
PC Agenda Item 2



1 

 

TO: Planning Commission 

 

FROM: Ed Gallagher, Community Development Director 

 

SUBJECT: Planned Development Amendment 02-002, Conditional Use Permit 11-004 and a 

Mitigated Negative Declaration for Vina Robles, Inc 

  

DATE: July 26, 2011 

 

 

NEEDS: For the Planning Commission to consider an amendment to PD 02-002, approval of 
Conditional Use Permit (CUP) 11-004, and the associated Mitigated Negative 
Declaration (MND) to allow an outdoor amphitheater, relocation of the previously 
approved hotel, and ancillary buildings and other minor modifications at the Vina Robles 
Hospitality Center. 

  
FACTS: 1. A Master Development Plan (PD 02-002 and CUP 02-027) for the Vina Robles 

Hospitality Center was approved by the Paso Robles Planning Commission on March 
11, 2003. 

 
 2. The project site is located at 3700 Mill Road at the intersection of Highway 46 East 

and Mill Road.  (See Exhibit 1 – Project Location Map.)  The property is designated 
in the General Plan and zoned as Parks and Open Space (POS), and it has an Airport 
Overlay. 

 
 3. The Master Development Plan included approval of a winery, wine tasting/hospitality 

center, spa, 60-unit hotel and 10 detached duplex bungalows (for a total of 80 rooms), 
and ancillary buildings and site improvements. 

 
 4. The major land uses and buildings that were approved in the Master Plan were 

designed to be improved in three phases: Phase 1 – Hospitality Building; Phase 2 – 
Hotel/Bungalows; Phase 3 – Winery. 

 
 5. The applicant completed the hospitality building (Phase 1) a few years ago, and is 

now interested in modifying the mix of uses and site layout, including relocating 
where the hotel was previously approved to the west side of the hospitality center, 
and adding an outdoor amphitheater and ancillary buildings.  The winery and spa 
facility are no longer a part of this development.  (The applicant is constructing the 
winery at a different location.) 

 
6. The proposed amphitheater is intended to host a maximum of up to 50 events per 

year.  The project is designed to accommodate “capacity” events with attendance of 
3,300 guests.  The hotel is designed with 60 rooms, and the 10 duplex bungalow units 
would include 20 suites, consistent with the prior entitlement.  Ancillary buildings 
include an “artist compound”, entrance gate and admissions building, security and 
first aid building, food and beverage sales booths, and restrooms.  (See Attachment 2 
– Project Description.) 

 
7. The project, as proposed, would require removal of 68 oak trees.  The oak tree 

removal permit would need to be approved by City Council.  The applicant submitted 
an Arborist Report that documents the locations, sizes and health of the trees 
proposed to be removed. 
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8. The SLO County Airport Land Use Commission (ALUC) considered the consistency 

of the proposed project with the Paso Robles Airport Land Use Plan (ALUP) on 
April 20, 2011.  The ALUC made a determination that the project was consistent 
with the ALUP. 

 
9. The project was considered by the Development Review Committee (DRC) on May 

9, 2011.  The DRC received a presentation of the project and also conducted a site 
tour.  The DRC unanimously recommended approval of the project to the Planning 
Commission. 

 
10. The Paso Robles Airport Advisory Committee (AAC) considered the project on May 

26, 2011. The AAC unanimously supported the project. 
 

11. The applicant submitted several special studies for the environmental review 
including: an Air Quality and Greenhouse Gas Assessment; Biological Study; Noise 
Impact Study, and Traffic Study.  Staff prepared a Visual Impact Analysis.   

 
12. Pursuant to the Statutes and Guidelines of the California Environmental Quality Act 

(CEQA) and the City Procedures for Implementing CEQA, an Initial Study was 
prepared.  Upon review and analyses of the materials and studies, staff determined 
that the project may result in significant environmental impacts.  However mitigation 
measures can reduce impacts to a less than significant level, and a draft Mitigated 
Negative Declaration (MND) has been prepared for this project. 

 
 13. The project MND was circulated to the State Clearinghouse Office of Planning and 

Research on June 16, 2011.  The 30 day public review period was from June 20, 2011 
through July 19, 2011.  The City received comments from Caltrans, District 5 and the 
SLO County Air Pollution Control District (APCD). 

 

ANALYSIS & 
CONCLUSION:  SITE PLAN, PARKING AND STORMWATER MANAGEMENT  
 

  The applicant requests approval to construct an outdoor amphitheater to the east of 
the hospitality center in the oak tree woodland, within a natural “bowl” area on the 
property.  The amphitheater includes a central stage, seating areas with fixed and 
removable seating, an open grass area for seating and a plaza concourse area.  
Ancillary amphitheater buildings include an entry gate/admissions building, artist 
compound/staging area, equipment storage building, safety and security building, 
food and beverage booths and restrooms.  (See Attachment 3, Site Plan)  The project 
may be phased, with Phase 1 being the amphitheater, and Phase 2 being the hotel and 
bungalows.  The amphitheater may also be phased in terms of standard construction 
or modular buildings.  The applicant intends on building standard buildings, 
however, depending on financing they may need to install modular buildings for the 
artist compound and a removable stage and lighting apparatus, until such time that 
they can complete permanent, standard buildings.   

 
  The event venue will require a significant amount of parking (1,100 spaces), 

therefore a large parking lot area is proposed adjacent to Mill Road.    Phase 1 (the 
amphitheater) includes 1,105 parking spaces, which includes 82 existing parking 
spaces.  This is based on an average of 3 persons per vehicle for event attendance.  
(Concert guests will likely arrive with 2 - 4 persons per vehicle.).  Parking demands 
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will be offset by a draft condition to provide shuttle services to offset air pollution.  
The bungalow units include parking spaces next to each unit, separate from the event 
center and hotel parking areas.   

 
  The hotel and bungalow parking areas will be constructed with standard paving 

materials, with the addition of incorporating „low-impact development” (LID) storm 
water management features.  These features include designing the surface flow to 
drain toward landscape areas, and designing the landscape areas to infiltrate drainage 
efficiently into the soil.  The event parking lot is not proposed to be constructed with 
asphalt to reduce impervious surface area (and the visual impact of a “sea of 
asphalt”), but instead will be designed with an engineered soil substrate to infiltrate 
surface flow into the ground, and then be planted with a hearty species of grass cover.  
The walkways and other hardscape areas will also be designed to provide surface 
flow into subsurface drainage wells that will be directed to infiltrate below surface 
into the groundwater basin. (See Attachment 4, Initial Study, Exhibit 8, Memo – 
Stormwater Quality Management Plan). 

 

  BIOLOGICAL RESOURCES 

  The project would result in disturbance of the oak woodland area on the site as well 
as the upland, flatter areas on the property.  The prior project approval included an 
analysis of biological resources, impacts and mitigations.  The applicant submitted a 
new biological report reflecting existing biological resources, impacts, and mitigation 
measures from the proposed project.  (See Attachment 4, Initial Study, Exhibits 5 & 
6).  As shown in Exhibit 5, the project will disturb slightly less habitat area for the 
San Joaquin Kit Fox (SJKF) than the prior project.  The applicant paid SJKF impact 
fees for the prior entitlement, therefore, no additional SJKF impact fees need to be 
paid for this project.  However, the Biological Report includes additional mitigation 
measures to protect habitat for the SJKF that will need to be implemented prior to 
construction, and protection measures for other species including “special status” 
birds, bats and reptiles.  The list of biological impact mitigation measures is included 
in Attachment 4, Initial Study, Exhibit 12 – Mitigation Summary Table. 

 
  Site grading and construction of the amphitheater area and bungalows would 

necessitate removal of 68 oak trees (2 of the oaks trees are dead).  In accordance with 
the City‟s Oak Tree Protection Ordinance, the applicant submitted an Arborist Report 
(Attachment 4, Exhibit 7) that evaluates the existing condition of oak trees proposed 
to be removed and protection measures for oak trees that would remain.  On the 
surface, the amount of removals proposed appears to be significant.  However, the 
oak tree woodland area has several hundred oak trees, therefore the removal of the 
oak trees will not create a significantly noticeable impact.  The tree survey included 
surveying 246 trees that would be within the area of disturbance and large enough to 
be subject to the Oak Tree Ordinance.  The applicant worked with the arborist to 
reduce the number of proposed removals (136 trees originally proposed to be 
removed) through modifications in the site plan, and reduced the number of proposed 
removals to 68.  The tree report indicates that the majority of tree removals are 
young, small (less than 20 inches dbh), and in fair to good health.  The DRC and staff 
toured the site, and with the exception of one tree, most of the proposed removals 
appear to be small and of marginal, unremarkable aesthetic quality.  The one notable 
tree removal (#15) has a high aesthetic quality and is 26 inches dbh.  The applicant 
explored alternatives to save this tree, however due the proximity of the grading 
needed for site work, it would require a 10 foot deep tree well, which would result in 
a large retaining wall within the concourse area and the tree canopy at grade.  The 
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Oak Tree report includes mitigation requirements for the removals with a 
replacement ratio equal to 166 inches.  The applicant will need to obtain approval 
from City Council for the proposed oak tree removals, however the Planning 
Commission may make a recommendation on the appropriateness of this action.  
Additionally, as noted in the Biology Report, the site would need to be surveyed prior 
to site disturbance and grading to determine if there are any protected nesting bird 
species to protect wildlife as much as possible. 

 
  INFRASTRUCTURE 

  The prior approved project required extension of major infrastructure including water 
and sewer lines.  The water line was required prior to completion of Phase 1, the 
hospitality center, however, the sewer connection was not required until construction 
of the hotel, since that is when it would be needed.  The water line was installed a 
few years ago.  The applicant intends to move forward with the amphitheater first.  
The timing of the sewer connection is the same for this project since the hotel and 
bungalows wouldn‟t be operative until build-out of the project.  Given the costs 
involved to extend the sewer line, the applicant has proposed an alternative method to 
manage wastewater from amphitheater events.  They propose to collect wastewater 
from restrooms into a subsurface holding tank, and then pump it out after each event.  
The wastewater would be hauled to the City‟s sewer treatment plant for processing.  
The applicant would be responsible for coordination with the City sewer treatment 
plant and all costs involved.  The Wastewater Division does not oppose this approach 
for project wastewater management.  However, the sewer line would be required to 
be extended when the applicant constructs the hotel and bungalow unit components. 
The nearest sewer line connection is at Dry Creek Road/Airport Road.  (See 
Attachment 5, Memo from City Engineer). 

 
  Mill Road will be improved and widened to three lanes with frontage improvements, 

including a common use path across the property frontage with this project.  No 
improvements at the intersection of Highway 46 East and Mill Road will be 
necessary since Caltrans recently completed a highway widening project along this 
segment of the highway, and they constructed a right-turn lane from the highway to 
Mill Road, and extended the westbound center turn lane capacity. 

 
  TRAFFIC ANALYSIS 

  The applicant submitted two iterations of the Traffic Study for this project.  (See 
Attachment 4, Exhibit 10).  The traffic study indicates that most traffic will be 
generated from “capacity” events.  The initial concern was that there may be traffic 
safety issues at the intersection of Mill Road and Highway 46 East when traffic is 
exiting large events.  The majority of traffic would turn west across the eastbound 
traffic lanes.  The applicant originally proposed working with the California Highway 
Patrol and Caltrans to get approval to temporarily close the highway for a few 
minutes at a time (intermittently) to exit traffic in “pulses” allowing many cars to 
make the turn, and then let eastbound traffic continue, and repeat this traffic 
management until Mill Road was cleared of vehicles.  City staff submitted the traffic 
study to Caltrans to get their input on the project early on in the review process.  
Ultimately, Caltrans did not see the need to close the highway intermittently to exit 
traffic from Mill Road.  Events would generally end between 10:00 pm to 12:00 pm.  
Highway peak hour traffic is generally during the late afternoon and early evening 
hours, therefore, traffic exiting events would not conflict with peak hour traffic on the 
highway.  There is very sparse eastbound traffic at that time, and Caltrans suggests 
that it is not warranted to implement a controlled intersection at Mill Road and the 
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highway.  The subsequent Traffic Study evaluated the project without a controlled 
intersection and determined that vehicle stacking on Mill Road would occur, but that 
traffic from capacity events would likely be able to exit the site within 90 minutes 
after events.  The post event stacking at westbound intersections on Highway 46 East 
at Golden Hill Road, Buena Vista and the interchange at Highway 101 were also 
evaluated.  Since there is so little traffic at that time of the night, it was determined 
that significant “back-up” queuing would not occur at the intersections noted.  
Caltrans submitted a response letter to the City that indicates that the study and 
conclusions are satisfactory.  However, Caltrans recommends the timing of the 
completion of the amphitheater coincide with completion of the dual-left turn project 
at the Highway 101/46 East interchange, which is anticipated to begin construction 
this Fall 2011.  It is likely that the projects will dovetail completion very near the 
same time.  Lastly, Caltrans suggested the City consider alternative connections for 
the broader transportation network on the east side of the City in the project vicinity.  

 
  The applicant submitted an Event Traffic Management Plan to help provide safe 

egress from the project site post events. (See Attachment 5).  The Plan includes 
posting traffic management staff on the site, and along Mill Road to guide vehicles 
and help traffic flow smoothly out to the highway.  It is also intended to control eager 
drivers from making unsafe turn movements.  Concern has been raised by the City 
Engineer and the Police Department that some westbound traffic may turn right 
(eastbound) along Highway 46 and then travel east to the nearest convenient location 
and make a U-turn (westbound).  The concern is that travelers making U-turns in 
locations with small turn-outs or at business entrance driveways (e.g. Hunter Ranch 
or Eberle Winery) may result in negative impacts to other businesses or cause traffic 
hazards for westbound traffic on Highway 46.  (See Attachment 6, Memo from 
Captain Burton, Police Department).  There is no simple method to control the 
potential U-turn movements, except to deter drivers by posting (temporary event) 
signs on Mill Road.  One option would be to close the driveway entrances at 
businesses to the east, however this would require significant cooperation and 
coordination by other property owners and/or Caltrans.  If it becomes a serious 
problem in the future, the Planning Commission could reconsider this issue under 
review of the Conditional Use Permit, and consider available options. 

 
  AIR QUALITY 

  The project will result in exceeding locally-adopted air pollution emissions 
thresholds for operational emissions, primarily from vehicles driving to and from 
events.  The applicant and staff worked closely with the San Luis Obispo Air 
Pollution Control District (APCD) early in the review process.  (See Attachment 4, 
Exhibit 4).  These emissions can be reduced to a less than significant level with 
implementation of several mitigation measures, as recommended by APCD and 
agreed upon by the applicant.  Measures include establishing an event shuttle 
program to encourage attendees to use a shuttle to the site which will reduce vehicle 
miles traveled and air pollution.  Additionally, site design and construction measures 
to increase energy efficiency will be applied, and the applicant will pay off-site 
mitigation fees to APCD which will go toward projects to reduce air pollution.  The 
specific project and use of mitigation funds will be coordinated between the City and 
APCD.  Potential off-site mitigation projects may include: establishing a new Park 
and Ride Lot; retrofitting a local garbage truck; or contributing toward establishing a 
compressed natural gas (CNG) fueling station. 
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  VISUAL IMPACTS 

  A Visual Analysis was prepared for this project to evaluate the relative visual impacts 
(see Attachment 4, Exhibit 3).  Visual simulations were prepared to demonstrate the 
visibility of the project from Highway 46 East and Mill Road.  The project includes 
several new, large structures.  The amphitheater and bungalow area is generally 
below the grade of the highway and is setback very far from Mill Road.  
Additionally, this area is covered with an oak woodland.  Therefore, while the some 
structure roofs may be visible, particularly from the highway, the trees and vegetation 
help buffer the buildings and soften the visual impact.  The duration of viewing the 
amphitheater is also very short - only a few seconds since the site is below the 
highway and there is a hillside to the east of the amphitheater and the existing 
hospitality center is to the west.  Therefore, this aspect of the project would not be 
too visually intrusive.   

 
  The location for the new hotel is proposed to be located approximately where the 

previously approved (separate) winery building was approved.  This area of the site is 
above the grade of the highway and is highly visible.  The hotel would be located to 
the west of and at a lower elevation than the existing hospitality building.  
Westbound views of the hotel would be largely obscured by the existing hospitality 
building.  The Visual Analysis notes that the eastbound view of the hotel would be 
viewed from a distance and therefore it would have a longer duration of visibility.  
However, this building would be juxtaposed against a very similar building 
(hospitality building) with the same high quality architectural theme, form, scale and 
mass.  Viewers would therefore not find the new building out of character or 
incompatible with the surrounding development pattern and landscape.  Additionally, 
large scale wineries and agricultural buildings are anticipated in the context of Paso 
Robles wine country.  As noted, the hotel design mimics the scale and form of the 
winery, thus it would complement the surrounding uses and development.   

 
  Lighting and pyrotechnics used for concert events would be restricted by conditions 

of approval to not cast light beyond the property line, and to not extend above 500 
feet in altitude so that these activities do not conflict with aircraft safety or result in 
visual light impacts.  Parking lot and other event-related lighting is also conditioned 
to be turned off post events. 

 
  NOISE IMPACTS 

  Amphitheater events will create noise from concerts, which includes music and 
applause.  Therefore, a Noise Study was prepared (see Attachment 4, Exhibit 9) to 
determine it the project would result in significant noise impacts to other properties.  
The City‟s General Plan, Noise Element includes maximum noise thresholds not to 
be exceeded at property lines (measured in decibels (dBA).  There are unique 
circumstances with the project site and technical equipment to be used that reduce 
potential noise impacts.  The amphitheater area is located below grade of the 
highway, in the “bowl” area, and it will be setback several hundred feet from Mill 
Road.  These features help reduce noise from the site extending beyond the property 
line.  More importantly, the digital speaker array system is designed to provide 
quality sound without the need to create overly loud base sounds or distortion.  Both 
these aspects result in a reduction of potential off-site noise impacts from the 
amphitheater so that noise would be at or below the noise threshold of the General 
Plan at the property lines.  There are also very few residences in the near vicinity or 
other land uses that would be affected by noise.  
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  It should be noted that the property is covered under an “avigation easement” which 

informs the property owner that this property may be subject to aircraft noise.  The 
applicant is aware of this easement, and understands that the airport will not be 
restricted from air flight operations as a result of development of this project. 

 
  CORRESPONDENCE RECEIVED  

  The City received a few comment letters during the public review period for this 
project.  These letters include comments from SLO County APCD, Caltrans and a 
resident (Karl J. Partch).  The agency letters provided clarifications from Caltrans on 
points made in the Initial Study and APCD recommended conditions of approval.  
The letter from Mr. Partch was in support of the project.  

 
Policy 
Reference: City of Paso Robles 2003 General Plan Update and EIR, Airport Land Use Plan, 2006 

Economic Strategy, Zoning Ordinance, CEQA. 
Fiscal 

Impact: No fiscal impacts identified. 
 

Options: After opening the public hearing and taking public testimony, the Planning Commission 
is requested to take one of the actions listed below: 

 
a. By separate motions:  
 
(1) Adopt Resolution 11-XX to approve the Mitigated Negative Declaration 

environmental determination;  
(2) Adopt Resolution 11-XX approving Planned Development Amendment 02-002; and 
(3) Adopt Resolution 11-XX approving Conditional Use Permit 11-004. 

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

 
Staff Report Prepared By: Susan DeCarli, AICP, City Planner 
 
Exhibits: 

 
1 – Project Location Map (attached) 
2 – Project Description (attached 
3 – Site Plan (attached) 
4 – Initial Study/MND (www.prcity.com) 
5 – City Engineer‟s Memo (attached) 
6 – Police Dept. Memo (attached) 
7 – Resolution – Draft Mitigated Negative Declaration (attached) 
8 – Resolution – PD Amendment 02-002 (attached) 
9 – Resolution – CUP 11-04 (attached) 
10 – Public Notices (attached) 
11 – Comment Letters (attached) 
 
Hard copies of these exhibits are available for viewing at City Hall or in the City Library 

1000 Spring Street, Paso Robles 
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