
 

 
 
 

TO:        JAMES L. APP, CITY MANAGER 
 
FROM:     BOB LATA, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT:    APPEAL OF PLANNING COMMISSION DECISION TO APPROVE 

PLANNED DEVELOPMENT 03-016 (LA QUINTA HOTEL PROJECT; 
APPLICANT: ARCIERO AND SONS) 

 
DATE:       APRIL 6, 2004 
 
 
Needs: For the City Council to consider an appeal filed by North Coast Engineering on 

behalf of Arciero and Sons.  The appeal focuses on Condition No. 14 of the 
Planning Commission�s Resolution of approval of a 101 room hotel and 5,000 
square foot restaurant at the northeast corner of Buena Vista Drive and 
Highway 46 East. 

 
Facts: 1. The above described project was approved by the Planning 

Commission on February 24, 2004.  The Planning Commission voted 
6-1 in favor of the hotel and restaurant project. The Commissioner 
casting the dissenting vote was concerned about the intensity of 
building a 101 room hotel and restaurant at that location. 

 
 2. The subject property is zoned R-1 (Single Family Residential). On 

March 16, 2004 the City Council gave first reading to ordinances that 
would establish a Resort / Lodging Zoning Overlay on the property and 
amend the Borkey Area Specific Plan to permit the hotel and restaurant 
project on the property. 

 
 3. Attached is a letter from North Coast Engineering describing the 

applicant�s grounds for the appeal. 
 
 4. Also attached is a description of the background to the Planning 

Commission�s requirement that the 22 oak trees on the north side of the 
subject property be preserved in a permanent open space easement.  
The description includes: 

 
•  Ten (10) examples of other projects involving requirements 

for open space easements or dedications; 
 
•  Three (3) quotes from the City�s Oak Tree Preservation 

Ordinance that cite grounds to avoid adversely impacting 
the 22 oak trees on the subject property; 



 

 
 
 

 
•  The four points of logic behind the Planning Commission�s 

requirement for the open space easement to permanently 
protect the 22 oak trees. 

 
 5. Attached for reference is a copy of the Resolution from the Planning 

Commission with the full set of conditions of approval. The only 
condition appealed by the applicant in the attached letter from North 
Coast Engineering is # 14 regarding the open space easement to protect 
the oak trees.  

 
 6. The Planning Commission approved Negative Declaration at their 

February 24, 2004 meeting. The Commission�s action on the Negative 
Declaration was not appealed. Unless the City Council takes any action 
that would increase the level of potential environmental impacts, no 
additional environmental review / documentation would be required. 

Analysis 
and 
Conclusion: As the attached �Background� documents, the Planning Commission�s 

requirement for the permanent open space easement to protect the 22 oak trees 
on the subject property has substantial precedence, is supported by the City�s 
oak tree preservation ordinance, and has a logical basis. 

 
 Related considerations would seem to include: 
 

•  The subject property is reflected in the General Plan and Zoning Map as 
R-1 (Single Family Residential). 

 
•  The applicant has requested and the City Council has given first reading 

to an Ordinance that would establish a Resort / Lodging Zoning Overlay 
that would permit a hotel and restaurant to be located on the northeast 
corner of Buena Vista and Highway 46 East. 

 
•  The Planning Commission concluded on a 6-1 vote that the applicant�s 

request for a hotel and restaurant would seem a reasonable use of the 
property. The proposed project would also seem consistent with the 
nature, scale, and functions of development existing and approved for 
the immediate area. 

 
•  The Planning Commission also concluded that requiring the long-term 

preservation of the 22 oak trees along the northern edge of the property 
would seem reasonable in the context of the City�s approval of a 



 

 
 
 

Development Plan for a 101 room hotel and restaurant on an R-1 Zoned 
property. 

 
•  The oak tree open space easement would not interfere with the 

development of either the hotel or the restaurant, and having the oak 
trees in an open space easement does not preclude their use for seating 
or other activities that would not injure the health of the oak trees. 

 
•  The presentation by the applicant�s representative to the Planning 

Commission indicated that opposition to the dedication of the open 
space easement was one of �principle�, and that there were no plans for 
the area where the 22 oak trees are located. 

 
•  That representation to the Planning Commission was not consistent with 

a meeting on January 15, 2003 between staff and Mr. Arciero, at which 
time Mr. Arciero made it clear that he was proposing to put a three story, 
30,000 square foot office building on the property (in addition to the 
hotel and restaurant).   

 
•  Although Mr. Arciero has dropped the office building from the current 

development plan (an office building is not permitted in the Resort-
Lodging overlay Zoning), his opposition to the oak tree preservation 
easement raises the question of whether or not the applicant has an intent 
to come back with a General Plan Amendment and Zone Change 
application to seek to locate the office building on this site, which would 
require removal of some or perhaps all of the 22 oak trees. 

 
•  �Overbuilding� the subject property was a concern expressed by 

Planning Commission members.   
 

•  A proposal to add an office building to the site, in addition to the 101 
room hotel and restaurant, would create significantly more traffic and 
building intensity at this location, adversely impacting approved 
residential uses to the north.  The subject intersection will be the primary 
access to Cuesta College�s North County Campus (projected enrollment 
of 8,000 or more students), and it would seem prudent not to further 
concentrate development on the northeast corner of that intersection. 

 
•  Locating a 3-story, 30,000 square foot office building at the corner of 

Buena Vista and Highway 46 East is also inconsistent with the City�s 
adopted Economic Development Strategy that is designed to focus office 
development in and around the downtown core area.  

 



 

 
 
 

•  In addition, that scale of office structure would adversely impact the 
residential subdivision that has been approved for the property to the 
north and overload the Buena Vista Drive access driveway and foster the 
need to provide a second access point onto Experimental Station Road 
(an undersized street that is intended to serve only local residential uses). 

 
Conclusions: 

 
•  Requiring an open space easement to preserve the 22 oak trees would 

provide long-term protection for the trees, give a permanent open space 
buffer between the hotel / restaurant and the residential development to 
the north, and would be consistent with similar requirements applied to 
ten or more other development projects. 

 
•  An open space easement to protect the oak trees would also preclude the 

applicant from coming back with a subsequent project amendment that 
would endanger the oaks, eliminate the open space buffer to the 
residences to the north, substantially increase the intensity use of the 
subject property, and be inconsistent with the longer term support for 
downtown revitalization. 

 
•  The Planning Commission�s condition of approval on the 101 room 

hotel and restaurant would insure the long-term preservation of the 22 
oak trees on the north portion of the site without adversely impacting the 
hotel or restaurant project. 

 
Policy 
Reference: Planning Commission action of February 24, 2004; General Plan, Zoning, 

Cuesta College Master Plan 
 
Fiscal 
Impact: Requiring the open space easement would not have a fiscal impact; making 

provisions for future development that could have a significant adverse impact 
on downtown revitalization would be inconsistent with the City�s Economic 
Development Strategy and would have a significant long-term adverse impact 
on the City. 

 



 

 
 
 

Options: a. Approve Resolution No. 04-xx supporting the Planning Commission�s 
action regarding Planned Development 03-016 (allowing the 101 room 
hotel and 5,000 square foot restaurant to proceed) and denying the 
applicant�s appeal. 

 
b. Direct staff to modify Resolution No. 04-xx to reflect action to uphold 

the Planning Commission�s approval of the subject project but delete 
Planning Commission condition No. 14 which would provide for the 
permanent protection of 22 oak trees on the subject property. 

 
c.  Amend, modify or reject the foregoing options. (If the City Council 

wishes to change conditions of approval other than condition No. 14, it 
is recommended that the matter be continued 30 days and that staff be 
directed to provide an analysis of the implications of changes to other 
conditions of approval, including potential issues relative to the 
California Environmental Quality Act (CEQA.). 
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DRAFT RESOLUTION NO. 04- 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PASO ROBLES 
APPROVING PLANNED DEVELOPMENT 03-016 FOR THE LA QUINTA HOTEL PROJECT 

(ARCIERO & SONS, INC.)  APN:  025-391-076 
  
 
WHEREAS, Planned Development 03-016 was filed by North Coast Engineering to construct a 101 room, 
61,074 square foot, three story hotel with 5,000 square foot restaurant; and 
 
WHEREAS, the La Quinta project is located on the 1.4 acre site located on the northeast corner of 
Highway 46 East and Buena Vista Drive; and 
 
WHEREAS, the General Plan land use designation of the site is Residential Single Family, 1 unit per acre 
(RSF-1); and   
 
WHEREAS, the Zoning designation for the project is R1,B4, residential single family, one unit per acre; 
and 
 
WHEREAS, in conjunction with PD 03-016, Arciero & Sons, Inc., applied for Rezone 03-007, to rezone 
the subject site to apply R/L Overlay (Resort/Lodging) which is necessary in order to allow a hotel and 
restaurant use on the R1 zoned property; and 
 
WHEREAS, applying R/L Overlay to establish the ability to allow a hotel and restaurant on the subject 
site would be consistent with the City's adopted Economic Strategy where a goal is to develop Paso Robles 
into an "end destination" tourist attraction; and 
 
WHEREAS, in conjunction with PD 03-016 and Rezone 03-007, the applicants have also applied for SPA 
03-005, an amendment to the Borkey Area Specific Plan to allow for the hotel and restaurant use in the 
residential single family zone; and 
 
WHEREAS, at its February 24, 2004 meeting, the Planning Commission held a duly noticed public hearing 
on the La Quinta Project, to accept public testimony on the proposal including Planned Development 03-
016 and related applications; and 
 
WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act 
(CEQA), and the City�s Procedures for Implementing CEQA, an Initial Study was prepared and circulated 
for public review and comment; and 
 
WHEREAS, based on the information and analysis contained in the Initial Study, a determination has been 
made that the proposed La Quinta Project qualifies for adoption of a Mitigated Negative Declaration; and  
 
WHEREAS, based upon the facts and analysis presented in the staff report and the attachments thereto, 
the public testimony received, and subject to the Conditions of Approval listed below, the Planning 
Commission made the following findings: 
 
1. The proposed La Quinta Project will not be detrimental to the City�s efforts to revitalize 

Downtown Paso Robles since the Project is a destination resort hotel with ancillary/related land 
uses consistent with the City's Economic Strategy.  

 



2. The proposed Planned Development is consistent with the purpose, intent and regulations set 
forth in Chapter 21.16A (Planned Development Overlay District Regulations) as follows: 

 
 A. The granting of the Planned Development (PD) will not adversely affect the policies, 

spirit, and intent of the General Plan, the Zoning Ordinance, and the policies and plans of 
the City.  Rather, the PD for the La Quinta Project implements the City�s goals as 
expressed in its General Plan and its Economic Strategy to develop Paso Robles into an 
�end-destination� tourist attraction. 

 
 B. The La Quinta Project maintains and enhances the significant natural resources on the 

site.  This has been accomplished through the use of extensive landscaping, and 
establishment of enhanced architecture. 

 
 C. The La Quinta Project is designed to be sensitive to, and blend in with, the character of 

the site and surrounding area.  This has been accomplished through the use of extensive 
landscaping, and establishment of enhanced architecture. 

 
D. Based on the project site being bounded by the Martin-Weyrich Tasting room to the west, 

the approved Provance Village Hotel Project to the north, Highway 46 East to the south 
and large lot, 1-acre minimum lot size single family residential to the east, the Project 
would not be disharmonious or disruptive to the surrounding area. 

 
 E. The La Quinta project is consistent with the purpose and intent of the Planned 

Development and Resort/Lodging Chapters of the Zoning Ordinance and the Project is 
not contrary to public health, safety and welfare. 

 
 F. The request to construct the architectural tower element of the building up to 60-feet in 

height would add to the aesthetic quality of the building and be a benefit to the general 
architectural appeal of the building. 

 
WHEREAS, on March 9, 2004 the applicant�s representative, North Coast Engineering, filed a letter 
specifically appealing Planning Commission Condition No. 14 of the Planned Development which states: 
 

�14.   The applicant shall record an open space easement over the oak woodland area along the south 
side of Experimental Station Road. There shall be no building located within this area. Area may be 
used for outdoor/recreation activities related to the hotel or restaurant. The easement shall be in a 
form to be approved by the City Attorney.�; and 

 
WHEREAS, on March 16, 2004, the City Council did give first reading to ordinances that would provide 
the required Resort / Lodging Zoning Overlay and Borkey Area Specific Plan Amendment; and 
 
WHEREAS, attached and labeled �Exhibit A� is a list of other development projects that have also had 
requirements for open space easements, excerpts from the City�s Oak Tree Preservation Ordinance, and a 
description of the logic behind the Planning Commission�s action to require the open space easement to 
protect the 22 oak trees on the subject property. 
 



NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of El Paso de Robles does 
hereby deny the appeal and does uphold the Planning Commission approval Planned Development 03-
016, subject to the following conditions outlined in Planning Commission Resolution No. 04-022. 
 
PASSED AND ADOPTED by the City Council of the City of Paso Robles this 6th day of April 2004 by 
the following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  

 
   
 Frank R. Mecham, Mayor    
ATTEST: 
 
 
 
____________________________________ 
Sharilyn M. Ryan, Deputy City Clerk 
 







Projects with Oak-Related Open Space Dedication Requirements: 
 
Recent projects include, but are not limited to: 
 

•  Moss Lane / Boland Open Space Corridor 
•  Phillip French subdivision 
•  Arciero Montebello Tract 
•  Centennial Park to the River Open Space Easement 
•  Tract 1771 / creek & bikeway dedication area 
•  Co-Housing Project 
•  Serenade Tract 
•  Andrea Circle subdivision 
•  Wittstrom / Cagliero subdivision 
•  Langille subdivision 

 
Under the Oak Tree Preservation Ordinance, Chapter 10.01 of the Municipal Code: 
 
�These provisions also apply to any new development, redevelopment and any 
discretionary considerations by the city of El Paso de Robles that could result in 
development of intensities that could impact existing oak trees.� 
 
�Preservation of existing oak trees and opportunities to promote the establishment of new 
oak trees shall be a focus of the Planning Commission and/or City Council in conjunction 
with consideration of any development project or development related entitlement.� 
 
�Every reasonable effort shall be made to avoid impacting oak trees, including but not 
limited to use of custom building design and incurring extra-ordinary costs to save oak 
trees.� 
 
Logic behind the recommended condition calling for an open space easement: 
 

•  To provide long-term protection for the approximately 22 oak trees that could be 
impacted by future development on the northern portion of the site; 

 
•  To provide an open space buffer for the residential development that has been 

approved for the property to the north; 
 

•  To avoid the future potential for an over-concentration of development of the 
subject property; 

 
•  The applicant is requesting a relatively intensive entitlement (a Resort-Lodging 

overlay to allow development of a 101 room hotel and restaurant on an R-1 - 
Single Family Residential designated property); preservation of an open space 
area with 22 oak trees would seem a reasonable requirement in proportion to the 
entitlement being requested by the applicant. 


































