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TONIGHT’S DISCUSSION | Emerging Preferred Land Use Alternative



I. Project Updates





We are currently in 
Phase 3: Exploring 
Alternatives



COMMUNITY ENGAGEMENT SERIES #2 | Pop-ups and Open House

 Pop-up held on October 07, 2023, 
during Colony Days 

 Community Open House held on 
October 14, 2023, at Lakeside Pavilion

 Provided community an opportunity 
to view land use and policy 
alternatives



COMMUNITY ENGAGEMENT SERIES #2 | Online Survey

 Conducted an interactive survey that 
allowed people to comment on the 
alternatives

 The survey posted online between October 
6, 2023, and November 4, 2023 

 645 people took the survey, submitting 
over 274 selections, comments, and ideas  



COMMUNITY ENGAGEMENT SERIES #2 | High School Student Projects

 Fall Semester 2023/24

 Assignment:
 Collaborate in small groups of 6 students

 Select a general topic and follow key lines of inquiry

 Conduct field research and record community input

 Find case studies and suggest key lessons for 
Atascadero to adapt

 Meet and work with City staff 5 times over the course 
of the semester



COMMUNITY ENGAGEMENT SERIES #2 | Staff and STAC Meetings

Held on September 25, 2023



LAND USE POLICY INPUTS
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II. Major Policy Approaches: “Big Moves”



POLICY FOUNDATION | Atascadero True North Statements



POLICY FOUNDATION | General Plan Vision and Guiding Principles



“BIG MOVES”

CREATE A MIX OF 
HOUSING TYPES

A

ATTRACT NEW 
INDUSTRIES AND 

HIGHER WAGE JOBS

B

IMPROVE MOBILITY, 
ACCESS, AND 

SAFETY

C

ADDRESS PUBLIC 
INFRASTRUCTURE 

NEEDS

D

ENSURE FISCAL 
SUSTAINAIBLITY

E

The Big Moves represent key land use objectives and strategies that will help 
advance the Council’s True North Statements, General Plan Vision and Guiding 
Principles, and community desires . . .



“BIG MOVES”

CREATE A MIX OF 
HOUSING TYPES
Support current and future community 
needs and choices by expanding the 
types, formats, and affordabilities of new 
housing in Atascadero. 

A Key Policy Considerations

1. Allow higher-density residential and 
mixed-use projects within downtown and 
along key parts of El Camino Real that are 
accessible to a range of community 
services, amenities, and activities. 

2. Consider development incentives for 
projects that provide needed workforce 
housing near areas of employment. 

3. Encourage incremental infill housing in 
traditionally single-family areas that is in 
character with the neighborhood scale 
(second units, duplexes). 



“BIG MOVES”

ATTRACT NEW INDUSTRIES 
AND HIGHER WAGE JOBS
Cultivate a successful, resilient, and 
diverse business environment that 
supports existing and new businesses, 
attracts innovative and emerging 
industries, and increases higher wage 
jobs in Atascadero.

B Key Policy Considerations

1. Encourage business investment within 
key Focus Areas through targeted 
regulatory and financial incentives (onsite 
parking reductions, infrastructure 
upgrades).

2. Actively market Atascadero as a business-
friendly city, and engage technology, 
research and development, and similar 
industries to locate in the city.

3. Provide opportunities for flexible building 
uses and conversion of spaces within key 
commercial and mixed-use Focus Areas.



“BIG MOVES”

IMPROVE MOBILITY, 
ACCESS, AND SAFETY
Create and maintain a citywide 
circulation network that provides safe, 
efficient, and convenient mobility 
choices for all people in Atascadero. 

C Key Policy Considerations

1. Enhance multi-modal street design and 
amenities along El Camino Real and 
Morro Road within housing and 
employment Focus Areas to encourage 
and accommodate more walking and 
biking. 

2. Create a network of emergency routes for 
wildfire-prone areas that provide both safe 
evacuation for residents and efficient 
entry for first responders.



“BIG MOVES”

ADDRESS PUBLIC 
INFRASTRUCTURE NEEDS
Maintain adequate and efficient 
backbone infrastructure to support 
current and future community , 
business, and development needs in 
Atascadero. 

D Key Policy Considerations

1. Expand telecommunications 
infrastructure and public utilities to and 
within key employment Focus Areas. 

2. Implement streetscape improvements 
along El Camino Real and Morro Road 
near major planned residential and 
employment nodes to incentivize new 
development.



“BIG MOVES”

ENSURE FISCAL 
SUSTAINABILITY
Balance new public investment and 
private development to maintain 
sustainable and resilient fiscal resources 
for the City of Atascadero. 

E Key Policy Considerations

1. Prioritize public investments that have a 
positive influence on long-term economic 
growth, including focusing infrastructure 
improvements within employment-
generating Focus Areas.

2. Use financing mechanisms that provide 
for new development that contributes to 
both near-term investment and long-term 
infrastructure maintenance. 

3. Acknowledge the fiscal implications of 
different land use types and the necessity 
of maintaining a balanced land use mix to 
mitigate fiscal vulnerabilities during 
variable market cycles.



III. Emerging Preferred Alternative



EMERGING PREFERRED ALTERNATIVE | Overview

Citywide DiagramPlacetypes Focus Areas



PLACETYPES 

The new Placetypes are similar to land 
use designations but also include 
details regarding the character of the 
various types of uses, such as scale, 
design quality, and relationship to the 
street. 



RURAL RESIDENTIAL | 0.1 – 1 du/ac | One home on a lot one acre or 
larger in size, depending on slope conditions

PLACETYPES 

VERY LOW DENSITY RESIDENTIAL | 1 - 4 du/ac | One home on a 
lot generally less than one acre in size



LOW DENSITY RESIDENTIAL | 5 - 12 du/ac | Detached and attached single-unit homes, 
duplexes, triplexes, fourplexes, and cottage courts

PLACETYPES 

MEDIUM DENSITY RESIDENTIAL | 13 - 24 du/ac | Cottage clusters, duplexes, triplexes, 
fourplexes, and townhomes



HIGH DENSITY RESIDENTIAL | 25 - 36 du/ac | Apartments and condominiums

PLACETYPES 



MIXED USE | 20 - 36 du/ac | Combined commercial and residential uses within a project site

PLACETYPES 

DOWNTOWN MIXED USE | 20 - 45 du/ac | Mix of civic, dining, shopping, recreation, 
residential, and other pedestrian oriented uses



COMMERCIAL | Retail stores, offices, restaurants, entertainment, service uses 

PLACETYPES 

COMMUNITY RECREATION | 0.3 FAR max | Privately developed and managed recreation 
and community-serving uses



INNOVATION/FLEX | R&D, light manufacturing, creative industries, and dining

PLACETYPES 

INDUSTRIAL | Manufacturing, materials processing, assembly, and equipment and more 
intensive service uses than other commercial areas



CONSERVATION/PARKS/OPEN SPACE | Parks and recreation and community-serving uses, 
habitat preserves, rivers and creeks, other protected lands

PLACETYPES 

PUBLIC/QUASI PUBLIC | Government facilities, public schools, and private utilities



2045 CITYWIDE DIAGRAM | Methodology

 True North 
Statements

 2045 General Plan 
Vision and Guiding 
Principles

 Placetypes and Focus 
Area discussions

 Pop-Up Events

 Community Open 
House

 Online Survey

 Developer Focus 
Group Meetings

 High School Student 
Projects

 Property owner 
General Plan 
Amendment requests 
(22 applications)

City Council 
Direction

Community Ideas 
and Feedback

 Pending or known 
future projects

 Vacant and 
underutilized parcel 
analysis

 Physical constraints 
(topography, sensitive 
habitats, flooding, 
limited access, etc.)

 Infrastructure 
capacity and relative 
ease to expand or 
upgrade

Capacity 
Analysis

 Evaluation of historic 
growth trends for 
Atascadero, SLO 
County, and the 
broader Central Coast 
region

 Analysis of realistic 
employment growth 
forecasts based on 
current and 
anticipated future 
market conditions

 Council priorities 
(higher wage jobs, 
future jobs/housing 
balance, etc.)

Growth 
Forecasting







FOCUS AREAS

The Focus Areas represent primary 
opportunity areas for new buildings, 
uses, activities, and investments based on 
Council, Commission, STAC, and 
community input. 

Each Focus Area is envisioned to have a 
distinctive set of land uses, community 
amenities, and other features. 



FOCUS AREAS

The Focus Areas were identified based 
on several factors:

 Areas that support the growth and 
community design objectives outlined in the 
Vision Statement and Guiding Principles

 Areas currently designated for commercial, 
office, mixed use, or industrial uses 

 Areas along major corridors and near Highway 
101 that have good access to local and regional 
road networks, pedestrian and bicycle 
amenities, and civic destinations

 Areas that have infrastructure available to 
support new and more intensive commercial 
and residential development

 Areas that have the potential to become 
more walkable and economically viable as 
new and more intensive development occurs



A. Ramona Road Focus Area

Key New Concepts and Changes

 Create a light industrial and business park zone from the 
Public District that abuts Ramona Road and Highway 101 
south of Del Rio Road.
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree.”   

Create a light industrial and business park zone. 64%

Concentrate employment-generating uses at the Del Rio 
Road/Highway 101 intersection. 73%



B. Del Rio Focus Area

Key New Concepts and Changes

 Designate retail and tourist-serving uses at the Del Rio 
Road/El Camino Real intersection. 

 Expand light industrial uses along El Camino Real on 
smaller parcels fronting Highway 101. 
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree.”   

Designate retail and tourist-serving uses at all four corners 
of the Del Rio/ El Camino Real intersection. 77%

Expand clean industrial and innovation flex uses along El 
Camino Real on parcels that front Highway 101. 84%



C. San Benito Focus Area

Key New Concepts and Changes

 Explore opportunities for higher density housing and 
cottage-court type development east of El Camino Real.

 Create a transition in density of development on large 
parcels moving back from El Camino Real. 
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree.”   

Allow for additional residential density in the area to 
create more opportunities for infill housing. 71%

Ensure there are adequate transition zones between 
more intense uses fronting El Camino Real and 
surrounding residential neighborhoods. 87%



D. San Anselmo Focus Area

Key New Concepts and Changes

 Create a research & development area 
along El Camino Real on parcels fronting 
Highway 101. 

 Allow additional higher density 
residential and mixed-use opportunities 
on the east side of El Camino Real.

 Refine land uses to focus on job growth 
and clarify circulation patterns on the 
west side of Highway 101. 
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree.”   

Create a research/development focused area between El Camino Real and 
Highway 101, north of San Anselmo Road. 59%

Explore opportunities for horizontal mixed use on deeper lots on the East 
Side of El Camino Real (e.g., commercial and office uses fronting El Camino 
Real with residential in the back). 81%

Preserve the retail space on the former K-Mart site instead of transitioning 
to research/development. 50%



E. Traffic Way / Sycamore Road Focus Area

Key New Concepts and Changes

 Transition away from heavy industrial and 
storage uses in favor of light industrial 
and research & development uses. 

 Create a business park character where 
industrial zones consider adjacent 
residential areas (and create 
buffers/transitions).

 Consider expanding the light industrial 
area south along Sycamore Road. 
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree.”   

Transition to light industrial and research/development uses and away 
from heavier industrial and outdoor storage uses.  77%

Create a business park zone east of Traffic Way that is less impactful on 
adjacent residential neighborhoods, maintaining indoor uses. 73%

Limit new industrial uses near the Salinas River. 68%

Create greater access/recreational opportunities to the Salinas River. 73%



F. Downtown Core Focus Area

Key New Concepts and Changes

 Expand restaurants, community retail, 
and larger mixed-use projects to 
contribute vitality to the City’s core. 

 Incentivize non-retail businesses in 
Downtown to relocate to the Highway 
41 corridor. 

 Support infill multi-family and missing 
middle development in surrounding 
neighborhoods where sewer service is 
available. 
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree”   

Continue to develop restaurant, retail, and larger mixed-use projects in the 
area to intensify the Downtown core. 89%

Incentivize the relocation of medical offices to the Morro Road corridor. 88%

Support infill multi-family and missing middle development in surrounding 
neighborhoods where sewer is available. 81%

Allow mixed-use buildings up to four/five stories high in the Downtown core 
to create more local housing and employment uses. 58%



G. Infill Flex Focus Area

Key New Concepts and Changes

 Establish a flexible land use pattern on shallow lots on 
the east side of El Camino Real (between San Jacinto 
and Rosario and between the Vons center and Curbaril) 
that can accommodate both high density residential 
and commercial uses.

 Encourage infill residential development at mid-block 
locations along El Camino Real. 

 Encourage focused commercial at major  intersections 
and key nodes.
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree”   

Encourage infill residential development. 72%

Create flexibility by allowing horizontal (commercial in 
front of residential) and vertical (residential above 
commercial) mixed use. 78%

Concentrate and intensify commercial use at key 
intersections. 80%



H. Morro Road Focus Area

Key New Concepts and Changes

 Create a new professional office, retail, 
and employment area focused on (but 
not limited to) the medical industry, 
including research & development uses. 

 Support higher density multi-family and 
missing middle infill housing in the 
neighborhood north of Highway 41 to 
Atascadero Creek.
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree”   

Create a new professional office, retail, and employment area that is 
focused on (but not limited to) the medical industry, including research/ 
development type uses. 81%

Support higher density multi-family and missing middle infill in the 
neighborhood to the north of Highway 41 to Atascadero Creek. 57%

Explore opportunities for horizontal (commercial in the front and residential 
in the back) mixed-use deeper lots. 71%



I. Triangle Neighborhood Focus Area

Key New Concepts and Changes

 Support multi-family infill housing, including missing 
middle and small-lot subdivisions in the neighborhood 
bordered by Highway 41, Portola Road, and Highway 101. 
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree”   

Support multi-family infill, including missing middle and 
small-lot subdivisions, in the neighborhood bordered by 
Highway 41, Portola Road, and Highway 101. 69%



J. South Atascadero Commercial Focus Area

Key New Concepts and Changes

 Create a light industrial and business park zone south of 
the Curbaril Avenue and El Camino Real commercial node.
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree”   

Create a service-oriented industrial and business park 
zone south of the commercial node at Curbaril Avenue 
and El Camino Real. 67%

Concentrate and intensify neighborhood-serving 
commercial uses at key intersections. 81%



K. South Gateway Focus Area

Key New Concepts and Changes

 Create a gateway area that 
includes multi-family and mixed-
use, but likely at a lower scale due 
to infrastructure and flooding 
constraints. 

 Consider clustering/density 
transfer to avoid flood-prone areas. 
Look at the intersection of Santa 
Barbara Rd and El Camino Real to 
determine best gateway uses. 
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Community Feedback on Policy Questions
The numbers represent the percentage of respondents who selected 
either “Strongly Agree” or “Agree”   

Allow clustering of residential units and the reassignment of allowed development 
potential to avoid developing in flood-prone areas. 85%

Allow for a mix of commercial and office uses along the El Camino Real frontage, 
with residential uses on the rear portions of lots. 78%

Incentivize commercial recreation and community- serving uses in this area. 90%

Allow residential on sites currently designated for commercial uses south of Santa 
Barbara Road. 81%



PROPERTY OWNER LAND USE REQUESTS



2045 GENERAL PLAN GROWTH FORECASTS

Residential
(Dwelling Units)

General Plan 
Horizon
(2045)

Rural Residential 5,264

Very Low Density Residential 1,513

Low Density Residential 1,932

Medium Density Residential 2,230

High Density Residential 2,183

Mixed Use 1,923

Downtown Mixed Use 567

Total 15,612

Sources
City of Atascadero GIS (2023), SLO County Accessor (2022), Urban Footprint (2024), 
California DOF (2023), EPS (2024), and MIG (2024). 

Notes 

1. Existing land use represents what is currently “on the ground” in 2022. It is 
based on a combination of County Accessor information, data from 
UrbanFootprint, and review of recent aerials. 

2. Population estimates assume a 2.43 person per household ratio, based on 
demographic trends. 

Existing
(2022)

General Plan 
Horizon
(2045)

0.72 0.91

Jobs/Housing Ratio
Non-Residential
(Jobs)

General Plan 
Horizon
(2045)

Mixed Use 2,340

Downtown Mixed Use 3,201

Commercial 3,765

Innovation/Flex 2,018

Industrial 193

Community Recreation 79

Public/Quasi-Public 2,546

Total 14,142

Residential
(Dwelling Units)

Existing1

(2022)

Single-family 9,231

Multifamily 3,056

Total 12,287

Non-Residential
(Jobs)

Existing1

(2022)

Commercial 5,438

Industrial 419

Civic/Institutional 2,936

Other 8

Total 8,805

Dwelling Units
2022 vs. 2045

Jobs
2022 vs. 2045

Existing
(2022)

GP
Horizon
(2045)

Net 
Change

(2022-2045)

Dwelling 
Units 12,287 15,612 +3,325

Population2 29,857 37,937 +8,080

Jobs 8,805 14,142 +5,337

Forecasted Growth Summary



IV. Next Steps



NEXT STEPS | Moving into Phase 4

 EIR Notice of Preparation (Spring 2024)

 Project Description  
 Scoping Meeting

 Draft General Plan (Summer – Fall 2024)

 Draft Environmental Impact Report (Summer – Fall 2024)

 Community Engagement Series #3 (Fall 2024)

 Staff Technical Advisory Committee Meeting
 General Plan Open House
 Planning Commission Meeting



PROJECT WEBSITE

www.atascadero2045.org
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