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Staff Report - Community Development Department

Sycamore RV Storage
USE 21-0107
(VSM Leasing & Rentals LLC)

RECOMMENDATION:

The Planning Commission adopt Draft Resolution approving Conditional Use Permit
(CUP) USE21-0107 allowing a new business that includes outdoor Recreational Vehicle
(RV) storage in the Industrial Park zone.

Project Info In-Brief:

A
ZESJREECSL: 6805 Sycamore Rd. Atascadero, CA Z 028-121-001
PROJECT Mariah Gasch
PLANNER Associate Planner 470-3436 | mgasch@atascadero.org
PROPERTY .
OWNER VSM Leasing & Rentals LLC

GENERAL PLAN ZONING

DESIGNATION: DISTRICT: SITE AREA EXISTING USE PROPOSED USE
Industrial Park | Industrial ,
(IP)/ Open Park (IP)/ é?’éﬁf’:;g;ijte \(/:?)ﬁ?rr:{:t Recreational Vehicle
Space (0S) Open Space area Construction (RV) storage

(0S) /PD 31

ENVIRONMENTAL DETERMINATION

1 Environmental Impact Report SCH:
1 Negative / Mitigated Negative Declaration No.
Categorical Exemption CEQA — Guidelines Section 15304
[J Statutory Exemption 88 21000, et seq &
1 No Project — Ministerial Project
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DISCUSSION:

Existing Surrounding Uses / Parcel Configurations:

Existing Zoning

o
028-131-01
028-131-004

North: South: East: West:

Residential Suburban Residential Residential Residential
(RS) Suburban (RS) Suburban (RS) Suburban (RS)

Background:
The subject site is located on the north side of Sycamore Avenue, adjacent to the Salinas

River. The site is owned by Atascadero Mutual Water Company (AMWC) and contains
an existing fenced construction yard with storage buildings. In 2007, the City Council
adopted a zone text change to establish a new site-specific Planned Development #31
Overlay Zone with a corresponding Master Plan of Development for this site. The intent
of the zone text change was to allow for a private bicycle motocross (BMX) facility to
locate on the property. The BMX facility was never constructed and aside from the existing
construction yard, the site has remained vacant. The planned development states that all
other uses listed as allowed or conditionally allowed are subject to the requirements of
the Zoning Code, therefore the PD does not impact the scope of the proposed storage
facility.

The Design Review Committee (DRC) reviewed the proposed project and made
recommendations regarding new and existing fencing and landscaping onsite. The
applicant revised the plans in accordance with the DRC’s recommendations.

Project description:

The proposed project includes a six-acre outdoor recreational vehicle (RV) storage yard
in the Industrial zone. The site is proposed to be used for the storage of up to 262 vehicles
outdoors. Outdoor vehicle storage in excess of 10,000 square feet is subject to the review
and approval of a Conditional Use Permit by the Planning Commission. In order to




ITEM 2 | 11/15/2022
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

approve the use, the Commission must make a series of use permit findings. If approved,
the project is also subject to conditions of approval.

Analysis
The land use proposed, Outdoor Vehicle and Equipment Storage is a conditionally

allowed use in the Industrial Zoning district. Section 9-6.140 of the City’s Zoning
Regulations provides a set of site design standards for storage yards in addition to the
provisions of the use permit (Attachment 3).

The applicant is proposing to complete the project in two phases. The first phase consists
of 138 RV spaces, a new perimeter fence along the Phase 1 area, site grading with Class
Il base finish (in Phase 1 areas only), construction of an entrance gate and completion of
the required stormwater basin. Phase 2 includes the addition of 124 parking spaces,
removal of the dividing fence between the two phases and extension of the chain link
fence adjacent to the Salinas River.

The De Anza Trail currently traverses through this property and culminates from a small
parking lot along Sycamore Road. With this development, the trail will need to be
realigned along Sycamore Road. Staff is also adding a condition that the realignment of
the De Anza Trail, and the improvements to fencing and landscaping, be completed with
Phase 1.

Proposed Site Plan
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Landscaping
The applicant provided a landscape plan proposing new landscaping along the realigned

De Anza Trail and Sycamore Road. Staff recommended a revision to the landscaping
plan at the DRC hearing to focus taller vegetation along the interior fence adjacent to the
RV storage lot. The DRC supported this recommendation and it has been added as a
condition. This condition also includes adding shorter landscape species between the De
Anza Trail and Sycamore Road to avoid the trail from becoming a hidden corridor.

The applicant’s landscape plan did not include landscaping between the existing
construction yard onsite and Sycamore Road. At the DRC hearing, staff recommended
that the landscape plan be extended to include this portion since it is a part of the subject’s
parcel. The DRC also supported this recommendation and it has been added as a
condition. This landscaping should be consistent with what is proposed on the opposite
side of the driveway. There are six Coast Live Oak trees that will remain onsite and be
protected during construction. Minimal landscaping is proposed throughout the RV
parking areas.

Atascadero Municipal Code (AMC) 9.4-125 requires 5% of the lot in an Industrial zone to
be landscaped. The applicant is requesting an exemption from this requirement due to
maintenance concerns and visibility into the site. Since the site is screened by fencing
and landscaping along Sycamore Road, landscaping added within the RV lot will not be
visible from the outside. Additionally, maintaining this landscape would be difficult as it
would need to be irrigated and protected from vehicles driving over it. The Municipal Code
allows the Planning Commission to approve a maodification to eliminate the minimum
landscape requirement if a finding can be made that existing vegetation topography or
structural arrangement preclude the need for landscaping. Based on location and
maintenance, staff recommends that the Planning Commission allow for a modification to
only require landscaping along Sycamore Road and the De Anza Trail. The landscape
plan was broken into three sections and provided below. Landscaping on the eastern
edge has been removed from the applicant’s proposal.
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Fencing, lighting and security

There is an existing six-foot-tall chain link fence along the eastern property line and
around the current construction yard. This chain link fence extends the length of
Sycamore Road. There is also an existing chain link fence along Sycamore Road up to
the existing parking area for the trail. The applicant was originally proposing to keep the
six-foot-tall fence along the Sycamore Road Property line. The DRC discussed the
location of this fence and recommended that the fence between the De Anza Trail and
Sycamore Road be up to four feet tall and transparent. Staff has added a conditioned that
this be a split rail or pipe rail fence. AMC 9-4.128 requires all new chain link fencing to be
vinyl coated. However, due to cost and visibility, the applicant requested at that hearing
to utilize the existing fence along Sycamore Road and relocate it along the Salinas River
edge. The Design Review Committee supported the applicant’s request for this.

The applicant is proposing new six-foot-tall vinyl coated chain link fencing around the
remainder of the RV storage lot. AMC 9-4.128 requires all new vinyl coated chain link
fencing to be screened with evergreen vegetation. The new fence adjacent to the De
Anza Trail will be heavily screened with landscaping. However, new fencing around the
rear of the site does not have landscape screening. Staff is recommending an exception
to this standard due to the industrial nature of the site and its use. The rear property line
abuts a tall berm along the Salinas River and the applicant is proposing an infiltration bio
swale along the entire fence line. Adding landscaping to this side would extend into
proposed RV spaces, potentially creating the need for a site redesign and reducing the
number of parking spaces onsite. The applicant is proposing a powered gate that will be
keypad controlled. There will be no regular onsite workers so the RV storage will be self-
service.

The submittal shows several new light poles throughout the site with a maximum height
of 20 feet tall. Staff is recommending this maximum height be reduced 16 feet for each
light pole. This will reduce the light spilling onto adjacent parcels. The applicant is
proposing lights that dim to low levels light until motion is detected. This will reduce
negative impact on the surrounding area while providing security for the business. Staff
has added a condition that the applicant provide a photometric light study with the building
permit submittal to ensure that light will not spill onto adjacent properties. They are also
proposing the installation of five new security cameras on five of the proposed lights poles.
The applicant has a pre-existing contract with a local security company. They plan to
continue using them for this site for 24-hour security coverage.

Storage Yard Conditions

The Industrial zone is the appropriate location for intensive uses such as outdoor storage
yards. However, such land uses can be detrimental to the City if not properly designed
and adequately maintained. If approved, the use permit to allow a storage yard will run
with the land, regardless of the business owner/operator. The accumulation of storage
containers, illegal businesses, transient camps, inoperable vehicles, feral animals, and
the storage of miscellaneous junk and debris are possible negative impacts brought about
by this land use. Conditions of approval are very important to prevent this property from
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falling into a deteriorated site. Staff has added a series of conditions about site operation
to ensure that the storage yard does not deteriorate over time.

ALTERNATIVES

1. The Planning Commission may include modifications to the project and/or
Conditions of Approval for the project. Any proposed modifications including
Conditions of Approval, should be clearly re-stated in any vote on any of the
attached resolutions.

2. The Planning Commission may determine that more information is needed on
some aspect of the project and may refer the item back to the applicant and staff
to develop the additional information. The Commission should clearly state the
type of information that is required. A motion, and approval of that motion, is
required to continue the item to a future date.

3. The Planning Commission may deny the project. The Commission must specify
what findings cannot be made, and provide a brief oral statement based on the
Staff Report, oral testimony, site visit, correspondence, or any other rationale
introduced and deliberated by the Planning Commission.

ATTACHMENTS:
Attachment 1: Draft Resolution
Attachment 2: Site Photos
Attachment 3: AMC 9-6.140

10
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DRAFT RESOLUTION

RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF ATASCADERO APPROVING A CONDITIONAL USE PERMIT
TO ESTABLISH AN OUTDOOR RECREATIONAL VEHICLE STORAGE
USE IN THE INDUSTRIAL PARK ZONE

SYCAMORE RV STORAGE
VSM LEASING & RENTALS LLC
(USE21-0107)

WHEREAS, an application has been received from VSM Leasing & Rentals LLC (3380
El Camino Real, Atascadero, CA 93422), Applicant, and Atascadero Mutual Water Company
(PO Box 6075, Atascadero, CA 93422), Owner) to consider Planning Application USE21-0107,
for a Conditional Use Permit for an outdoor Recreational Vehicle (RV) storage use at 6805
Sycamore Road, Atascadero, CA 93422 (APN 028-121-001); and

WHEREAS, the site’s current General Plan Land Use Designation is Industrial and Open
Space (I and OS); and

WHEREAS, the site’s current Zoning District is Industrial Park and Open Space (IP and
0S); and

WHEREAS, an outdoor vehicle storage yard is a conditionally allowed use in the
Industrial Park (IP) zoning district; and

WHEREAS, the outdoor vehicle storage yard is not located on the portion of the site zoned
Open Space (OS) zoning district; and

WHEREAS, the laws and regulations relating to the preparation and public notice of
environmental documents, as set forth in the State and local guidelines for implementation of the
California Environmental Quality Act (CEQA) have been adhered to; and

WHEREAS, a timely and properly noticed public hearing was held by the Planning
Commission of the City of Atascadero at which hearing evidence, oral and documentary, was
admitted on behalf of said conditional use permit; and

NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the City of
Atascadero:

SECTION 1. Recitals: The above recitals are true and correct.

SECTION 2. Public Hearing. The Planning Commission held a duly noticed public
hearing to consider the project on November 15, 2022 and considered testimony and reports from
staff, the applicants, and the public.

11
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SECTION 3. Findings. The Planning Commission makes the following findings,
determinations and approvals

1. Findings for Approval of a Conditional Use Permit
FINDING: The proposed project or use is consistent with the General Plan

FACT: The use is consistent with the General Plan. Specifically, it relates to intended uses
in the Industrial Park zone. The General Plan states that one of the intended uses of this
zone is for outdoor storage facilities. General Plan Policy 14.2 aims to identify locations
with adequate land to accommodate industrial uses to retain and expand existing
businesses. The municipal code allows outdoor vehicle storage operations with a
conditional use permit.

FINDING: The proposed project or use satisfies all applicable provisions of the Zoning
Ordinance

FACT: The proposed outdoor vehicle storage operation can be permitted though the
Conditional Use Permit process as identified in the Municipal Code. The proposed site
plan is consistent with the applicable provisions of the Atascadero Municipal Code as
conditioned.

FINDING: 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

FACT: The proposed recreational vehicle storage facility will not be detrimental to the
general public or working person’s health, safety, or welfare.

FINDING: The proposed project or use will not be inconsistent with the character of the
immediate neighborhood or contrary to its orderly development

FACT: The proposed project is on a property that is zoned Industrial Park with a contract
construction yard on it. The property is at the edge of the city in an area that has been
designated for industrial uses.

FINDING: The proposed use or project will not generate a volume of traffic beyond the
safe capacity of all roads providing access to the project, either existing or to be improved
in conjunction with the project, or beyond the normal traffic volume of the surrounding
neighborhood that would result from full development in accordance with the land use
element

12
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FACT: The proposed project and use is consistent with the traffic projections and road
improvements anticipated within the General Plan. The project site is an existing site on
Sycamore Road.

FINDING: The proposed project is in compliance with any pertinent City policy or criteria
adopted by ordinance or resolution of the City Council.

FACT: The project is consistent with the General Plan and municipal code, as conditioned.

Findings for Approval of Landscape Requirement Exception

FACT: Existing vegetation topography or structural arrangement preclude the need for

landscaping.

FINDING: Since the site is screened by fencing and landscaping along Sycamore Road,
landscaping added within the RV lot will not be visible from the outside. Additionally,
maintaining this landscape would be difficult as it would need to be irrigated and
protected from vehicles driving over it. Additionally, evergreen landscaping along the
Salina River will not provide useful screening. The chain-link fence requiring screening
is located against a berm and landscaping will be difficult to maintain.

SECTION 4. CEQA. The project is exempt from the California Environmental Quality
Act (CEQA), under Categorical Exemption § 15304, Class 4; Minor Land Alterations.

SECTION 5. Approval. The Planning Commission of the City of Atascadero, in a regular
session assembled on November 15, 2022, resolved to approve a Conditional Use Permit to allow
for an outdoor recreational vehicle storage yard (USE21-0107) subject to the following:

1. EXHIBIT A: Conditions of Approval
2. EXHIBIT B: Site Pan
3. EXHIBIT C: Preliminary Grading and Drainage Plan
4. EXHIBIT D: Landscape Plan (as modified)
On motion by Commissioner and seconded by Commissioner , the

foregoing resolution is hereby adopted in its entirety by the following roll call vote:

AYES: ()
NOES: ()
ABSTAIN: ()
ABSENT: ()
ADOPTED:

13



Attest:

Phil Dunsmore
Planning Commission Secretary
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CITY OF ATASCADERO, CA

Jeff van den Eikhof
Planning Commission Chairperson
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EXHIBIT A:

Conditions of Approval
USE21-0107

Conditions of Approval

Conditional Use Permit
Outdoor Recreational Vehicle Storage
6805 Sycamore Road

Timing

BL: Business License
GP: Grading Permit
BP: Building Permit
FI: Final Inspection
TO: Temporary
Occupancy

FO: Final Occupancy

Responsibility
/Monitoring

PS: Planning Services
BS: Building Services
FD: Fire Department
PD: Police Department
CE: City Engineer
WW: Wastewater

CA: City Attomey

This Conditional Use Permit shall be for an outdoor recreational vehicle storage
yard as described in attached Exhibits, located at 6805 Sycamore Road (APN
028-121-001), regardless of owner.

Ongoing

PS

The approval of this use permit shall become final and effective the date of the
hearing. Issuance of building permits may not occur prior to the appeal period of
fourteen (14) days following the Planning Commission approval.

Ongoing

PS

The Community Development Department shall have the authority to approve the
following minor changes to the project that (1) modify the site plan project by less
than 10%, (2) result in a superior site design or appearance, and/or (3) address a
construction design issue that is not substantive to the Conditional Use Permit.

Ongoing

PS, CE

Approval of this Conditional Use Permit shall be valid for twenty-four (24) months
after its effective date. At the end of this time period, the approval shall expire
and become null and void unless the project has received a building permit or a
time extension.

BP

PS

The owner and applicant shall defend, indemnify, and hold harmless the City of
Atascadero or its agents, officers, and employees against any claim or action
brought to challenge an approval by the City, or any of its entities, concerning this
conditional use permit.

Ongoing

CA

Planning Services

6.

The Conditional Use Permit shall allow an outdoor recreational vehicle storage
yard as shown in Exhibit B.

Ongoing

PS

All landscaping, fencing and site improvements shall be maintained in good order.
Any dead or non-performing landscape items shall be replaced within 30 days.
Any damaged fencing, lighting, or site improvements shall be replaced
immediately.

Ongoing

PS

No changes to fencing, landscaping, or site improvements may be installed
without prior approval by the City.

Ongoing

PS

No cargo containers, inoperable vehicles, inoperable boats or inoperable RV’s
shall be stored on-site. Only currently registered, operable vehicles or RV’s may
be stored on-site.

Ongoing

PS

10.

No storage of vehicles in any location other than in the designated on-site parking
areas as identified in the site plan approved by Planning Commission may be
stored on any portion of the site.

Ongoing

PS

11.

No other land use shall be allowed in conjunction with the RV storage unless
specifically approved by the City.

Ongoing

PS

12.

No washing of vehicles, RV’s or Boats or other equipment may occur on-site.

Ongoing

PS

15
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. . . Ongoi PS
13. No dumping of RV waste or water tanks may occur on site at any time. ngoing
14. No storage, paving, stockpiling, grading, or use of the site shall be allowed within | Ongoing PS/BS
30 feet of the top of the bank of the Salinas River.
15. The realignment of the De Anza Trail shall be consistent with what is shown in | BP/ Fl PS

Exhibit B. The trail shall be completed and fully landscaped per the approved
landscape plan. Any modifications must be approved by the Community
Development Director. Generally, taller vegetation shall be focused between the
RV storage lot and the realigned De Anza Trail. Shorter species shall be planted
between the De Anza Trail and Sycamore Road to avoid the trail from becoming
a hidden corridor

16. The existing chain link fence adjacent to Sycamore Road and the realigned De | FI PS
Anza Trail shall be replaced with a split rail or pipe rail fence with a maximum
height of 4 feet tall. Fence shall be installed prior to requesting a Planning Final.

17. All new fencing chain link fencing, other than fencing along the Salina River, shall | FI PS
be vinyl coated with a dark neutral color. The maximum fence height shall not
exceed 6 feet. However, the addition of barbed wire (NOT Constantine wire) may
be added to the top of interior fences along the RV storage lot. Fencing shall be
installed prior to requesting a Final Planning Inspection.

18. Existing chain link fencing along Sycamore Road may be repurposed to be used | Fl PS
as fencing adjacent to the Salinas River.
19. The applicant shall submit a landscape and irrigation plan, completed by a | BP/FI PS

qualified professional, with their construction documents. The landscape plan
shall be consistent with what is shown inf Exhibit D with additional landscaping
focused on the following areas:

_Along the De Anza Trail realignment

_ In front of the existing construction yard, adjacent to Sycamore Road
Landscaping and irrigation shall be installed prior to requesting a Planning Final

Inspection.

20. Ensure that the De Anza Trail realignment is built out to meet equestrian trail | Fl PS
standards.

21. Maximum height of new light poles shall not be taller than 16 feet for each light | BP/ Fl PS
pole. The lights shall be set to dim low level light until motion is detected.

22. A photometric light study shall be submitted with the building permits for the BP/FI

Phase 2 addition and shall consider all new lights proposed and all existing
lights proposed to be retained. The lighting plan shall not include any lights that
cause a light in excess of .01 footcandles on adjacent properties. Planning
Services staff shall conduct a night-time inspection of lights before the building
permits may be finaled.

23. The Use Permit shall be subject to additional review upon receipt of operational | Ongoing PS
complaints. Additional mitigation may be warranted upon verification of recurring
noise or operational disturbances that impact residential properties.

24. Archaeological monitoring is required with all ground disturbing activities. The | BP/ Fl PS
applicant will be required to provide a signed contract with a certified
archaeologist prior to building permit issuance. The archaeologist is required to
provide a letter to the City prior to Planning Department Final stating that all
recommended procedures were completed.

Public Works

25. At Building permit submittal, provide updated Stormwater Control Plan (and | BP PW
reflect on Grading Plans) indicating the areas outside of the drive aisles will not
be compacted >85% compaction to allow infiltration to meet Post Construction
requirement #1 to reduce impervious surface as far as practicable.

26. Parking spaces are noted to be native material and are susceptible to pollutant | BP/ PW
discharge from vehicles. At time of building permit submittal, on the plans and | Ongoing
with supplemental documents, provide drip pans and spill kits for leaks or other
spills, similar to what would be found in a municipal yard. (Reference industrial or
municipal stormwater requirements for construction or corporation yard spill
prevention.)

16
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A disposal station with spill kit supplies and covered cans for soiled materials shall
be located on the site for individuals using the facility and maintained by the
company who leases the land and runs the business.

A contact phone number shall be made available to call if a facility user/customer
has a spill. Provide copy of a Spill Response Plan to City for review and approval.
This plan must be in place to provide a procedure for cleaning up major spills,
including sewage or gray water leaks, in a timely manner with contact information
for those who would be responsible parties.

17




EXHIBIT B: Site Plan
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EXHIBIT C: Preliminary Grading and Drainage Plan
USE21-0107

NOTE:
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NOTE:
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EXHIBIT D:

Landscape Plan (as modified)
USE21-0107
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Attachment 2: Site Photos
USE21-0107

Existing Site (Facing Northwest)
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View of the site from Sycamore Road
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De Anza Trail Entrance
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Attachment 3: AMC 9-6.140
USE 21-0107

9-6.140 Storage yards.

Outdoor storage yards, excluding the storage of vehicles in a day use parking lot or garage, are subject to the provisions of this section. The storage of vehicles in a public
or commercial parking lot or garage is subject to Section 9-4.114; the storage of wrecked, abandoned or vehicles being dismantled, is subject to Section 9-6.131, in addition to
this section.

(a) Site Design Standards.

(1) Access. There shall be only one (1) access point to a storage yard for each three hundred (300) feet of street frontage. Such access point is to be a maximum width of
twenty (20) feet and shall be provided with a solid gate or door.

(2) Secreening. A storage vard, except a temporary offsite construction yard, is to be screened from public view on all sides by solid wood, painted metal or masonry
fencing, with a minimum height of six (6) feet. All required screening shall be continuously maintained in good condition to assure that its intended purpose is accomplished
This requirement may be waived through administrative use permit approval (Section 9-1.112), when:

(i) The side of a storage yard abuts a railroad right-of-way; or

(ii) The surrounding terrain, existing vegetation intended to remain or other conditions would make fencing ineffective or unnecessary for the purpose of screening the
storage yard from the view of public roads.

(3) Parking Requirement. None, provided that sufficient usable area is available to accommodate all employee and user parking needs entirely on-site
(4) Site Surfacing. A storage yard shall be surfaced with concrete, asphalt paving, crushed rock, or oiled earth, and be maintained in a dust-free condition.

(5) Office Facilities. When no buildings exist or are proposed on a storage yard site, one (1) commercial coach may be utilized for an office, provided that such vehicle is
equipped with skirting, and installed pursuant to the permit requirements of Title 8 of this Code (the Building and Construction Ordinance).

(b) Operation. Except for vehicles or freestanding equipment, materials within a storage vard are not to be stacked or stored higher than six (6) feet, unless screening
requirements have been waived or modified pursuant to subsection (a)(2)(ii) of this section, or unless a higher wall or fence is constructed at the required setback line under an
approved building permit. (Ord. 614 § 4, 2017; Ord. 552 § 2, 2010; Ord. 68 § 9-6.140, 1983)
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From:

Fred Frank

Sent: Wednesday, November 9, 2022 3:24 PM
To: Planning Commission Public Comments
Subject: Item #2: Proposed RV storage adjacent to Salinas river Comments

Dear Mr. Dunsmore,

| recently saw a small posting by the City about a proposal to allow a RV storage on Atascadero Mutual Water Company
property near the Salinas river. | strongly oppose this idea for the following reasons:

1)

2)

3)

4)

5)
6)

7)
8)

Storing vehicles near the river on highly permeable soil risks ground water contamination from oil and fuel
leakage. It is likely that many of the stored vehicles will be old and poorly maintained. Regular inspection for
leakage would be difficult and expensive.

A lot full of RVs of various sizes, colors and states of repair would be less than aesthetically pleasing regardless
of efforts toward screening.

Currently this property is used by many people for walking, bird watching, model airplane and miniature vehicle
racing, as well as, dog walking, horse riding, etc. Others like myself, just enjoy the view of our verdant river and
an unobstructed view of Pine mountain.

Maintenance of this storage operation would be demanding and costly since vegetation will grow under and
around the stored vehicles. The use of persistent herbicides near the river is problematic and would likely be
opposed by many people.

While the city and the water company may share some revenue from this venture. | can see many problems
associated with shared management of this operation.

Security would be difficult. Effective fencing on this sandy soil is difficult since it is nearly impossible to prevent
tunneling beneath in hidden areas. Cameras are likely to be vandalized.

Storing RVs could present a fire hazard that would be difficult to deal with if a fire were to occur.

Transients may attempt to occupy these RVs and this could lead greater issues and a policing problem in our
community.

The open space currently provided by this property demands little from the City but is a remarkably valuable asset to an
untold number of its citizens.

Please deny this proposal.

Thank You,

Fred Frank

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.



From: Gina Planeta

Sent: Monday, November 14, 2022 9:24 PM
To: Planning Commission Public Comments
Subject: Agenda ltem #2 - Conditional Use Permit at 6805 Sycamore Rd

Dear Planning Commission,

I would like to ask that the commission consider making these plans known to the general public before making their
decision. This area that is up for possible development is used by many in the community who | think would miss it
greatly.

I drive this route four times most days to take my daughter to school. On almost every pass | see people. Sometimes it's
people walking their dogs. Sometimes it's families walking. Often it's a group of folks who get together to fly their RC
planes. The area is used daily. Re-routing a historic trail and taking away riverfront open space for RV storage seems
like a very poor trade for the community.

It's one of the few spots in town where the river can be easily accessed and easily viewed from the road. It's a tiny bit of
scenic space in town. To drive that route daily and see just a wall of fencing and RV's would be a great
disappointment.

In addition, | don't believe Curbaril and Sycamore are well maintained enough to handle 200+ Rv's coming in and out
from their travels. Many of these RV's would have to come from the Curbaril side because of the trestle on

Capistrano. The trestle has a clearance of 13' 2", while fifth-wheel trailers are routinely 13' tall. That narrow margin is
nail-biting at best for the driver. With the tight, blind turn and no shoulders, RVs and trailers will avoid this route. In the
.most recent rain the city had to put out a flooded sign on the roadway before the proposed site. In addition there are a
significant number of people who use the area between the end of Curbaril and the industrial part to exercise. Most
days | pass two older gentlemen walking, an older couple who use it as their bike route, and today | saw a gentleman
taking his ponies for a walk.

I truly don't believe this is the best use of that space and | think many of the residents of Atascadero would feel the
same way if they knew what was going on. Especially those of us living in this area of town.

Thank you so much for your time and consideration,
Gina and Briano Planeta

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.
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From: Cindee Yandow -

Sent: Monday, November 14, 2022 9:25 PM
To: Planning Commission Public Comments
Subject: 2. CONDITIONAL USE PERMIT AT 6805 SYCAMORE ROAD

To whom it may concern,

I am writing this email to say | am not in favor of the proposed business at 6805 Sycamore Road for RV
Storage. | am the last house on Curbaril Ave, with the riverbed across the street. |drive this road 2xs a day
sometimes up to 6. This would be very sad and ugly site to see.

There are many reasons this is a bad idea. We shouldn't be ruining a historical trail. It should be left for
everyone to enjoy and walk, run, bike, fly remote control airplanes, ect. There is a homeless problem already
in the riverbed this will only attract them more which will cause break-ins, even if the area is "secure". | work
in the storage industry for Self Storage Management of California, we manage over 50 storage facilities in
California with one here in Atascadero (U Store-It Mini Storage). RVs are a huge problem and get broken into
often and people try to sneak and live in them. We have very few sites that we allow vehicle storage and that
ones we do have onsite residences where we have a live in manager. There were issues at Mike Deans Auto

Repair where they use to have RV storage (with ~50 RVs) with homeless and breaks ins at 4990 Traffic Way,
Atascadero, CA 93422 and that was located on a main road. If they want to open a business like this it should be
somewhere else, not here.

Thank you, concerned tax payer, home owner, business owner of Atascadero.

Cindee Yandow
Yandow Realty Group

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.
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From: Lori Toft -

Sent: Monday, November 14, 2022 11:01 PM
To: Planning Commission Public Comments
Subject: Agenda item #2

The San Batista de Anza trail does not BELONG to Atascadero... it’s part of Californias history! That our city
administration thinks it can just move the historic trail in order to store 262 RVs? | can’t believe anyone thinks this is ok!
We should be ashamed! And what a horrible eyesore that facility would be! As a lifelong city resident 1 am very much
opposed to this proposal and hope the planners can make a decision that honors our people, town and history!

Thank you.

Lori Toft

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.



From: Cleis Slezak - >

Sent: Tuesday, November 15, 2022 9:07 AM
To: Planning Commission Public Comments
Subject: Meeting ID: 832 5023 8111 Resolution # 2022-071 AB 361

| strongly oppose the planned RV storage facility going in on/near the DeAnza trail in Atascadero.
There is no good reason for a commercial establishment going in next to a historic trail. Not only
would it be an eyesore but it sets a bad precedent for further development where there should be
‘none. Please vote NO on this proposal.

Thank you, Cleis Slezak (resident of the county in Atascadero for 42 years)

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.
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From: Kate Montgomery

Sent: Tuesday, November 15, 2022 11:05 AM
To: Planning Commission Public Comments
Subject: Agenda #2

To the Atascadero Planning Commission
Tuesday November 15, 2021

Concerning the proposed RV storage facility on AMWC property:

It’s not illegal but it’s a terrible, inappropriate idea to use the Salinas River corridor for vehicle storage. We could
be working to protect and celebrate this precious and unique landscape. Which many already do on a daily basis in
a creative variety of recreational uses.

The deAnza trail, in the National Park Service, celebrates this land, describing on the City’s website the wildlife and
stating “AMWC and the City of Atascadero allow the public to use their properties that front on the Salinas

River. Allowable uses include horseback riding, hiking, and bicycling.” and “Itis AMWC'’s and the City’s desire to
maintain these precious riparian corridors so we can all enjoy them for many years to come.”

No amount of landscaping and fencing can make this project ok. Pollution

from the variety of toxic liquids associated with large vehicles just upstream is inevitable. All night lighting of any
kind is unacceptable in wildlife areas. 200 RV’s will be an eyesore, especially in this natural area where we enjoy
and expect a view of native oaks and willows below Pine Mountain.

Has the National Park Service been consulted? Is there a way for local citizens to have our input to the NPS, which
oversees the deAnza Trail?

I have a question. Why was this sweet riverfront property ever designated industrial use in the first place? Who
benefits? There are big flat empty lots in town and along the freeway far from sensitive habitat, the river and the
mountain. These areas could be fenced and landscaped for RV parking.

Many of us were shocked to learn about this project just in the past few days. Hopefully the City will take the time
to review everyone’s issues and decide not to allow this project. Hopefully more appropriate land use practices

will be established at next year’s General Plan update.

Thank you for reading!
Kate Montgomerv

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.
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From: Ernest Houston -

Sent: Tuesday, November 15, 2022 11:07 AM

To: Planning Commission Public Comments

Subject: Public Comment: Regular Meeting 11.15.2022, Agenda Item #2
Attachments: CityofAtascaderoPlanningComm_2022.11.15.pdf

Please see attached document, public input from Northern Chumash Tribal Council, pertaining to agenda item #2,
regular meeting November 15, 2022.

Ernest R. Houston
Northern Chumash Tribal Council

Tribal Cultural Resource Monitor

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.
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Northern Chumash Tribal Council

northernchumash.org chumashsanctuary.org e L

National Marine Sanctuary

City of Atascadero Planning Commission
City Hall Council Chambers

6500 Palma Avenue, 4® Floor
Atascadero, California 93422

Regular Meeting, Tuesday, November 15, 2022

The Northern Chumash Tribal Council (NCTC) is concerned that the project site area may present the
risk of accidental discovery of previously undiscovered cultural artifacts given its proximity to the Salinas
River and its riverbank, the high likelihood that pre-colonial native peoples resided in this vicinity, and the
relatively undisturbed condition of the site.

Therefore, the Northern Chumash Tribal Council requests:
1. An archaeological record search encompassing the project site and the % mile area surrounding it,
2. A Phase 1 archaeological survey at the work site, and if needed, an Extended Phase 1 survey,

3. Review of complete information discovered or generated to include maps, grading plans, photography,
and reports,

4. On-site consultation with NCTC representatives,

4. If archaeological investigation indicates probability of the presence of cultural artifacts, NCTC will ask
that one of our tribal cultural resource monitors be present during soil disturbance/excavation work.

Respectfully submitted,

Ernest R. Houston

Cultural Resource Monitor
Northern Chumash Tribal Council

For

Violet Sage Walker

Tribal Chairwoman

Northern Chumash Tribal Council

PO Box 6533, Los Osos, CA 93412 (805) 356-6149



From: Suzy Reynolds

Sent: Tuesday, November 15, 2022 11:28 AM
To: Planning Commission Public Comments
Subject: Comment agenda # USE21-0107

November 15, 2022

Planning Commission
City of Atascadero

Good day,

My name is Doug Reynolds. My wife, Suzy, and | have been residents of Atascadero since 1980. We raised two
daughters who attended school in Atascadero. The oldest taught English at the high school for 16 years.

Suzy and | are avid walkers and one of our routes takes us along Sycamore on the De Anza trail. During COVID, we
noticed the trash accumulation along Sycamore. We needed something to keep us busy, so we decided to pick up trash
in this area. During the first few months, we gathered enough trash to ask permission of Russ from Classic Coach to use
his dumpster for the large bags. Currently, we pick up the litter as needed and are able to take advantage of the
“Orange Bag” program in Atascadero to dispose of these bags. We participate in regular river clean up with the local
“Beaver Brigade.” As you can see, we are actively involved with our community.

We are concerned about the detrimental effect of the proposed facility in this area. The facility would dominate the
area from 6805 Sycamore to the 41 bridge, eliminating the view of the Salinas river and surrounding areas. A variety of

activities would be affected: hiking, biking, dog training, equestrians, and river exploration.

Walking would be diverted to the roadside (current speed limit is 40 mph) and separated with a split rail fence. This
scenario could be hazardous to anyone that close to the road. Many cars do not currently obey the posted speed limit.

We do not feel the economic benefit of this proposed business would offset the negative impact on the beauty of this
area. It will not bring new jobs and the tax benefit to the city would be minimal. We are not in favor of this project.

Respectfully,

Doug and Suzy Reynolds
UsE 21-010M

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.



From: Dug Chisholm

Sent: Tuesday, November 15, 2022 12:13 PM

To: Planning Commission Public Comments

Subject: 11/15/22 meeting: CONDITIONAL USE PERMIT AT 6805 SYCAMORE ROAD

To the Planning Commission: USE 21 -01071

We have been Atascadero residents since 1976, and we have both
been outdoor enthusiasts, though we are getting older and are
somewhat less active than in years past.

| practiced psychiatry from 1977 to 2020, and | have been very
active in the Atascadero Land Preservation Society (ALPS),
including helping to spearhead the purchase and upgrade the land
at the lower entrance to Stadium Park and writing the grant that
secured the bulk of funding for the Three Bridges Oak Preserve.

My spouse, Mary Alice, has been a nurse during most of those
years, including a stint as the school nurse for AUSD. She is
currently very active in the ALF Food Pantry (formerly Atascadero
Loaves and Fishes).

The De Anza trail is one of the hiking opportunities in Atascadero
that we have enjoyed. It was brought to our attention that an RV
storage facility is planned for 6805 Sycamore. We understand that
the zoning can accommodate such use, but we would encourage
the Commission to review carefully the potential benefits and
detriments that might result. The project would not create any
additional jobs, but it would perhaps generate a small amount of tax
revenue for the City. It would definitely change the visual
experience for people hiking (or driving) on Sycamore. It could
affect the safety of hikers walking along Sycamore.
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If the Planning Commission is going to approve this use, we
strongly encourage requiring adequate setback from the street with
adequate safe space for a sidewalk or trail. Also, there is a
planned 6 foot fence, and the RV's will be much taller than that, so
we would also encourage some stringent requirements for
landscaping, such as a tall and thick screen of greenery.

We apologize for this late submission, but we just learned of this
proposed use today.

Dugald and Mary Alice Chisholm

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.



From: Mike

Sent: Tuesday, November 15, 2022 12:27 PM
To: Planning Commission Public Comments
Subject: Sycamore RV Storage - PC Meeting 11/15/2022

WSE 21- oto
Planning Commissioners and Atascadero Mutual Water Company (AMWC),

Please oppose the Sycamore RV Storage project.

We need more open space within the city limits, not less. We need less encroachment on the Salinas
River basin, not more.

This area has historically been used by many people as an outdoor space to enjoy and use. We
greatly appreciate AMWC for allowing this use.

I am now saddened and dismayed to see the AMWC has changed their mind and decided go forward
with this project on their property located within the river basin. How and when did the AMWC
decide to proceed with this project? Looking through their meeting minutes for the last 15 months, |
see no discussion about this project, therefore no indication to the shareholders that this project was
under consideration. If revenue is the driving force for the project, | believe the shareholders would
rather have an increase in their water rates.

While the city and AMWC may share some revenue from this venture, | believe the project is short
sided and once in place the land will forever be damaged.

Other reasons | don't endorse this project:

- The Salinas River is a critical habitat and pathway for many animals. It is also a riparian area that
needs to be protected and helped, not encroached upon.

- Storing up to 262 large vehicles near the river on permeable soil seems like it would risk ground
water contamination from oil and fuel leakage. Regular inspection for leakage will be required and
any leakage would need to have the soil removed and remediated.

. —This storage lot will be less than aesthetically pleasing regardless of efforts toward screening.

. - Vegetation maintenance will be required as vegetation will grow under and around the stored
vehicles. The use of herbicides near the river is problematic.

- Security will be difficult regardless of fencing. Transients will attempt to occupy these RVs. Cameras
and lighting will be required.

From the City website Trails handbook:

Atascadero is located in the heart of the Central Coast, offering a blend of natural beauty and rural
lifestyle. Its comfortable climate and atmosphere are influenced by the beautiful Pacific Ocean on the
West, and also by the Salinas River and open countryside to the East. Local scenery includes oak-

studded hills, creeks, and scenic vistas of the Santa Lucia Mountains. Atascadero has a rich history,
1




with many recreational opportunities to fit your individual style. This trail guide booklet will give you
the inside scoop into some of the best trails that the City of Atascadero has to offer. Enjoy!

Anza Trail: This historic trail passes through Atascadero in close proximity to the Salinas River. The
Atascadero Mutual Water Company and the City of Atascadero opened segments of the trail for
public use. The trail is lined with beautiful oaks and other native vegetation. Trail markers are
extremely easy to find and lead you easily along all the trails. This trail consists of abundant wildlife
and native vegetation that makes this hike one of a kind. Enjoy the easy trail in the morning or at
night for a unique experience.

Thank you for your consideration,

Mike Orvis

ATTENTION:
This email originated from outside the City's network. Use caution when opening links and attachments.



From: Dorsey Johnston -

Sent: Tuesday, November 15, 2022 3:21 PM

To: Planning Commission Public Comments

Cc: Zoe Corral

Subject: Agenda Item #2. 11/15/22 proposed RV Storage
City of Atascadero,

My name is Dorsey Hogue-Johnston and | represent Mason Family Trust along with being one
of the owners of the

property located at 6905 - 6815 Sycamore Road, located to the souith of this proposed
project.

We are opposed to the project for the following reasons.

1. Environmentally there are many hazards due to storage of these vehicles that will leak oils
and fuels into our city water system.

2. This project will attract and encourage more trash and traffic from the homeless. Providing
them with many hiding places to set up camp. | see security being an issue.

3. This project will be directly against the back of our buildings and increasing the problems that
already occur in this area. Theft, vandalism, and vagrants wandering thru our businesses
are a common issue at the Sycamore Industrial Park. In the past we have had gas
stolen, mental health issues with the homeless wandering around and water stolen.

4. The area of the proposed project is an area that is used daily by many of our city residents
who walk their dogs, get out for daily exercise and fresh air. You also have the community of
RC pilots who are down there using that area on a regular basis.

5. The increased traffic this project will generaie on Curbaril Road, and Sycamore Roads will be
a problem. These roads are not maintained, designed, or set up to handle 200+ RV's coming
and going from this area.

6. There is always the enhanced fire potential due to all the combustible materials being in such
a tight confined area. The chance for a fire getting out of control and damaging our property is
enhanced with this project.

We strongly oppose this project.
Please vote NO.

Thank you for your time,

Sincerely, USEZ/-0/07
Dorsey Hogue-Johnston

Co-owner
Mason Family 1993 Trust



From: Karen Gleason

Sent: Tuesday, November 15, 2022 7:47 AM

To: City Clerk <cityclerk@atascadero.org>

Subject: 6805 Sycamore Road, open space, D' Anza trail.

I strongly disagree with making this now open space area a parking lot for RV's. This area is used by so
many different people., dog walkers, horse back riders, joggers, hobby plane and cars. | feel this would
further destroy the historic D' Anza trail by introducing more motorized vehicles, motorcycles in
particular which is already a problem in the Salinas River area. If the trail is rerouted then it will surely be
destroyed by motorcycles. This area should be kept open for the public to use and not become an
unsightly parking lot for RV's. As an Atascadero Horsemen member, we use this part of the river for trail
riding and already have a hard time sharing this space with motorcycles. Motorcycles have access to the
river in so many different areas, that it is impossible to keep them out and if we diminish the open space
then it becomes a much more hazardous area for motorcycles and equestrians side by side. Let's keep
this space open for public access and try to keep motorized vehicles off the D' Anza trail. Thank you,
Karen Gleason, Salinas River open space enthusiast.

USE2-o1o T



From: Wendy Ogle

Sent: Tuesday, November 15, 2022 8:52 AM

To: City Clerk <cityclerk@atascadero.org>

Subject: Conditional Use Permit at 6805 Sycamore Road

To whom it may concern:

1 am a resident here in Atascadero and very upset about this, | think it should be denied. | am
disabled and it's hard to find places for walking that feels like your in nature, if they do this | will no
longer be able to go on my walks with nature. We already have plenty storage facilities in town, why are
they trying to ruin our riverbed views!?! | wish you could experience the pain | go thru just to have a
natural walk in nature and they want to ruin it, please don't pass this. Has there even been any studies
of what it may do to our riverbed, why lose our nature to this? Our town is already growing too fast
don't make us (your crippled) lose one of our last natural places to walk with nature. | can't walk up our
great hills but | love walking the riverbeds and edges. The ADA should be involved with any kind of
development along the riverbed and | haven't heard or seen anything about them involved on this. Do
our council members even think about what this will do to your constituents with disabilities? Take time
and think, don't pass this | want to continue my walks in nature!!!

Wendy Ogle

USE 2\— 01071



ITEM 4 | 6/20/2023
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

Staff Report - Community Development Department

Sycamore RV Storage
USE 21-0107
(VSM Leasing & Rentals LLC)

RECOMMENDATION:

The Planning Commission adopt Draft Resolution approving Conditional Use Permit
(CUP) USEZ21-0107 allowing a new business for outdoor Recreational Vehicle (RV)
storage in the Industrial Park zone.

Project Info In-Brief:

A

ZESJREECSL: 6805 Sycamore Rd. Atascadero, CA Z 028-121-001
PROJECT Mariah Gasch
PLANNER Associate Planner 470-3436 | mgasch@atascadero.org
PROPERTY .
OWNER VSM Leasing & Rentals LLC

GENERAL PLAN ZONING

DESIGNATION: DISTRICT: SITE AREA EXISTING USE PROPOSED USE
Industrial Park | Industrial ,
(IP)/ Open Park (IP)/ é?’éﬁf’:;g;eszlte \(/:?)ﬁ?rr:{:t Recreational Vehicle
Space (0S) Open Space area Construction (RV) storage

(0S) /PD 31

ENVIRONMENTAL DETERMINATION

1 Environmental Impact Report SCH:

1 Negative / Mitigated Negative Declaration No.
Categorical Exemption CEQA — Guidelines Section 15304
[ Statutory Exemption 88 21000, et seq &

1 No Project — Ministerial Project
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ITEM 4 | 6/20/2023
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

DISCUSSION:

Existing Surrounding Uses / Parcel Configurations:

Existing Zoning . . . Existing Aerial / Surrounding

Sk " .

o
028-131-01
028-131-004

North: South: East: West:

Residential Suburban Residential Residential Residential
(RS) Suburban (RS) Suburban (RS) Suburban (RS)
Project site

The subject site is located on the north side of Sycamore Avenue, adjacent to the Salinas
River. The site is owned by Atascadero Mutual Water Company (AMWC) and contains
an existing fenced construction yard with storage buildings. In 2007, the City Council
adopted a zone text change to establish a new site-specific Planned Development #31
Overlay Zone with a corresponding Master Plan of Development for this site. The intent
of the zone text change was to allow for a private bicycle motocross (BMX) facility to
locate on the property. The BMX facility was never constructed and aside from the existing
construction yard, the site has remained vacant. The planned development states that all
other uses listed as allowed or conditionally allowed are subject to the requirements of
the Zoning Code, therefore the PD does not impact the scope of the proposed storage
facility.

Project description:

The proposed project includes a six-acre outdoor recreational vehicle (RV) storage yard
in the Industrial zone. The site is proposed to be used for the storage of up to 262 vehicles
outdoors. Outdoor vehicle storage in excess of 10,000 square feet is subject to the review
and approval of a Conditional Use Permit by the Planning Commission. In order to
approve the use, the Commission must make a series of use permit findings. If approved,
the project is also subject to conditions of approval.
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ITEM 4 | 6/20/2023
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

Project Review History:

On July 28, 2022, the Design Review Committee (DRC) reviewed the proposed project
and made recommendations regarding new and existing fencing and landscaping onsite.
The applicant revised the plans in accordance with the DRC’s recommendations.

In November 2022, this item was presented to the Planning Commission. Public comment
focused on potential environmental impacts. In one letter received, staff was notified from
a local Native American tribe that the site may be archeologically sensitive. The Planning
determined that a Phase | Archaeological Survey be completed before taking further
action on the project. During this hearing, the Commission also suggested a 10-year time
limit on the storage use could be an option. The Commission voted to continue the
meeting to a date uncertain, with a recommendation to provide an Archeology Study, and
a Visibility Study with the applicant to stake out the property boundaries and
Commissioners may visit individually to view the site.

Analysis
The land use proposed, Outdoor Vehicle and Equipment Storage is a conditionally

allowed use in the Industrial Zoning district. Section 9-6.140 of the City’s Zoning
Regulations provides a set of site design standards for storage yards in addition to the
provisions of the use permit (Attachment 3).

The applicant is proposing to complete the project in two phases. The first phase consists
of 138 RV storage spaces, a new perimeter fence along the Phase 1 area, site grading
with Class Il base finish (in Phase 1 areas only), construction of an entrance gate and
completion of the required stormwater basin. Phase 2 includes the addition of 124 RV
storage spaces, removal of the fence between the two phases and extension of the chain
link fence adjacent to the Salinas River.

The Juan Bautista de Anza Trail is currently accessed through this property and
culminates from a small parking lot along Sycamore Road. This property acts as one of
several access points to the trail. The de Anza trail is a part of the 1,200-mile National
Historic Trail connects Nogales, Arizona to the San Francisco Bay Area. The current trail
access is located on a previously graded and leveled site close to Sycamore Road and
does not currently have any defining characteristics. The proposed RV storage project
would define the trail, provide a formal entry and parking area, and add landscaping and
to differentiate the trail from the remainder of the site. This project will also replace the
chain link fence the currently encloses the trail with a lower split-rail fence to improve
visibility to and from the trail. The proposed trail location is consistent with the Juan
Bautista de Anza Trail's plan to continue down Sycamore Road. With this development,
the trail access point will need to be realigned slightly to move along Sycamore Road.

e Staff is adding a condition that the realignment of the De Anza Trail, and the
improvements to fencing and landscaping, be completed with Phase 1.
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ITEM 4 | 6/20/2023
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

Staff does not recommend a condition that the use permit be limited to a maximum of ten
years. Generally, a conditional use permit approval and its conditionals of approval run
with the land and can be continued by subsequent owners or lessees. Once substantial
improvements are invested into a site, a sunset of the land use is very difficult to enforce
and may be legally challenged. No time limit conditions have been added to the conditions
of approval. However, if the project does not comply with the proposed use permit
conditions, the City may require subsequent review of the project and may revoke the use
permit upon finding non-compliance.

Proposed Site Plan

AT
o A A ]
ke L

De Anza Trail |,
realignment

Existing
construction yard
(not a part)

Archaeological Assessment

An archaeological consultant: Cultural Resource Management Services conducted an
archaeological inventory survey (Phase |) at 6805 Sycamore Road per the applicant’s
request in compliance with the California Environmental Quality Act (CEQA), the City of
Atascadero, and San Luis Obispo County.

A records and literature search was conducted before the field survey, revealing that 19
previous studies have been conducted within ¥2 mile of the project, one of which (Waldron
1985) surveyed a majority of the proposed project area. Six prehistoric archaeological
sites and 18 historic properties were found, none of which are located in close proximity
to this site.

In 1969 and 1972 the entire parcel of land was flooded and the banks of the Salinas river
changed substantially. Following this time, until the 1990s, the County of San Luis Obispo
and CalTrans utilized this area to dispose of excess materials, such as asphalt, concrete,
fill soil, and rock. According to a source at the Atascadero Mutual Water Company, this
raised the level of the parcel around 10 feet. Evidence of this previous grading and fill still
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remains on site. During the field investigation, all materials were found to be consistent
with fill dirt that would have been imported into this site. There does not appear to be any
native grade remaining on this heavily modified property.

The archaeological assessment found that no further investigations are necessary, as the
parcel is part of the historic floodplain and is now covered with imported fill material.
Atascadero Municipal Code (AMC) 9-4.162 finds that in the case that archaeological
resources are unearthed or discovered during any construction activities that construction
shall cease and the Planning Department notified to initiate disposition of the artifacts.
Since the site is now buried by nearly 10 feet of fill material, it is unlikely that this would
come about during construction.

Landscaping
The applicant provided a landscape plan proposing new landscaping along the access

path to the De Anza Trail and Sycamore Road. Staff recommended a revision to the
landscaping plan at the DRC hearing to focus taller vegetation along the interior fence
adjacent to the RV storage lot. The DRC supported this recommendation and it has been
added as a condition. This condition also includes adding shorter landscape species
between the De Anza Trail and Sycamore Road to maintain visual access from the road
to the trail to maintain safety.

The applicant’s landscape plan did not include landscaping between the existing
construction yard adjacent to this project and Sycamore Road. At the DRC hearing, staff
recommended that the landscape plan be extended to include this portion since it is a
part of the subject’s parcel. The DRC also supported this recommendation and it has
been added as a condition at this time. This landscaping should be consistent with what
is proposed on the opposite side of the driveway. There are six Coast Live Oak trees that
will remain onsite and be protected during construction. Minimal landscaping is proposed
throughout the RV storage areas.

Atascadero Municipal Code (AMC) 9.4-125 requires 5% of the lot in an Industrial zone to
be landscaped. The applicant is requesting an exemption from this requirement due to
maintenance concerns and visibility into the site. Since the site is screened by fencing
and landscaping along Sycamore Road, landscaping added within the RV lot will not be
visible from the outside. Additionally, maintaining this landscape would be difficult as it
would need to be irrigated and protected from vehicles driving over it. The Municipal Code
allows the Planning Commission to approve a modification to eliminate the minimum
landscape requirement if a finding can be made that existing vegetation topography or
structural arrangement preclude the need for landscaping. Since the use is a storage use,
compliance with the 5% requirement may be problematic. Based on location and this
specific land use, staff recommends that the Planning Commission allow for a
modification to only require landscaping along Sycamore Road and the De Anza Trail
between this project area and the public viewshed. The landscape plan was broken into
three sections and provided below. Landscaping on the eastern edge has been removed
from the applicant’s proposal.
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Western Edge Center
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Landscape proposed to be deleted

37



ITEM 4 | 6/20/2023
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

Fencing, lighting and security

There is an existing six-foot-tall chain link fence along the eastern property line and
around the current construction yard. This chain link fence extends the length of
Sycamore Road. There is also an existing chain link fence along Sycamore Road up to
the existing parking area for the trail. The applicant was originally proposing to keep the
existing six-foot-tall fence along the Sycamore Road Property line. The DRC discussed
the location of this fence and recommended that the fence between the De Anza Trail
and Sycamore Road be up to four feet tall while maintaining clear visibility of the trail.
Staff has added a condition that this be a spilit rail or pipe rail fence.

AMC 9-4.128 requires all new chain link fencing to be vinyl coated. However, due to cost
and visibility, the applicant requested to utilize the existing fence along Sycamore Road
and relocate it along the Salinas River edge. The Design Review Committee supported
the applicant’s request for this.

The applicant is proposing new six-foot-tall vinyl coated chain link fencing around the
remainder of the RV storage lot. AMC 9-4.128 requires all new vinyl coated chain link
fencing to be screened with evergreen vegetation. The new fence adjacent to the De
Anza Trail will be heavily screened with landscaping. However, new fencing around the
rear of the site is not proposed to have landscape screening. Staff is recommending an
exception to this standard since the rear fence will abut an existing berm and is not visible
from other properties. Adding landscaping to this side would extend into proposed storage
spaces, potentially creating the need for a site redesign and reducing the number of
parking spaces onsite. The applicant is proposing a powered gate that will be keypad
controlled. There will be no regular onsite workers so the RV storage will be self-service.

The proposed plans show several new light poles throughout the site with a maximum
height of 20 feet tall. Staff is recommending this maximum height be reduced 16 feet for
each light pole. This will reduce the light spilling onto adjacent parcels. The applicant is
proposing lights that dim to low levels light until motion is detected. This will reduce
negative impact on the surrounding area while providing security for the business. Staff
has added a condition that the applicant provide a photometric light study with the building
permit submittal to ensure that light will not spill onto adjacent properties. They are also
proposing the installation of five new security cameras on five of the proposed lights poles.
The applicant has a pre-existing contract with a local security company. They plan to
continue using them for this site for 24-hour security coverage.

Storage Yard Conditions

The Industrial zone is the appropriate location for intensive uses such as outdoor storage
yards. However, such land uses can be detrimental to the City if not properly designed
and adequately maintained. If approved, the use permit to allow a storage yard will run
with the land, regardless of the business owner/operator, unless the use permit is revoked
or modified by the City, or unless the uses ceases for a period of six months or more. The
accumulation of storage containers, illegal businesses, transient camps, inoperable
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vehicles, feral animals, and the storage of miscellaneous junk and debris are possible
negative impacts that historically accompany this land use. Conditions of approval are
incorporated in order to prevent such nuisances. Staff has added a series of conditions
about site operation to ensure that the storage yard does not deteriorate over time.

ALTERNATIVES

1. The Planning Commission may include modifications to the project and/or
Conditions of Approval for the project. Any proposed modifications including
Conditions of Approval, should be clearly re-stated in any vote on any of the
attached resolutions.

2. The Planning Commission may determine that more information is needed on
some aspect of the project and may refer the item back to the applicant and staff
to develop the additional information. The Commission should clearly state the
type of information that is required. A motion, and approval of that motion, is
required to continue the item to a future date.

3. The Planning Commission may deny the project. The Commission must specify
what findings cannot be made, and provide a brief oral statement based on the
Staff Report, oral testimony, site visit, correspondence, or any other rationale
introduced and deliberated by the Planning Commission.

ATTACHMENTS:

Attachment 1: Draft Resolution
Attachment 2;: Site Photos
Attachment 3: AMC 9-6.140
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DRAFT RESOLUTION

RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF ATASCADERO APPROVING A CONDITIONAL USE PERMIT
TO ESTABLISH AN OUTDOOR RECREATIONAL VEHICLE STORAGE
USE IN THE INDUSTRIAL PARK ZONE

SYCAMORE RV STORAGE
VSM LEASING & RENTALS LLC
(USE21-0107)

WHEREAS, an application has been received from VSM Leasing & Rentals LLC (3380
El Camino Real, Atascadero, CA 93422), Applicant, and Atascadero Mutual Water Company
(PO Box 6075, Atascadero, CA 93422), Owner) to consider Planning Application USE21-0107,
for a Conditional Use Permit for an outdoor Recreational Vehicle (RV) storage use at 6805
Sycamore Road, Atascadero, CA 93422 (APN 028-121-001); and

WHEREAS, the site’s current General Plan Land Use Designation is Industrial and Open
Space (I and OS); and

WHEREAS, the site’s current Zoning District is Industrial Park and Open Space (IP and
0S); and

WHEREAS, an outdoor vehicle storage yard is a conditionally allowed use in the
Industrial Park (IP) zoning district; and

WHEREAS, the outdoor vehicle storage yard is not located on the portion of the site zoned
Open Space (OS) zoning district; and

WHEREAS, the laws and regulations relating to the preparation and public notice of
environmental documents, as set forth in the State and local guidelines for implementation of the
California Environmental Quality Act (CEQA) have been adhered to; and

WHEREAS, a timely and properly noticed public hearing was held by the Planning
Commission of the City of Atascadero at which hearing evidence, oral and documentary, was
admitted on behalf of said conditional use permit; and

NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the City of
Atascadero:

SECTION 1. Recitals: The above recitals are true and correct.
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SECTION 2. Public Hearing. The Planning Commission held a duly noticed public
hearing to consider the project on June 20, 2023 and considered testimony and reports from staff,
the applicants, and the public.

SECTION 3. Findings. The Planning Commission makes the following findings,
determinations and approvals

1. Findings for Approval of a Conditional Use Permit
FINDING: The proposed project or use is consistent with the General Plan

FACT: The use is consistent with the General Plan. Specifically, it relates to intended uses
in the Industrial Park zone. The General Plan states that one of the intended uses of this
zone is for outdoor storage facilities. General Plan Policy 14.2 aims to identify locations
with adequate land to accommodate industrial uses to retain and expand existing
businesses. The municipal code allows outdoor vehicle storage operations with a
conditional use permit.

FINDING: The proposed project or use satisfies all applicable provisions of the Zoning
Ordinance

FACT: The proposed outdoor vehicle storage operation can be permitted though the
Conditional Use Permit process as identified in the Municipal Code. The proposed site
plan is consistent with the applicable provisions of the Atascadero Municipal Code as
conditioned.

FINDING: 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

FACT: The proposed recreational vehicle storage facility will not be detrimental to the
general public or working person’s health, safety, or welfare.

FINDING: The proposed project or use will not be inconsistent with the character of the
immediate neighborhood or contrary to its orderly development

FACT: The proposed project is on a property that is zoned Industrial Park with a contract
construction yard on it. The property is at the edge of the city in an area that has been
designated for industrial uses.

FINDING: The proposed use or project will not generate a volume of traffic beyond the

safe capacity of all roads providing access to the project, either existing or to be improved
in conjunction with the project, or beyond the normal traffic volume of the surrounding
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neighborhood that would result from full development in accordance with the land use
element

FACT: The proposed project and use is consistent with the traffic projections and road
improvements anticipated within the General Plan. The project site is an existing site on
Sycamore Road.

FINDING: The proposed project is in compliance with any pertinent City policy or criteria
adopted by ordinance or resolution of the City Council.

FACT: The project is consistent with the General Plan and municipal code, as conditioned.

Findings for Approval of Landscape Requirement Exception

FACT: Existing vegetation topography or structural arrangement preclude the need for
landscaping.

FINDING: Since the site is screened by fencing and landscaping along Sycamore Road,
landscaping added within the RV lot will not be visible from the outside. Additionally,
maintaining this landscape would be difficult as it would need to be irrigated and
protected from vehicles driving over it. Additionally, evergreen landscaping along the
Salina River will not provide useful screening. The chain-link fence requiring screening
is located against a berm and landscaping will be difficult to maintain.

SECTION 4. CEQA. The project is exempt from the California Environmental Quality

Act (CEQA), under Categorical Exemption § 15304, Class 4; Minor Land Alterations.

SECTION 5. Approval. The Planning Commission of the City of Atascadero, in a regular

session assembled on June 20, 2023, resolved to approve a Conditional Use Permit to allow for an
outdoor recreational vehicle storage yard (USE21-0107) subject to the following:

1. EXHIBIT A: Conditions of Approval
2. EXHIBIT B: Site Pan
3. EXHIBIT C: Preliminary Grading and Drainage Plan
4. EXHIBIT D: Landscape Plan (as modified)
On motion by Commissioner and seconded by Commissioner , the

foregoing resolution is hereby adopted in its entirety by the following roll call vote:

()
()

ABSTAIN: ()
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ABSENT:

ADOPTED:

Attest:

Phil Dunsmore
Planning Commission Secretary
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()

CITY OF ATASCADERO, CA

Jeff van den Eikhof
Planning Commission Chairperson



ITEM 4 | 6/20/2023
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

EXHIBIT A:

Conditions of Approval
USE21-0107

Conditions of Approval

Conditional Use Permit
Outdoor Recreational Vehicle Storage
6805 Sycamore Road

Timing

BL: Business License
GP: Grading Permit
BP: Building Permit
FI: Final Inspection
TO: Temporary
Occupancy

FO: Final Occupancy

Responsibility
/Monitoring

PS: Planning Services
BS: Building Services
FD: Fire Department
PD: Police Department
CE: City Engineer
WW: Wastewater
CACity Attorney

This Conditional Use Permit shall be for an outdoor recreational vehicle storage
yard as described in attached Exhibits, located at 6805 Sycamore Road (APN
028-121-001), regardless of owner.

Ongoing

PS

The approval of this use permit shall become final and effective the date of the
hearing. Issuance of building permits may not occur prior to the appeal period of
fourteen (14) days following the Planning Commission approval.

Ongoing

PS

The Community Development Department shall have the authority to approve the
following minor changes to the project that (1) modify the site plan project by less
than 10%, (2) result in a superior site design or appearance, and/or (3) address a
construction design issue that is not substantive to the Conditional Use Permit.

Ongoing

PS, CE

Approval of this Conditional Use Permit shall be valid for twenty-four (24) months
after its effective date. At the end of this time period, the approval shall expire
and become null and void unless the project has received a building permit or a
time extension.

BP

PS

This use permit shall be valid for this site regardless of owner. If the storage land
use ceases for more than 6 months following initial occupancy or if the City
verifies that the use is not in compliance with Use Permit conditions, the use
permit shall be revoked and shall be subject to the review and approval of a new
use permit, subject to zoning and General Plan compliance at the time of
revocation.

Ongoing

PS

The owner and applicant shall defend, indemnify, and hold harmless the City of
Atascadero or its agents, officers, and employees against any claim or action
brought to challenge an approval by the City, or any of its entities, concerning this
conditional use permit.

Ongoing

CA

Planning Services

7.

The Conditional Use Permit shall allow an outdoor recreational vehicle storage
yard as shown in Exhibit B.

Ongoing

PS

All landscaping, fencing and site improvements shall be maintained in good order.
Any dead or non-performing landscape items shall be replaced within 30 days.
Any damaged fencing, lighting, or site improvements shall be replaced
immediately.

Ongoing

PS

No changes to fencing, landscaping, or site improvements may be installed
without prior approval by the City.

Ongoing

PS

10.

No cargo containers, inoperable vehicles, inoperable boats or inoperable RV’s
shall be stored on-site. Only currently registered, operable vehicles or RV’s may
be stored on-site.

Ongoing

PS
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11.

No storage of vehicles in any location other than in the designated on-site parking
areas as identified in the site plan approved by Planning Commission may be
stored on any portion of the site.

Ongoing

PS

12.

No other land use shall be allowed in conjunction with the RV storage unless
specifically approved by the City.

Ongoing

PS

13.

No washing of vehicles, RV’s or Boats or other equipment may occur on-site.

Ongoing

PS

14.

No dumping of RV waste or water tanks may occur on site at any time.

Ongoing

PS

15.

No storage, paving, stockpiling, grading, or use of the site shall be allowed within
30 feet of the top of the bank of the Salinas River.

Ongoing

PS/BS

16.

The realignment of the De Anza Trail shall be consistent with what is shown in
Exhibit B. The trail shall be completed and fully landscaped per the approved
landscape plan. Any modifications must be approved by the Community
Development Director. Generally, taller vegetation shall be focused between the
RV storage lot and the realigned De Anza Trail. Shorter species shall be planted
between the De Anza Trail and Sycamore Road to avoid the trail from becoming
a hidden corridor

BP/ FI

PS

17.

The existing chain link fence adjacent to Sycamore Road and the realigned De
Anza Trail shall be replaced with a split rail or pipe rail fence with a maximum
height of 4 feet tall. Fence shall be installed prior to requesting a Planning Final.

FI

PS

18.

All new fencing chain link fencing, other than fencing along the Salina River, shall
be vinyl coated with a dark neutral color. The maximum fence height shall not
exceed 6 feet. However, the addition of barbed wire (NOT Constantine wire) may
be added to the top of interior fences along the RV storage lot. Fencing shall be
installed prior to requesting a Final Planning Inspection.

FI

PS

19.

Existing chain link fencing along Sycamore Road may be repurposed to be used
as fencing adjacent to the Salinas River.

Fl

PS

20.

The applicant shall submit a landscape and irrigation plan, completed by a
qualified professional, with their construction documents. The landscape plan
shall be consistent with what is shown inf Exhibit D with additional landscaping
focused on the following areas:

_Along the De Anza Trail realignment

_ In front of the existing construction yard, adjacent to Sycamore Road
Landscaping and irrigation shall be installed prior to requesting a Planning Final
Inspection.

BP/FI

PS

21.

Ensure that the De Anza Trail realignment is built out to meet equestrian trail
standards.

Fl

PS

22.

Maximum height of new light poles shall not be taller than 16 feet for each light
pole. The lights shall be set to dim low level light until motion is detected.

BP/FI

PS

23.

A photometric light study shall be submitted with the building permits for the
Phase 2 addition and shall consider all new lights proposed and all existing
lights proposed to be retained. The lighting plan shall not include any lights that
cause a light in excess of .01 footcandles on adjacent properties. Planning
Services staff shall conduct a night-time inspection of lights before the building
permits may be finaled.

BP/FI

24.

The Use Permit shall be subject to additional review upon receipt of operational
complaints. Additional mitigation may be warranted upon verification of recurring
noise or operational disturbances that impact residential properties.

Ongoing

PS

25.

Archaeological monitoring is required with all ground disturbing activities. The
applicant will be required to provide a signed contract with a certified
archaeologist prior to building permit issuance. The archaeologist is required to
provide a letter to the City prior to Planning Department Final stating that all
recommended procedures were completed.

BP/FI

PS

Public Works

26.

At Building permit submittal, provide updated Stormwater Control Plan (and
reflect on Grading Plans) indicating the areas outside of the drive aisles will not

BP

PW
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be compacted >85% compaction to allow infiltration to meet Post Construction
requirement #1 to reduce impervious surface as far as practicable.

. Parking spaces are noted to be native material and are susceptible to pollutant | BP/ PW
discharge from vehicles. At time of building permit submittal, on the plans and | Ongoing
with supplemental documents, provide drip pans and spill kits for leaks or other
spills, similar to what would be found in a municipal yard. (Reference industrial or
municipal stormwater requirements for construction or corporation yard spill
prevention.)

A disposal station with spill kit supplies and covered cans for soiled materials shall
be located on the site for individuals using the facility and maintained by the
company who leases the land and runs the business.

A contact phone number shall be made available to call if a facility user/customer
has a spill. Provide copy of a Spill Response Plan to City for review and approval.
This plan must be in place to provide a procedure for cleaning up major spills,
including sewage or gray water leaks, in a timely manner with contact information
for those who would be responsible parties.
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EXHIBIT B: Site Plan
USE21-0107

(N) 6’ vinyl coated chain link fence

\

Repurposed 6’ chain link fence

/

De Anza Trail

(N) Split rail fence (as
conditioned)

(N) 6’ vinyl coated chain link fence

O Light Pole

O Security Camera

(E) Chain link fence
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EXHIBIT C: Preliminary Grading and Drainage Plan
USE21-0107

NOTE:

DRIVEWAY FIRE LANE STRUCTURAL SECTION SHALL

BE CAPABLE OF SUPPORTING THE IMPOSED LOAD
A FIRE APPARATUS WEICHING UP TO 75,000 LB.

NOTE:
AN EROSION AND SEDIMENTATION CONTROL PLAN
WILL BE REQUIRED WITH THE CONSTRUCTION PLANS.

~

ON OF BMP's TO BE
AVAILABLE ON—SITE SHALL BE INCLUDED IN THE
PROJECT DESCRIPTION AND SITE PLAN. THESE BUF's
Sty ORM TO THE LATEST STANDARDS AND
MANUALS FROM CASOA AND CALTRANS. NO DUMP
STATION FOR SEPTIC WASTE /S PERMITTED.

XY The |
\ N . P
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EXHIBIT D:

Landscape Plan (as modified)
USE21-0107
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Existing Site (Facing Northwest)
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View of the site from Sycamore Road
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De Anza Trail Entrance

53



ITEM | 11/15/2022
Sycamore RV Storage
USE21-0107/ VSM Leasing and Rentals LLC

Attachment 3: AMC 9-6.140
USE 21-0107

9-6.140 Storage yards.

Outdoor storage yards, excluding the storage of vehicles in a day use parking lot or garage, are subject to the provisions of this section. The storage of vehicles in a public
or commercial parking lot or garage is subject to Section 9-4.114; the storage of wrecked, abandoned or vehicles being dismantled, is subject to Section 9-6.131, in addition to
this section.

(a) Site Design Standards.

(1) Access. There shall be only one (1) access point to a storage yard for each three hundred (300) feet of street frontage. Such access point is to be a maximum width of
twenty (20) feet and shall be provided with a solid gate or door.

(2) Secreening. A storage vard, except a temporary offsite construction yard, is to be screened from public view on all sides by solid wood, painted metal or masonry
fencing, with a minimum height of six (6) feet. All required screening shall be continuously maintained in good condition to assure that its intended purpose is accomplished
This requirement may be waived through administrative use permit approval (Section 9-1.112), when:

(i) The side of a storage yard abuts a railroad right-of-way; or

(ii) The surrounding terrain, existing vegetation intended to remain or other conditions would make fencing ineffective or unnecessary for the purpose of screening the
storage yard from the view of public roads.

(3) Parking Requirement. None, provided that sufficient usable area is available to accommodate all employee and user parking needs entirely on-site
(4) Site Surfacing. A storage yard shall be surfaced with concrete, asphalt paving, crushed rock, or oiled earth, and be maintained in a dust-free condition.

(5) Office Facilities. When no buildings exist or are proposed on a storage yard site, one (1) commercial coach may be utilized for an office, provided that such vehicle is
equipped with skirting, and installed pursuant to the permit requirements of Title 8 of this Code (the Building and Construction Ordinance).

(b) Operation. Except for vehicles or freestanding equipment, materials within a storage vard are not to be stacked or stored higher than six (6) feet, unless screening
requirements have been waived or modified pursuant to subsection (a)(2)(ii) of this section, or unless a higher wall or fence is constructed at the required setback line under an
approved building permit. (Ord. 614 § 4, 2017; Ord. 552 § 2, 2010; Ord. 68 § 9-6.140, 1983)
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