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AMENDMENT REQUEST 

STAFF REPORT AND PRELIMINARY RECOMMENDATION
 
Application No.: 6-02-103-A1 
 
Applicant: John & Esther Williamson   Agent:   Tom Henry 
 
Original  Construction of a 213-space recreational vehicle (RV) park and 
Description:     campground on a 14.18 acre site currently occupied by an arcade and go- 
                        cart facility, which will be removed.  Also proposed is a clubhouse,  
                        manager’s apartment, caretaker’s apartment, trails, picnic area, laundry  
                        and shower facilities, outdoor swimming pool and a 100-foot riparian  
                        buffer adjacent to the Otay River. 
 
Proposed  Reduction in the number of recreational vehicle (RV) sites from 213 to 
Amendment:   142; rearrangement of the clubhouse/office complex to facilitate entry,   
                        improve internal circulation, and modernize the site layout; and    
                        reduction in size of clubhouse/office complex  by 500 sq.ft.  
 
Site: 419 Hollister Street, Otay Mesa-Nestor, San Diego, San Diego County.  

APN 627-100-09 
             
 
STAFF NOTES: 
 
Summary of Staff’s Preliminary Recommendation: 
 
Staff is recommending approval of the proposed project, with special conditions.  The 
proposed amendment involves a reduction to the number of recreational vehicles spaces 
at the proposed campground to accommodate larger RV’s with special design features 
(i.e. slide out units on sides), a slight change to the site layout to facilitate internal 
circulation and a reduction in square footage of the ancillary structures by approximately 
500 sq.ft., including deletion of a caretaker’s and manager’s apartments which are no 
longer needed.  The amended project will not alter the project’s consistency with the 
applicable Coastal Act policies, which address floodplain development, environmentally 
sensitive resources, public access, visual resources, water quality and agricultural.  Staff 
recommends that two of the original special conditions be modified to reflect project 
changes.  The other original special conditions remain in full force and effect.  With those 
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conditions, the proposed amendment is consistent with all applicable provisions of the 
Coastal Act. 
             
 
Substantive File Documents: Certified Otay Mesa-Nestor Community Plan; City of San 

Diego Municipal Code; Biological Technical Report by ReCon dated 5/5/00; 
Preliminary Hydrology, Run-Off Control and Drainage Plan by SB&O, Inc. dated 
10/13/98; Traffic Impact Study by Stephen George and Associates, dated 8/13/98; 
and Mitigated Negative Declaration LDR No. 96-7318 dated 4/4/01;  City of San 
Diego Conditional Use Permit No. 367052, Site Development Permit No. 367053, 
Extension of Time and Amendment to CUP/MHPA Boundary Line Adjust No. 
976-7318; CDP No. 6-02-103; addendum to 6-02-103; 6-02-103-E1 and E-2. 

________________________________________________________________________ 
 
I. PRELIMINARY STAFF RECOMMENDATION: 
 
The staff recommends the Commission adopt the following resolution: 
 
 MOTION: I move that the Commission approve the proposed 

amendment to Coastal Development Permit No.  
                                   6-02-103 pursuant to the staff recommendation. 
 
STAFF RECOMMENDATION OF APPROVAL: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the 
amendment as conditioned and adoption of the following resolution and findings.  The 
motion passes only by affirmative vote of a majority of the Commissioners present. 
 
RESOLUTION TO APPROVE A PERMIT AMENDMENT: 
 
The Commission hereby approves the coastal development permit amendment on the 
ground that the development as amended and subject to conditions, will be in conformity 
with the policies of Chapter 3 of the Coastal Act.  Approval of the permit amendment 
complies with the California Environmental Quality Act because either 1) feasible 
mitigation measures and/or alternatives have been incorporated to substantially lessen 
any significant adverse effects of the amended development on the environment, or 2) 
there are no feasible mitigation measures or alternatives that would substantially lessen 
any significant adverse impacts of the amended development on the environment. 
 
II. Special Conditions. 
 
 The permit is subject to the following conditions: 
 
The following condition replaces Special Condition #1 of the original permit in its 
entirety: 
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      1.  Final Revised Plans.  PRIOR TO ISSUANCE OF THE COASTAL 
DEVELOPMENT PERMIT, the applicant shall submit to the Executive Director for 
review and written approval, final revised plans for the proposed  142-space recreational 
vehicle (RV) park and campground that have been approved by the City of San Diego.  
Said plans shall be in substantial conformance with the plans by Henry Development 
Services dated 3/22/06 (last revision) submitted with this application but shall be revised 
as follows:  
 

a)  Fencing separating the proposed 100 ft. buffer from the existing riparian area 
shall be deleted.   

 
b)  All proposed campground lighting shall consist of low wattage lights, be 

located low to the ground and directed away from the sensitive resources and 
habitat associated with the riparian buffer and Otay River north of the project 
site. 

 
c)  All proposed structures shall be constructed on a pier foundation so as not to 

impede the flow of flood waters. 
 
d)   All driveways and campsites shall be composed entirely of decomposed 

granite (or other similar materials).  No concrete and/or other paving shall be 
permitted. 

   
The permittee shall undertake the development in accordance with the approved plans.  
Any proposed changes to the approved plans shall be reported to the Executive Director.  
No changes to the plans shall occur without a Coastal Commission approved amendment 
to this coastal development permit unless the Executive Director determines that no 
amendment is legally required. 
 
The following condition replaces Special Condition #2 of the original permit in its 
entirety: 
 
        2.  Landscaping Plan.  PRIOR TO THE ISSUANCE OF THE COASTAL 
DEVELOPMENT PERMIT, the applicant shall submit for the review and written 
approval of the Executive Director, a final landscaping plan.  Said plan shall be in 
substantial conformance with the draft landscape plan submitted by Henry Development 
Services dated 1/27/06, and shall include the following  
 
 

a. A plan showing the type, size, extent and location of all trees, shrubs and 
groundcovers on the site. 

 
b. Plant materials that are compatible with the adjacent sensitive habitats, and that 

are drought tolerant native species and non-invasive shall be utilized to the 
maximum extent possible but use of drought-tolerant, non-invasive ornamental 
species and lawn area, is allowed as a small component.  No plant species listed 
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as problematic and/or invasive by the California Native Plant Society, the 
California Invasive Plant Council, or as may be identified from time to time by 
the State of California shall be employed or allowed to naturalize or persist on 
the site. No plant species listed as ‘noxious weed’ by the State of California or 
the U.S. Federal Government shall be utilized.  

 
c. A written commitment by the applicant that all required plantings shall be 

maintained in good growing conditions, and whenever necessary, shall be 
replaced with new plant materials to ensure continued compliance with 
applicable landscape screening requirements. A planting schedule that indicates 
that the planting plan shall be implemented with 60 days of completion of the 
development.  

 
d. No pesticides or rodenticides shall be used on the site.  

 
e. Five years from the date of issuance of the coastal development permit, the 

            applicant shall submit for review and written approval of the Executive Director,  
            a landscape monitoring report, prepared by a licensed Landscape Architect or 
            qualified Resource Specialist, which certifies the on-site landscaping is in  
            conformance with the landscape plan approved pursuant to this Special Condition. 
            The monitoring report shall include photographic documentation of plant species  
            and plant coverage. 
 

    If the landscape monitoring report indicates the landscaping is not in conformance  
    with or has failed to meet the performance standards specified in the landscaping  
    plan approved pursuant to this permit, the applicant, or successors in interest, shall  
    submit a revised or supplemental landscape plan for the review and written  
    approval of the Executive Director.  The revised landscaping plan must be  
    prepared by a licensed Landscape Architect or Resource Specialist and shall  
    specify measures to remediate those portions of the original plan that have failed 
    or are not in conformance with the original approved plan.  

 
The permittee shall undertake the development in accordance with the approved plans.  
Any proposed changes to the approved plans shall be reported to the Executive Director.  
No changes to the plans shall occur without a Coastal Commission approved amendment 
to this coastal development permit unless the Executive Director determines that no 
amendment is legally required. 
  
 3.  Prior Conditions of Approval.  All other terms and conditions of Coastal 
Development Permit No. 6-02-103, as amended, not specifically modified herein, shall 
remain in full force and effect.   
             
 
IV. Findings and Declarations. 
 
 The Commission finds and declares as follows: 
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1.  Permit History/Amendment Description.  The proposed project is an amendment 
to CDP #6-02-103, approved by the Commission on 2/5/03, which was for construction 
of a 213-space recreational vehicle (RV) park and campground on a 14.18 acre site (to be 
called Trolley Stop RV Park).  The RV Park also included an approximately 4,500 sq.ft., 
30-foot high clubhouse designed in an L-shape at the far southeast corner of the site 
which was proposed to include a store, a game room, snack bar and an 896 sq.ft., second-
story apartment for the resident manager.  Also proposed was a wooden platform to 
surround the south and east sides of the clubhouse and a proposed cabana, an above-
ground swimming pool, comfort station, tot lot and laundry facilities.  Also proposed was 
a 1,240 sq.ft. garage and a second-story, 720 sq.ft. apartment for the property’s caretaker.  
An existing one-story manager’s apartment at the far northeast corner of the site was 
proposed to remain.  A 6-ft. high solid fence was also proposed to surround the property 
along its northern, eastern and southern boundaries and a 6-ft. high noise wall on the 
western boundary adjacent to Interstate-5 (I-5).  The findings of the original permit are 
hereby incorporated by reference and attached as exhibit to this staff report (ref. Exhibit 
No. 4. 
 
The proposed changes to the development through the subject amendment request consist 
of a reduction in the number of RV spaces from 213 to 142 spaces to accommodate larger 
RV’s requiring special design features.  For example, many larger RV’s have slide out 
units on one or both sides, as such it was necessary to re-design the campground to 
accommodate such recreational vehicles.  Two complete double rows of sites with the 
original configuration have been made wider and longer to accommodate these vehicles.  
Ninety-three of the original spaces for smaller RV’s are proposed to remain.  In addition, 
the ancillary structures, which include an office and recreation area, are proposed to be 
re-oriented to improve internal vehicular circulation and the total building area reduced 
from 10,000 sq.ft. to 9,532 sq.ft.   No other changes are proposed.   
 
The 14.8 acre site, which is located within the 100-year flood plain of the Otay River, is 
situated on the east side of Interstate-5 and is bounded by Hollister Street to the east.  
Across the street to the east is the MTDB trolley line and vacant land.  To the south is a 
golf facility (driving range, 9-hole pitching course, putting green, etc.) and to the north is 
the Otay River.  While the Commission has certified the Otay Mesa-Nestor LUP, the 
subject site is located within an area of deferred certification, which largely consists of 
undeveloped floodplain in the City of San Diego.  As such, the Chapter 3 policies of the 
Coastal Act are the standard of review.   

 
2. Floodplain Development/Environmentally Sensitive Resources.  Sections 30231, 

30236 and 30240 of the Act are applicable to the project and state the following: 
 

Section 30231
 
 The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where 
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feasible, restored through, among other means, minimizing adverse effects of 
waste water discharges and entrainment, controlling runoff, preventing depletion 
of ground water supplies and substantial interference with surface water flow, 
encouraging waste water reclamation, maintaining natural vegetation buffer areas 
that protect riparian habitats, and minimizing alteration of natural streams. 
 
Section 30236 

                    
                 Channelizations, dams, or other substantial alterations of rivers and streams 

shall incorporate the best mitigation measures feasible, and be limited to (l) 
necessary water supply projects, (2) flood control projects where no other method 
for protecting existing structures in the floodplain is feasible and where such 
protection is necessary for public safety or to protect existing development, or (3) 
developments where the primary function is the improvement of fish and wildlife 
habitat. 

 
Section 30240 
 
 (a) Environmentally sensitive habitat areas shall be protected against any 
significant disruption of habitat values, and only uses dependent on those 
resources shall be allowed within those areas. 
  
  (b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts which 
would significantly degrade those areas, and shall be compatible with the 
continuance of those habitat and recreation areas. 

 
In addition, Section 30253 of the Coastal Act is applicable and state, in part: 
 

Section 30253 
 
            New development shall: 
 

(1) Minimize risks to life and property in areas of high geologic, flood, and  
             fire hazard.  [Emphasis added] 
 
                              […] 
 
As cited earlier, the subject site is located within the100-year floodplain of the Otay 
River and is immediately next to, and south of, the Otay River.  Because of the potential 
for adverse impacts on both downstream areas and habitats, fill of floodplains is severely 
limited under the Coastal Act. Floodplains are an important part of many ecosystems as 
they are often associated with environmentally sensitive resource areas such as lagoons, 
estuaries, rivers and coastal streambeds.  Development (construction of structures, 
grading, filling, etc.) within a floodplain not only presents a danger to proposed 
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structures, but also can impact downstream resources through increased sedimentation.  
For this reason, such development is severely restricted in the floodplain.   

 
      Although the proposed development largely consists of the construction of an RV 

campground, there are several ancillary structures proposed with the development.   
      The proposed amendment results in a different site layout for the above-described 

ancillary structures.  However, the overall square footage of the proposed structures is 
approximately 500 sq.ft. less.  No other changes to the ancillary structures  are proposed 
and the structures are still proposed to be constructed to withstand periodic flooding and 
will not impede the flow of floodwaters.  Furthermore, the proposed structures consist of 
semi-permanent or non-permanent wood-framed structural modules, capable of being 
someday disassembled.  This building technique is consistent with the 30-year term 
limitations of the Conditional Use Permit applied to the development by the City of San 
Diego, as well.    

 
      In addition, no new pavement is proposed as a result of the changes to the site layout of 

the campground facility.  All of the proposed driveways and individual campsites are still 
proposed to consist of decomposed granite or similar pervious materials and, as such, will 
not result in an increase in impervious area.   

 
      Special Condition #1 is attached which reflects a change in the name of the 

project architect and date of plans but the requirements contained therein 
otherwise remain the same as the requirements of the original Special Condition 
#1.   The plans are required to incorporate several features of the proposed 
development which are important to be regulated such as campground lighting, 
use of pier foundations for all of the proposed structures, and use of decomposed 
granite vs. pavement for all proposed driveways.  In addition, no impacts to any 
sensitive plant species will occur and no changes to the proposed 100-foot wide 
riparian buffer on the property’s northern boundary adjacent to the riparian and 
freshwater marsh habitat of the Otay River are proposed.   
 
Special Condition #2 requires submittal of a landscaping plan to assure that only drought 
tolerant native and non-invasive plant materials be used.  The revised condition makes it 
clear that plant materials shall be native, drought-tolerant and non-invasive (as opposed 
to a choice of either being drought tolerant native or non-invasive).  In addition, the 
revised condition also allows the use of non-invasive ornamental species and lawn area as 
a small component of a landscape plan.  As conditioned, the proposed amended project 
does not raise any significant concerns and is consistent with the Coastal Act policies 
Sections 30231, 30236, 30240 and 30253 addressing floodplain development, hazards 
and protection of riparian area and other environmentally sensitive resources. 

 
         3.  Visual Resources.  Section 30251 of the Act states the following, in part: 
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Section 30251 
 
The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance.  Permitted development shall be 
sited and minimize the alteration of natural land forms, to be visually 
compatible with the character of surrounding areas, and, where feasible, to 
restore and enhance visual quality in visually degraded areas... 

 
 

The subject site is located within a highly urbanized area of the City of San Diego and 
adjacent to the Otay River which is open space.  The proposed amendment will not result 
in any changes to the project’s consistency with Section 30251 of the Coastal Act.  Only 
the layout of the site is proposed to be changed including a reduction in the number of 
campsites.  The campsites will accommodate larger RV’s and as such, will still occupy 
the same site area as the previous design.  The number of ancillary structures is generally 
the same but the overall square footage has been reduced by approximately 500 sq.ft.  As 
such, the proposed project, as amended, will not adversely affect visual resources or 
public views in the area.  Furthermore, the project remains visually compatible in scale 
and with the open space character of the Otay River Valley, consistent with Section 
30251 of the Coastal Act.  Special Condition #2 reflects a change in the name of the 
project architect and date of plans but the requirements contained therein remain the 
same.  In summary, the Commission finds that, the proposed development is consistent 
with Section 30251 of the Act.   
 
 4.  Consistency with the California Environmental Quality Act (CEQA).
Section 13096 of the Commission's Code of Regulations requires Commission approval 
of Coastal Development Permits to be supported by a finding showing the permit, as 
conditioned, to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA).  Section 21080.5(d)(2)(A) of CEQA prohibits a 
proposed development from being approved if there are feasible alternatives or feasible 
mitigation measures available which would substantially lessen any significant adverse 
effect which the activity may have on the environment. 
 
The proposed project has been conditioned in order to be found consistent with the 
Chapter 3 policies of the Coastal Act.  Mitigation measures, will minimize all adverse 
environmental impacts.  As conditioned, there are no feasible alternatives or feasible 
mitigation measures available which would substantially lessen any significant adverse 
impact which the activity may have on the environment.  Therefore, the Commission 
finds that the proposed amended project is the least environmentally-damaging feasible 
alternative and is consistent with the requirements of the Coastal Act to conform to 
CEQA. 
 
(G:\San Diego\Reports\Amendments\2000s\6-02-103-A1 Williamson.stfrpt.doc) 
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