit) 
A Master Plan of Development is required for a Planned Development in the form of a 
Conditional Use Permit.  The Conditional Use Permit process provides the opportunity 
for the public and the City Council to review the specifics of land use proposals, such as 
architectural design, site design, landscape, signage, and specific standards of the 
zoning ordinance.  The City Council must make the following five findings to approve 
the requested Conditional Use Permit Amendment: 
 
1. The proposed project or use is consistent with the General Plan and the Cityôs 

Appearance Review Manual. 
 

Staff Comment:  The revised project is consistent with the General Plan policies 
listed above, as currently conditioned. 

 
2. The proposed project or use satisfies all applicable provisions of the Title (Zoning 

Ordinance) including the Planned Development Ordinance.  
 

Staff Comment:  As conditioned, and with the PD-23 Zone Text Changes, the 
project meets all development standards required by the zoning ordinance.  

 



3. 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.  

 
Staff Comment:  The proposed development will not be detrimental to the general 
public or working peopleôs health, safety, or welfare. 

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

immediate neighborhood or contrary to its orderly development. 
 

Staff Comment:  The project has been designed to be consistent with the existing 
residential and commercial neighborhood character, and to enhance the 
appearance along West Front and U.S. Highway 101 with project landscaping. 

 
5. 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. 

 
 Staff Comment:  The proposed project and use is consistent with the traffic 

projections and road improvements anticipated within the General Plan.   
 
6. 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; and 

 
 Staff Comment:  The proposed land uses will provide high-quality commercial along 

U.S. Highway 101, business park uses adjacent to existing commercial uses while 
providing a medium-density residential neighborhood transition to existing single-
family neighborhoods.   

 
7.  The proposed project is in compliance with any pertinent City policy or criteria 

adopted by ordinance or resolution of the City Council. 
 
Staff Comment:  The proposed project is consistent with City and Council policies 
as currently conditioned.  As previously discussed, items such as clustering the 
affordable units, payment of in-lieu fees, deferring the CFD, and City maintenance 
of the project freeway frontage landscaping, have not been recommended as they 
would contradict City policy. 

 
Based on staffôs analysis in the preceding sections, and as conditioned, it appears that 
all of the required findings for approval of a Master Plan of Development (Conditional 
Use Permit) can be made.  As conditioned, changes to the Master Plan of Development 



or project Conditions can be made by the Planning Commission in the future without 
Council action. 
 
Proposed Environmental Determination 
 
A Draft Negative Declaration was circulated to public agencies and interested members 
of the public on September 25, 2005.  The environmental analysis identified concerns 
regarding potential impacts to aesthetics, air quality, biological resources, cultural 
resources, geology and soils, hazards and hazardous materials, hydrology and water 
quality, land use and planning, mineral resources, noise, population and housing, public 
services, recreation, transportation/traffic, and utilities/service.  Mitigation measures 
pertaining to these resources are included.  
 
The City Council certified the Mitigated Negative Declaration on September 27, 2005.  
Staff believes that the proposed amendments are consistent with the original Certified 
Mitigated Negative Declaration 2005-0165.  
 
Conclusion  
 
The proposed project includes an Amendment to the Master Plan of Development 
(CUP), a new Tentative Tract Map for residential lot 1-18, and a Zone Text change to 
amend the PD-23 requirements.  The residential lots have been redesigned with 
proposed Tract 2970 to accommodate detached single-family units with individual 
driveways on lots 1-12.  Lots 13-18 are designed off a shared driveway with attached 
duplex units.  The total number of lots in the development has not changed with the new 
Tentative Tract Map (32 lots total).  The elevations on the residential units have been 
redesigned in a ñMission Revivalò architectural style.  Revisions to lot 2 of the 
commercial development propose replacing the previously approved gas station with a 
4,880 square-foot commercial retail building.  Amendments to the original project 
conditions of approval are proposed.  The amended Master Plan of Development, as 
conditioned, will incorporate all site development, landscaping, and architectural design 
standards for the project.  The proposed amended project resolution meets the findings 
for approval as analyzed within the staff report.   
 
The Planning Commission held a public hearing for the proposed project on January 15, 
2008, and voted to recommend approval on a 7-0 vote.  The Commission made a 
motion to defer the three additional developer requests to the City Council as these 
were all Council policy issues which require City Council approval for modification.  The 
three additional developer requests were for (1) City maintenance of the freeway 
frontage landscaping after the initial two year period, (2) clustering of the affordable 
units and the option to pay in-lieu fees, and (3) defer establishing a CFD.  Staff does not 
recommend approval of these three requests as they are not consistent with previous 
project approvals, are not consistent with Council policy, and would not benefit the City. 
 



FISCAL IMPACT:  
 
Based on findings from the Taussig Study, revenue from new residential development 
including property tax revenues; vehicle licensing fees, sales taxes, and other revenues 
are insufficient to cover the maintenance and emergency services costs of new 
development. Based on the revenue projections from the Taussig Study, the City has 
developed standard conditions of approval for new development projects that require 
the cost of maintenance and emergency services to be funded by the project through a 
combination of road assessment districts, landscape and lighting districts, and 
community facilities districts (Conditions CUP 19 and 20/ TTM 12 and 13).  Inclusion of 
these conditions of approval will mitigate any negative fiscal impact on the City. 
 
The following conditions of approval are included to mitigate the fiscal impacts of the 
project on the City of Atascadero. 
 
 Condition CUP 19/TTM 12 

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

a) All Atascadero Police Department service costs to the project.  

b) All Atascadero Fire Department service costs to the project.  

c) Off-site common City of Atascadero park facilities maintenance service costs related to the 
project. 

 
 Condition CUP 20/TTM 13 
 

Á All tract maintenance costs listed below shall be 100% funded by the project in perpetuity.  The service 
and maintenance cost shall be funded through a Home Owners Association established by the 
developer subject to City approval.  The Home Owners Association must be in place prior to, or 
concurrently with acceptance of any final maps.  The Home Owners 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 Home Owners Association.  

a) All streets, bridges, sidewalks, streetlights, street signs, roads, emergency access roads, 
emergency access gates, and sewer mains within the project. 

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 arterial streets. 



 
These standard conditions are included in the attached resolution as originally approved 
in 2005.  The applicant has made several requests which would require amending these 
conditions and other conditions in the TTM, CUP, and PD-23 zone text.  The developers 
request regarding landscape maintenance by the City after the initial two year period 
would have a fiscal impact on the City.  Public Works staff is concerned about the cost 
of staffing, administration, water, replacement plant materials and sprinkler equipment 
repairs.  Maintaining this landscaping would likely result in a lower service of 
maintenance elsewhere in the City to cover this new area.   
 
The deferment of the CFD has possible fiscal impacts on the City if the CFD is not able 
to be created at a later date.  If the CFD is deferred, it could become more difficult for 
the City to require its establishment, and there would be potential for the City to have to 
cover the fire and police services for the project.  Additionally, the developerôs request to 
pay in-lieu fees instead of building the affordable units could have a fiscal impact on the 
City.  If the six units are not constructed by the developer, the City will need to build 
those units itself or invest in another project in order to meet the state requirements for 
affordable housing.  The in-lieu fees from this project would be used towards another 
affordable project, however, it would take additional staff time and additional funds to do 
a City initiated project to build the units.   
 

ALTERNATIVES 
 

1. The Council may make modifications to the project and/or conditions of approval 
for the project. 
 

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

 
3. The Council may deny the City initiated or private development projects.  The 

Council should specify the reasons for denial of the project.  If the Council denies 
the City initiated General Plan Amendment and Zone Change, the two 
development applications can not be approved.   

 

ATTACHMENTS: 
 
Attachment 1: Location Map, Zoning and General Plan 
Attachment 2: Developerôs Statement 
Attachment 3: Council Policy: Affordable Housing Policy 
Attachment 4: Draft Ordinance A 
Attachment 5: Draft Resolution A 
Attachment 6:   Draft Resolution B 
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General Plan Designation: General Commercial, Medium Density Residential  
Zoning District:   Commercial Retail, Residential Multi-Family-10 and Planned Development 23 overlay 
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