
TO:  JAMES L. APP, CITY MANAGER 

FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR 

SUBJECT: GENERAL PLAN AMENDMENT 09-001, REZONE 09-001, PD 08-001, CUP 08-001, 
LOT LINE ADJUSTMENT 07-0293 (PASO ROBLES MOTORCOACH RESORT – 
PASO 160, LLC) 

DATE: MARCH 17, 2009

Needs:  For the City Council to consider applications filed by North Coast Engineering, on behalf of 
Paso 160 LLC, to change the General Plan Land Use and Zoning designations of the 160 acre 
site to accommodate the development of a 332 space Recreational Vehicle (RV) Resort. 

Facts: 1. The 160 acre site is located at the northern end of Golden Hill Road, on the east side of 
the road (see Attachment 1, Vicinity Map). 

2. The site currently has a General Plan Land Use designation of Agriculture (AG). The 
Zoning designation is Residential Agriculture (RA).

3. The site is located within the Airport Overlay area as indicated on the General Plan Land 
Use map, with portions of the site located within Airport Safety Zones 4 & 5. 

4. The 160 acre site is currently comprised of three parcels. The applicants are proposing 
to reconfigure the three parcels with a Lot Line Adjustment (PRAL 07-093), where 
Parcel 1 would be 58.8 acres, Parcel 2 would be 68.6 acres, and Parcel 3 would be 21.4 
acres. (See Attachment 2) 

5. General Plan Amendment 09-001 and Rezone 09-001 propose the following changes: 

Parcel 1: change the zoning designation from Residential Agriculture (RA) to 
Agriculture (AG), and retain the current AG land use designation; 

Parcel 2: amend the land use designation from Agriculture (AG) to Parks & Open 
Space (POS) and  change the zoning designation from Residential Agriculture (RA) 
to Parks & Open Space (POS);

Parcel 3: change the zoning designation from Residential Agriculture (RA) to 
Agriculture with a Planned Development Overlay (AG-PD), and retain the current 
AG land use designation. 

6. If the Council chooses to change the General Plan and Zoning, then Planned 
Development 08-001 & Conditional Use Permit 08-001 proposes the following: 

Parcel 1: this parcel would be dedicated to the City for public use as Open Space; 
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Parcel 2: establish the 332-space Paso Robles Motorcoach Resort; 

Parcel 3: limit future uses to agricultural related uses such as winery, wine tasting 
and vineyards. 

7. Planned Development 08-001 along with CUP 08-001 would establish the architectural, 
landscape and site development standards to demonstrate how the RV resort is 
proposed to be developed on Parcel 2.

8. Pursuant to the Statutes and Guidelines of the California Environmental Quality Act 
(CEQA) and the City’s Procedures for Implementing CEQA, an Initial Study and 
Mitigated Negative Declaration was prepared and circulated for public review and 
comment.  Based on the information and analysis contained in the Initial Study (and 
comments and responses thereto), a determination has been made that potentially 
significant environmental impacts can be mitigated to a less than significant level, and 
that with implementation of mitigation measures that the PR Motorcoach project may 
qualify for issuance of a Mitigated Negative Declaration (MND). 

9. The Planning Commission considered this General Plan Amendment, Rezone and RV 
Resort at their meeting on February 24, 2009. The Commission made a recommendation 
to the Council to approve the change in the General Plan, Rezone and the RV Resort 
project on a 4 to 1 vote (1 Commissioner abstained and 1 was absent). 

Analysis
And
Conclusion: When reviewing the Paso Robles Motorcoach project, the Council should first consider the 

impacts associated with the change in the land use and zoning designations. In other words, 
does the Council feel agricultural land use is no longer applicable to this area of town. Impacts 
and concerns over the change in land use that were brought up at the Planning Commission 
hearing on February 24, 2009, include traffic, water supply, drainage/flooding, natural 
resources, agriculture and land use compatibility.  The main policy question before the Council 
that should be considered is whether the change in land use and zoning designations would 
create different or otherwise unacceptable impacts from land uses that would be permitted if 
the property were left in agriculture.

  A discussion of potential impacts to services and resources related to the proposed 
amendments as well as discussion of the proposed development project is provided below. 

Land Use: 

  The surrounding land use designations are Parks and Open Space to the east, Business 
Park to the south, and Public Facilities and Business Park to the northeast. Rural 
Residential development is located immediately west of the site, and Agriculture is directly 
to the north, both of which are in the County. Existing uses adjacent to the project site 
include commercial/light industrial, low-density single-family homes, open space, grazing, 
and vineyards. 
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Examples of permitted uses in Parks and Open Space zoning include agricultural uses and 
facilities, wholesale nurseries, wine-tasting rooms, convention centers, and public parks. 
Conditionally permitted uses in the POS zone include, but are not limited to, equestrian 
facilities, wineries, golf courses, ball fields, recreational vehicle parks, hotels, and motels. 
Conditionally permitted uses are uses that may be compatible and consistent with the 
specific zoning district but for which potential impacts that may result from specific uses 
can be addressed through implementation of conditions of approval applied to 
development.

The City’s Agricultural (AG) zone permits (and conditionally permits) a broad range of 
(generally) agricultural land uses with the intent of the AG zone to support agriculture, and 
agricultural related uses.  The General Plan purpose and intent statements of the AG and 
POS land use designations are provided below. 

Agricultural Land Use Designation 
Purpose: To allow and protect the operation of agricultural uses; to provide open 
space; to provide a viable land use in areas impacted by airport operations. 

Parks and Open Space Land Use Designation 
Purpose: To provide a category for public and private properties to be used only for 
open space and recreation. 

Agricultural zoning allows nearly the same types of uses as Parks and Open Space (POS) 
with a few exceptions.  The AG zone does not permit recreational vehicle parks, however  
RV parks are permitted in the POS zone. The relative differences in impacts between 
typical AG or POS land uses are minor.  Since these zones are somewhat similar in nature 
and permitted uses, it is through the discretionary project review process that specific 
impacts related to particular projects can be identified.

  RV Resort Project: 

The RV Resort project should only be considered if the Council first determines that it is 
appropriate to change the General Plan and Zoning. Required City approval will include a 
Conditional Use Permit and Planned Development. 

The property has 3 parcels, which are proposed to be modified slightly with a Lot Line 
Adjustment to conform to the project design.  The development of the RV resort is 
proposed on Parcel 2.  The RV park is proposed to include 332 spaces and a few 
community buildings.  The project is intended to be designed in five phases (see Phasing 
Plan in PD Resolution, Attachment 9, Exhibit E), therefore, not all of the development will 
occur at once, and improvements such as the extension of Golden Hill Road would occur 
with later phases in accordance with the Phasing Plan and as conditioned and determined 
needed by the City Engineer. 

The RV spaces are proposed along curving roads with the closest site to Golden Hill Road 
being set back approximately 250 feet.  The nearest RV spaces to residences to the west 
would be about 450-500 feet.  The project proposes minimal grading and integrates the 
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existing oak trees.  The individual RV spaces are designed to only have enough paving 
(through pervious paving or brick pavers) for a coach and tow-car.  Trails and walkable 
roads connect the spaces to a number of recreational and community and gathering areas. 
Site lighting is proposed to use downcast fixtures on buildings, and bollard standards for 
driveways and pathway lighting to keep lighting to minimum.

The project has been re-designed to screen views from neighbors with a combination of . 
existing oak trees, a decorative masonry screen wall on top of a berm, and the planting 
landscaping between the wall and Golden Hill Road.  A line of site analysis was prepared of 
potential views of the RV coaches from Golden Hill Road.(See Attachment 9, Landscape 
Plans)

To buffer the RV spaces from adjacent uses, the applicants are proposing to re-designate 
Parcel 3 as Agriculture. The applicant anticipates future use of this parcel for vineyard 
planting, wine tasting, boutique hotel, a restaurant and other ancillary support uses for this 
area.

The main project and compatibility issues include:

Traffic A traffic study was prepared for the Paso Robles Motorcoach Resort, dated 
January 11, 2008 (The Traffic Study is available in the Community Development 
Department as well as on the City’s website, under this Council Item). It incorporates data 
and analyses included in the study for the Regency Center dated August, 2007, since this 
study includes existing and cumulative traffic projections for the area in including traffic 
related to Highway 46 East.  The RV park traffic study includes this information plus 
project specific traffic generation.  Included in the background of both of those studies are 
state highway growth projections, produced by Caltrans in early 2007, that indicate that all 
of the intersections along the Highway 46 East corridor will deteriorate below Level of 
Service (LOS) D.

Development of this property will impact the intersection of Highway 46E and Golden 
Hill Road.  It is anticipated that the Regency Center will complete work on improvements 
to that intersection within the next six months (prior to occupancy of the center), and that 
these improvements will bring the level of service (LOS) of the intersection into 
conformance with the General Plan threshold requirement of LOS D.  With the 
intersection improvements complete the motorcoach project will not exceed the 
intersection beyond LOS D.

Development of this property will be subject to conditions to extend Golden Hill Road 
(indentified as a key parallel route in the 2003 General Plan), and to pay AB 1600 
transportation impact fees.  The impact fees will represent the project’s share towards the 
road extension across the Huer Huero Creek to connect Golden Hill Road to Dry Creek 
Road, or if a more appropriate parallel connection is identified, the fees will be based on 
and used for improvement(s) yet to be determined. 

Water Use The proposed General Plan Amendment and project will not negatively impact 
the City’s water resources.  If the Council approves the GPA for this property, there will be 
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a requirement to provide municipal water for the future uses of the property. A water 
connection fee will cover the project share of Nacimiento water.

A brief water use analysis between use of the site for a vineyard and an RV park was 
provided by the applicant.  It indicates that the proposed RV park with POS zoning would 
use less water than if the site were used for agricultural uses such as vineyards.  This 
analysis was based on information from the local vineyard industry and a locally operated 
RV park. 

Drainage Flooding and drainage has long been an issue for the Circle B neighborhood. The 
project can be designed to mitigate resort generated drainage. The City is obligated by the 
Regional Water Quality Control Board to require that all projects implement Low-Impact 
Development (LID) storm water drainage practices to mitigate impacts to water quality 
from storm water run-off, and to reduce the rate and volume of storm water run-off to the 
maximum extent practical. Drainage from the development project is largely controlled 
naturally since a majority of the site slopes and drains toward the Huer Huero Creek.  On-
site bio-swales are planned on the west side of the property to catch water that would 
otherwise leave the site.  This water will be put into a retention pond and be designed to 
allow percolation back down through the soil. 

Natural Resources

Oak Trees
   
A & T Arborists prepared an Arborist Report for the project site, which includes an 
inventory and survey for 336 oak trees that are located within the development area of 
the project (Parcel 2 and the Golden Hill Road right of way). There are over 600 oak 
trees located on the total site (Parcels 1, 2 & 3). A total of 33 oak trees are proposed to 
be removed to accommodate this project and the extension of Golden Hill Road. Five 
of the trees are already dead, and most of the trees proposed to be removed are in poor 
to very poor health.  The development will be required to mitigate the tree removals 
and replant new oak trees in compliance with the City’s Oak Tree Ordinance.  The 
Arborist report is attached to the Initial Study. 

Biology

A Biology Report was prepared in December 2006 and updated in January 2008. The 
report identified that the project site has six designated habitat types including annual 
grassland, blue oak woodland, riparian, ephemeral drainage, vernal pool, and seasonal 
wetland. That there are more than 108 animal species, including 11 special status 
species, have the potential to occur on the project site, including documented active 
Golden Eagle nesting onsite (2 adults and 1 juvenile). The Golden eagle is a fully 
protected species under the California Endangered Species Act (CESA), and they are 
federally protected.

The property is within a strategic section of the San Joaquin Kit Fox (SJKF) migration 
corridor. Based on consultation with the U.S. Fish and Wildlife Service and California 
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Department of Fish and Game, the applicant modified the site development plan to 
reduce the area of impact to the San Joaquin Kit Fox habitat and migration corridor.  
Additionally, Althouse and Meade provided a supplemental letter (See Exhibit E-2) 
providing additional on and off-site mitigation measures in addition to the standard kit 
fox mitigations. 

The applicant has also consulted with the agencies regarding an existing Golden Eagle 
nest and vernal pool habitats. Additional site construction and operational mitigations 
(i.e. avoidance) were submitted to protect them from potential impacts. These 
mitigation measures are provided in the Mitigated Negative Declaration resolution, see 
Attachment 6. 

Agriculture:

Based on an analysis of agricultural soils contained in the General Plan EIR, the 
underlying soil on this property is not prime, of statewide importance, or unique 
farmland. Historical and existing agricultural uses include cattle grazing on the project 
site, and there are vineyards north of the property.

While not prime agricultural soils, the project would result in elimination of 
approximately 70 acres of agriculturally designated land that could support viable 
agricultural uses.  The 2003 General Plan includes specific goals and policies directing 
protection of agricultural resources.  If the Council supports conversion of this 
property to POS there are a couple options available to address loss of agricultural 
resources and to regulate appropriate land uses:    

1. Permanent Agricultural Conservation Easement 
An agricultural conservation easement could be established on parcels 1 and 3 since 
they are proposed to be re-designated and rezoned to Agriculture, with Parcel 1 
dedicated to the City.  Conservation easements are typically managed by third party 
organizations, such as the Land Conservancy of San Luis Obispo County (Land 
Conservancy).  They are voluntary agreements negotiated with willing property 
owners. Specific uses and areas to be precluded from development are determined 
through negotiation between the owners, the City and the Land Conservancy.  The 
following excerpt is from the Land Conservancy’s website.

A Conservation Easement is a legal document that is recorded on the deed of the conservation 
property that protects the resources on that property. Each conservation easement is tailored 
specifically to meet conservation and landowner needs. There are many benefits to Conservation 
Easements including the maintenance of agricultural viability and several types of tax advantages 
for landowners. Tax benefits include charitable deductions on income tax and reduced estate values 
for estate planning. In some cases property taxes may be lowered, but this is not always the case 
and is never guaranteed.

2. Zoning Overlay
As noted above, the applicant is interested in limiting the types and location of 
future land uses for Parcel 3.  An alternative means to do this would be to establish 
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a Planned Development Overlay (PD Overlay) district on the property.  Specific 
land uses could be permitted with a PD Overlay to enable future development and 
preclude undesirable land uses.  However, the City’s experience with this technique 
in other circumstances, such as the Kiessig property, is that agriculturally zoned 
land can be changed over time.

Policy
Reference: General Plan Land Use Element; General Plan Update EIR certified in 2003; Zoning Code 

and California Environmental Quality Act (CEQA), Airport Land Use Plan, Economic 
Strategy.

Fiscal
Impact:  None 

Options: After consideration of all public testimony, that the City Council may choose the following 
options, and in chronological order:

  a. 1. Adopt a Resolution approving a Mitigated Negative Declaration for the 
 project; 

   2. Adopt a Resolution adopting GPA 09- 001; 

   3. Adopt an Ordinance to rezone the project site  for Rezone 09-001; 

   4. Adopt a Resolution adopting PD 08- 001, subject to site specific and standard 
 conditions of approval; 

   5. Adopt a Resolution adopting Conditional Use Permit 08-001, subject to site 
specific and standard conditions of approval; 

   6. Adopt a Resolution adopting Lot Line Adjustment 07-0293, subject to site 
specific and standard conditions of approval; or 

   7. Adopt a Resolution allowing the removal of 36 oak trees, subject to the 
planting of replacement trees as required by the Oak Tree Ordinance; or 

b.  Amend, modify or reject the foregoing option. 

Prepared by: Darren Nash, Associate Planner 

  Susan DeCarli, Planning Mgr. 
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Attachments:

1. Vicinity Map 
2. Lot Line Adjustment and Proposed Land Use and Zoning Map 
3. City Engineer Memo 
4. Letter from Victoria Berg, received by e-mail on March 5, 2009 
5. Applicant’s Project Description 
6. Resolution approving a Mitigated Negative Declaration 
7. Resolution approving a GPA 
8. Ordinance adopting Rezone for 1st reading 
9. Resolution approving PD 
10. Resolution approving  CUP 
11. Resolution approving LLA
12. Resolution approving oak tree removals 
13. Newspaper and Mail Notice Affidavits 
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