
       
 

ADMINISTRATIVE HEARING AGENDA REPORT 

 

SUBJECT: A request for a Minor Use Permit to allow conversion of an existing mixed-use site 

to an entirely residential use in the Neighborhood Commercial zone. This project is categorically 

exempt from environmental review (CEQA). 

 

PROJECT ADDRESS: 644, 670, 672, and 678 Upham Street   

 

BY: Mallory Patino, Assistant Planner  Phone: (805) 783-7704 

 Email: mpatino@slocity.org 

FILE NUMBER: USE-0778-2025  

RECOMMENDATION 

Approve the request for a Minor Use Permit to allow conversion of an existing mixed-use site to 

an entirely residential use in the Neighborhood Commercial zone, based on the findings and 

subject to the revised conditions of approval.  

SITE DATA 

Applicant John Tricamo 

 
Figure 1 – Project Site 

General Plan 

Land Use 

Designation 

Neighborhood 

Commercial 

Zone Neighborhood 

Commercial (C-N) 

Site Area 1,021 square feet 

Project Area 425 square feet 

Environmental 

Determination 

Categorically exempt 

from environmental 

review under CEQA 

Guidelines Section 15301 

(Existing Facilities) 

SUMMARY 

John Tricamo (Applicant) has applied for a Minor Use Permit to allow conversion of an existing 

mixed-use site to an entirely residential use in the Neighborhood Commercial zone at 644, 670, 

672, and 678 Upham Street. The Applicant proposed to convert the existing, 425 square feet 

commercial unit addressed as 664 Upham Street into a residential studio. No additional square 

footage is proposed as part of the project. The project complies with the General Plan and Zoning 

Regulations. Staff recommends approval of the Minor Use Permit, based on the findings and 

subject to conditions of approval. 

Meeting Date:   4/27/2026 
Item: 1 

mailto:mpatino@slocity.org
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1.0 PROJECT BACKGROUND 

1.1 Site Information 

Present Use & 

Development 

Developed property with two residential units, a detached garage with a 

second story accessory dwelling unit (ADU), a 425 square foot 

commercial unit (personal services), and site improvements such as 

access, uncovered parking, and landscaping. 

Topography Relatively flat 

Access Upham Street  

Zones & 

Surrounding 

Uses 

North: R-2; residential uses 

South: C-N & R-2; residential, personal services, retail, etc. uses 

East: C-N; residential uses  

West: C-N; personal services, retail, etc. uses  

1.2 Project Description  

As outlined in the application submittal (Attachment A), the Applicant is requesting to convert an 

existing commercial space into a residential studio at 664 Upham Street. Conversion of the space 

would result in the existing mixed-use site becoming entirely residential. The Applicant would 

utilize the existing structure and convert an existing ADA parking space into two guest parking 

spaces for an existing residence on site. No additional square footage is proposed as part of the 

project. Minor tenant improvements would be required to change the occupancy of the existing 

structure from commercial (personal services) space to a residential unit. 

2.0 PROJECT ANALYSIS  

On September 3, 2024, the City Council adopted Ordinance No. 1739, which amended Table 2-1 

(Uses Allowed by Zone) to conditionally allow residential uses with approval of a Minor Use 

Permit in the C-N zone. As such, the Applicant is requesting a Minor Use Permit to establish an 

entirely residential use at 664, 670, 672, and 678  Upham Street in the C-N zone.  

Approval of the Use Permit is subject to requirements, outlined in Section 17.110.060 (Criteria for 

Approval) and Section 17.110.070 (Required Findings), for consistency with applicable standards 

and limitations of the General Plan and Zoning Regulations. Staff has evaluated the project against 

relevant standards and guidelines and found it to be in compliance as discussed in the following 

analysis. 

2.1 Consistency with the General Plan and Zoning Regulations 

The project site is located in the Neighborhood Commercial (NC) land use designation and (C-N) 

zone, which are intended for the establishment and operation of small-scale, pedestrian-oriented, 

and low-impact retail sales and personal services for the convenience and frequent needs of people 

living in the surrounding residential areas.  

The project is consistent with the intent of the land use designation and zone because it includes 

an entirely residential project that would support nearby neighborhood serving commercial uses 

and be compatible with other residential uses in the vicinity. The property was developed as a 

mixed-use project with the commercial space utilized as a salon under personal services land use. 

The site includes two other single-family residential units and an ADU, and as proposed, the 

https://opengov.slocity.org/WebLink/DocView.aspx?id=199346&dbid=0&repo=CityClerk
https://sanluisobispo.municipal.codes/Code/17.10.020(A)
https://sanluisobispo.municipal.codes/Code/17.110.060
https://sanluisobispo.municipal.codes/Code/17.110.070
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project would convert an existing commercial structure into a residence. As noted above, the 

project does not propose the construction of any additional square footage and the current 

development complies with all the applicable development standards outlined in Table 2-14 for 

the C-N Zone, including density, setbacks, building height, floor area ratio, and parking, as shown 

in the Project Information table below.  

Project Information  

Details Approved Proposed Allowed/Required 

Setbacks 

Front 

West Side 

East Side 

Rear 

 

10 feet 

5 feet 

6 feet 

5 feet 

 

No change 

- 

- 

- 

 

10 feet 

5-10 feet 

5-10 feet 

10-23 feet* 

Maximum Height of Structure 30 feet No change 35 feet 

Maximum Lot Coverage 28% No change 75% 

F.A.R. 0.53 No change 2.0 

Residential Density 3 D.U. 3.5 D.U. 4 D.U. 

Parking Spaces 6 7 0** 

Bicycle Spaces (short term / long term) 4 / 6 No change 1 / 6 

*Subject to Edge Conditions 17.70.050 

**No parking required for projects within 0.5 miles of public transit (Amtrak station) per California Government Code 

Section 65863.2 

2.3 Consistency with Major City Goals 

Housing & Homelessness was prioritized as a Major City Goal in the 2023-2025 Financial Plan 

to support the expansion of housing options and facilitate housing production. As proposed, the 

project would advance this Major City Goal by providing a residence in a location where it would 

be in proximity to compatible commercial and other residential uses.  

3.0 ENVIRONMENTAL REVIEW 

The project is categorically exempt under Class 1, Existing Facilities; Section 15301 of the State 

California Environmental Quality Act (CEQA) Guidelines, because the project consists of 

operation, permitting, leasing, licensing, and minor alteration of an existing structure with no new 

construction or additional building square footage. The project includes minor interior 

modifications to existing structures that will not have a significant effect on the environment. 

4.0 ATTACHMENTS 

A - USE-0778-2025 Project Plans and Description 

ACTION 

  Approve, based on findings and subject to conditions listed below 

  Approve as modified, based on findings and subject to conditions listed below 

  Deny 

  Continue to: _______________________to allow 

https://sanluisobispo.municipal.codes/Code/17.26.020
https://www.slocity.org/home/showpublisheddocument/34244/638222730193000000
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______________________________________________________________________________

___________________________________ 

  Continue indefinitely to allow: 

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________  
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FINDINGS 

Minor Use Permit  

1. The project is consistent with the Land Use Element of the General Plan because the proposed 

conversion of commercial space into residential space to create an entirely residential project 

is consistent with the intent of the Neighborhood Commercial land use designation as the 

residential uses would support neighbor serving commercial uses and be compatible with other 

adjacent residential uses.  

2. The proposed residential use is permitted in the Neighborhood Commercial zone and has been 

designed, or conditioned, to comply with all applicable provisions of the Zoning Regulations 

and Municipal Code.  

3. The design, location, size, and operating characteristics of the project will be compatible with 

existing and future land uses in the vicinity because the proposed residential use would be 

compatible with neighborhood serving commercial uses and other residential uses.  

4. As conditioned, the site is physically suitable in terms of (a) its design, location, shape, size, 

and operating characteristics of the proposed residential use (b) traffic generation and provision 

of public and emergency vehicle (e.g., fire and medical) access, (c) public protection services 

(e.g., fire protection, police protection, etc.), and (d) the provision of utilities (e.g., potable 

water, schools, solid waste collection and disposal, storm drainage, wastewater collection, 

treatment, and disposal). The project site is surrounded by other developed properties, has 

access to the City’s circulation system, and will be served by existing utility services.  

5. As conditioned, 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 of improvements in the 

vicinity of the use because the project is limited to conversion of a commercial space into a 

residential space that would be located in proximity to neighborhood serving commercial uses 

and other residential uses.  

Environmental Determination  

6. The project is categorically exempt from provisions of the California Environmental Quality 

Act (CEQA) described in Section 15301 (Existing Facilities) of the CEQA Guidelines because 

it consists of the operation, permitting, leasing, licensing, and minor alteration of an existing 

structure with no proposed additional building square footage. Any changes would be limited 

to minor tenant improvements to change the occupancy of the structure from a commercial 

storefront to a residential use. 

CONDITIONS OF APPROVAL 

Planning Division – Community Development Department 

1. The Minor Use Permit shall be reviewed by the Community Development Director for 

compliance with the conditions of approval, or to determine whether a modification of the 

Minor Use Permit is necessary upon significant change to the project description, approved 
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plans, and other supporting documentation submitted with this application or in the event of a 

change in ownership which may result in deviation from the project description or approved 

plans. Minor changes to the project description or approved plans may be authorized by the 

Community Development Director and substantial modifications shall require modification of 

the Minor Use Permit. 

2. If the City receives substantiated evidence supporting the conclusion that a violation of this 

Use Permit, or of City ordinances has occurred; and if the Community Development Director 

determines the violations have not been adequately resolved, the Use Permit shall be reviewed 

at an Administrative Hearing. At the time of the Use Permit review, to ensure on-going 

compatibility of the uses on the project site, conditions of approval may be added, deleted, 

modified, or the Use Permit may be revoked. The Administrative Hearing Officer may refer to 

the complaint to the Planning Commission at the Hearing Officer’s discretion. 

Applicable Application or Code Requirements and Informational Notes 

3. A building permit is required to change the occupancy of the structure from a commercial 

business to a residential use.  

Opportunity to Protest  

4. The applicant acknowledges and agrees that the project conditions of approval stated herein 

provide adequate and proper notice pursuant to Government Code 66020 of Applicant’s right 

to protest any requirement for fees, dedications, reservations, or other exactions, and that any 

protest in compliance with Section 66020 must be made within ninety (90) days of the date 

that notice was given.  

Indemnification 

5. The applicant shall defend, indemnify, and hold harmless the City and/or its agents, officers, 

and employees from any claim, action, or proceeding against the City and/or its agents, 

officers, or employees to attack, set aside, void, or annul the approval by the City of this project, 

and all actions relating thereto, including but not limited to environmental review 

(“Indemnified Claims”). The City shall promptly notify the applicant of any Indemnified Claim 

upon being presented with the Indemnified Claim, and City shall fully cooperate in the defense 

against an Indemnified Claim. 



17.110.070
Required findings.

A. In order to grant a minor use permit or conditional use permit, the director or
planning commission, or on appeal, the council, shall be required to make the following
findings:

1. The proposed use is consistent with the general plan and any applicable specific
plan; THE RESIDENITAL USE PROPOSED IS ALLOWED IN THIS ZONE. 

2. The proposed use is allowed or conditionally allowed within the applicable zone and
complies with all other applicable provisions of these zoning regulations and the
municipal code; THE RESIDENTIAL USE IS ALLOWED IN THIS ZONE. MOREOVER ,
THE REQUIREMENT TO FOREGO A COMMERCIAL USE ONSITE IS ALLOWED
WITH A MUP. 

3. The design, location, size, and operating characteristics of the proposed activity will
be compatible with the existing and future land uses in the vicinity; THIS AREA IS MIX
OF RESIDENTIAL AND COMMERCIAL USES. SOME PROPERTIES ARE FULLY
COMMERCIAL SOME ARE FULLY RESIDENTIAL, SOME ARE A MIX. CONVERTING
THIS SMALL COMMERCIAL SPACE TO RESIDENTIAL SPACE IS CONSISTENT
WITH NEIGHBORHOOD MAKE-UP. 

4. The site is physically suitable in terms of:

a. Its design, location, shape, size, and operating characteristics of the proposed use;
THIS IS A CONVERSION OF AN EXISTONG COMMERCIAL SPACE TO
RESIDENTIAL UNIT WHICH WILL BE MORE CONSISTENT AND COMPATIABLE
WIHT THE OTHER USES ON SITE. 

b. Traffic generation and the provision of public and emergency vehicle (e.g., fire and
medical) access; THIS WILL GENERATE LESS TRAFFIC. 

c. Public protection services (e.g., fire protection, police protection, etc.); and THESE
SERVICES ARE ALREADY PROVIDED AND EILL NOT BE INCREASED BY THE
PROPOSED USE. 

d. The provision of utilities (e.g., potable water, schools, solid waste collection and
disposal, storm drainage, wastewater collection, treatment, and disposal, etc.). THESE
SERVICES ARE ALREADY PROVIDED AND WILL NOT BE INCREASED BY THE
PROPOSED USE. 

5. 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. THIS WILL BE AN OAVREALL  LESS IMPACTFUL USE TO
THIS NEIGHBOROOD.

Attachment A - USE-0778-2025 
Project Plans and Description




