
TO: HONORABLE CHAIRMAN AND PLANNING COMMISSION 
 

FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT: PLANNED DEVELOPMENT 01-025 & CONDITIONAL USE PERMIT 

01-017 - SUBSTANTIAL COMPLIANCE (KING  VENTURES)  
   APN: 025-431-044, 045 & 049 
 
DATE:  NOVEMBER 13, 2007 
 
Needs:  For the Planning Commission to review the proposed Vaquero project and 

determine if it is in substantial compliance with the previously approved Black 
Ranch project. 

 
Facts: 1. The Master Development Plan for the Black Ranch project was approved by 

the Planning Commission on February 10, 2004, via Resolutions 04-007, 04-
008 & 009. The project consists of the developing the 386 acre site with a 
200 room hotel, 80 detached casitas, an 18 hole golf course and a 9 hole golf 
course with various other resort type amenities such as but not limited to a 
conference center, restaurant, swimming pool were also included. 

 
2. King Ventures purchased the Black Ranch property in December 2006 and 

has submitted a comparable resort project for the site, referred to as Vaquero 
de Los Robles Resort (Vaquero). 

 
3. The Vaquero project has been designed so that Phase I and II of the project 

would comply with both phases of the Black Ranch project. If the 
Commission finds that Vaquero is in substantial compliance, King Ventures 
plans on submitting construction drawings for building plan check as soon as 
possible. 

 
4. It is expected that the Vaquero project will have future phases that will need 

to go back through development plan/environmental review process. 
 
5. Included with the staff report is a binder prepared by King Ventures showing 

the proposed Vaquero development plan and project summary. The 
summary provides a side by side comparison between Black Ranch 
entitlements and the proposed Vaquero project (Phase I and II). 

 
6. A condition of approval of the Black Ranch project requires that the specific 

site planning, grading and oak tree impacts associated with the golf course go 
back to the Planning Commission for review. It is anticipated that the golf 
course information will be back before the Planning Commission soon.   

  
7. The Applicant’s project overview indicates their desire in the future to 

submit a subdivision to convert the casitas units into commercial 
condominium units (see Section 5 of the Project Summary binder). City Staff 
has expressed concerns with the ownership concept and that the concept 
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may conflict with the Airport Land Use Plan if the units were ever used for 
residential purposes. The ownership issues would need to be resolved with 
future phases, and is not part of this substantial compliance request. 

 
8 If the Commission makes the findings of substantial compliance with the 

Black Ranch project, all conditions of approval for Black Ranch will stay in 
effect, including the condition specifically prohibiting residential uses on the 
site.  

 
9. In conjunction with the approval for Black Ranch, a Mitigated Negative 

Declaration was approved indicating that the project with implementation of 
the required mitigation measures will not have a significant impact on the 
environment. If the Commission makes the findings of substantial 
compliance for the Vaquero project, all mitigation measures will need to be 
carried out and implemented. 

 
10.  The DRC reviewed the project at their meeting on September 10, 2007 and 

also went on a field trip to the site on October 29, 2007. The DRC 
recommended that the Planning Commission make the necessary findings 
for substantial compliance. 

 
 

Analysis 
and  
Conclusions:  Staff has compared the Vaquero project with the original Black Ranch 

project and it appears that number of hotel rooms/casitas along with the 
square footage of proposed buildings and uses has either been reduced or is 
the same as Black Ranch.  

 
 The more significant differences between the two projects are the site 

planning, on-site circulation and building design and architecture. 
Additionally, the golf course has been reduced from 27 holes to 21. 

 
 It appears from the plans and also indicated at the field trip, that the change 

in the site plan would reduce the physical impacts to the site such as grading 
and oak tree impacts. 

 
 It is important to note, that the issue before the Commission is in relation to 

the resort portion of the project, not the golf course. As mentioned above it 
is required that the specific plans for the golf course design, including grading 
and oak tree impacts, go back to the Planning Commission for review. 

 
 While the Vaquero project is quite different from the Black Ranch project in 

terms of building location and architecture, it does not appear that there 
would be significant physical/environmental changes since the Vaquero 
project would reduce impacts to grading and oak trees for the resort portion 
of the site. Golf course impacts will be studied further in the future. 
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 Consistent with Black Ranch, the Vaquero project would meet the intent of 
the General Plan, Zoning Code and Economic Strategy by providing end-
destination resort type uses. 

 
Reference:  Paso Robles General Plan and EIR, Paso Robles Zoning Ordinance, Economic 

Strategy and CEQA. 
 
Fiscal  
Impact:  None. 

 
Options:  After opening the public hearing and taking public testimony, the Planning 

Commission is requested to take one of the actions listed below: 
 

a. Adopt the attached Resolution making the necessary findings for 
substantial compliance with the Vaquero project to PD 01-025 & 
CUP 01-017 (Black Ranch) subject to all standard and site specific 
conditions of approval within Resolutions 04-007, 04-008 & 04-009; 

 
b. Amend, modify, or reject the above-listed action; 
 

 
 
Report prepared by:   Darren Nash, Associate Planner 
 
 
 
 
Attachments: 
 
1. Vicinity Map 
2. Resolution 04-007 
3. Resolution 04-008 
4. Resolution 04-009 
5. Resolution to Approve Substantial Compliance with PD 01-025 & CUP 01-017 
6. Newspaper and Mail Notice Affidavits 

  
H:darren/pd/BlackRanch/Vaquero/PCReport 
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RESOLUTION NO.: 
 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF EL PASO DE ROBLES APPROVING 

SUBSTANTIAL COMPLIANCE WITH  
PLANNED DEVELOPMENT 01-025 & CONDITIONAL USE PERMIT 01-017 

(BLACK RANCH / VAQUERO) 
APN:  025-431-044, 045 & 049 

 
WHEREAS, PD 01-025 & CUP 0-017 (The Black Ranch project) was approved by the Planning 
Commission on February 10, 2004, via Resolutions 04-007, 04-008 & 04-009; and 
 
WHEREAS, the Black Ranch resort is located on the approximate 386-acre site north of Highway 46 East, 
south of Dry Creek Road, and west of Airport Road directly across Highway 46 East from the entrance to the 
Hunter Ranch Golf Course; and 
 
WHEREAS, the Black Ranch resort includes the development of a 200 room hotel with an additional 80 
casitas (detached hotel rooms), an 18-hole golf course, a 9-hole executive course, wine information center, 
outdoor events area, spa facilities, tennis courts, restaurant, café, golf clubhouse, pool, and conference 
facilities; and 
 
WHEREAS, King Ventures purchased the project and have submitted a revised resort project known as 
Vaquero de Los Robles Resort (Vaquero); and 
 
WHEREAS, the intent of the Vaquero project (Phases I and II) is to substantially comply with the Black 
Ranch project in terms of the number of hotel/casitas units, golf course, spa facilities, and other amenities 
similar to Black Ranch; and 
 
WHEREAS, although there would be differences in site planning and on-site circulation, impacts to site 
grading and oak tree impacts would be less; and 
 
WHEREAS, consistent with the Black Ranch project, the specific site planning, design, grading and oak 
tree impacts for the golf course would need to go back before the Planning Commission for review and 
approval; and 
 
WHEREAS, in the future if King Ventures wishes to expand the resort beyond Phases I and II, the 
expanded project would need to go back through the development plan process including environmental 
review; and 
 
WHEREAS, at its November 13, 2007 meeting, the Planning Commission held a duly noticed public 
hearing on the Project, to accept public testimony on the proposal including the substantial compliance 
with Planned Development 01-025 & CUP 01-017 and related applications; and 
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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 makes the following findings: 
 

1. The proposed Vaquero de Los Robles project (Vaquero), is consistent with the Black Ranch 
project in terms of the number of hotel/casitas units, golf course and related amenities, site 
disturbance, and on-site grading and oak tree impacts, and therefore would not be detrimental 
to the City’s efforts to revitalize Downtown Paso Robles, since it is a destination resort hotel 
with a golf course and other ancillary/related land uses consistent with the City's Economic 
Strategy; 

 
2. The proposed resort project is designed to complement adjacent recreational opportunities and 

the City’s existing wine industry as well as offer overnight and dining accommodations designed 
to support the guests of the resort facilities; 

 
3. Since the Vaquero project is consistent in scope and physical disturbance to the site and would 

be subject to the existing environmental mitigation measures applied to the Black Ranch, the 
Vaquero project would not have a significant impact on the environment. 

 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de 
Robles does hereby make the necessary findings that the Vaquero de Los Robles project is in 
substantial compliance with Planned Development 01-025 & CUP 01-017, subject to the following 
conditions: 
 

1. All conditions with in Resolutions 04-007, 04-008 and 04-009 shall remain in full effect and be 
complied with at the time as indicated by said resolutions, except for the change in site 
planning, architectural style and other site amenities, which shall comply with the Vaquero 
Development Plan and Project Summary, attached as Exhibit A. 
 

2. All environmental mitigation measures shall be complied with as outlined in Resolutions 04-
007, 04-008 and 04-009 and associated mitigation monitoring program.  
 

3. Future phases or modification to the project that go beyond the approved plans shall require 
additional analysis and permitting. 

 
PASSED AND ADOPTED THIS 13th day of November, 2007 by the following Roll Call Vote: 
 
AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
      _________________________________________ 
      CHAIRMAN MARGARET HOLSTINE 
 
ATTEST: 
 
_____________________________________________________ 
RON WHISENAND, PLANNING COMMISSION SECRETARY 
 
h:darren/PD/BlackRanch/Vaquero/Res 
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