
TO:  HONORABLE CHAIRMAN AND PLANNING COMMISSION 

FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR 

SUBJECT: PLANNED DEVELOPMENT 06-025 AND CONDITIONAL USE PERMIT 06-013 
FOR A REGIONAL SHOPPING CENTER LOCATED AT GOLDEN HILL ROAD 
AND HIGHWAY 46 (APN 025-391-037, 038, 039, 063 AND 067)  

  APPLICANT – REGENCY CENTERS 

DATE:  AUGUST 28, 2007 

Needs: For the Planning Commission to consider a request for a Planned Development and 
Conditional Use Permit for a large-scale commercial retail shopping center. 

Facts:
1. The project site is an undeveloped 25.08-acre parcel located northeast of Highway 46 at 

Golden Hill Road (See Attachment 1, Vicinity Map). 

2. The General Plan Land Use Designation for this property is Commercial Services (CS) with 
an Airport Overlay over the northeast property corner.  The current zoning of the property is 
Commercial Light Industrial (C3)/ Borkey Area Specific Plan, Sub area E.  The project is 
consistent with the General Plan, Zoning Ordinance, Borkey Specific Plan, and Airport 
Land Use Plan. 

3. The applicant proposes to build a shopping center complex (approximately 300,000 s.f.).  
(See Attachment 2.) The project includes the following components in addition to onsite 
and offsite improvements: 

Major 1- Home Improvement and Garden Center 169,112 sq. ft.  
Major 2- Retail 27,000 sq. ft.  
Major 3- Retail 20,000 sq. ft. 
Major 4- Retail 20,000 sq. ft. 
Shop A- Retail 9,000 sq. ft. 
Shop B- Retail 10,090 sq. ft. 
Shop C- Retail 11,800 sq. ft.  
Pad 1- Drive Thru Restaurant 3,500 sq. ft. 
Pad 2- Drive Thru Restaurant 3,500 sq. ft. 
Pad 3- Drive Thru Restaurant 3,500 sq. ft. 
Pad 4- Sit-down Restaurant 6,000 sq. ft. 
Pad 5- Retail 6,000 sq. ft. 

4. In accordance with the Zoning Code, projects located within the PD-overlay district are 
required to apply for a development plan (Chapter 21.16A.040), and proposals to 
construct a sit-down restaurant greater than 5,000 square feet are subject to approval of a 
Conditional Use Permit (Chapter 21.16).

5. The proposed project is consistent with the City’s 2006 Economic Strategy by providing 
regional and local retail and employment opportunities within the City of Paso Robles. 

6. A total of 1,183 parking spaces are required per Zoning Ordinance requirements for the 
proposed combined land uses.  The site plan includes 1,228 onsite parking spaces. 

Agenda Item No. 2 - Page 1 of 197



7. The overall architectural design theme for the project is “contemporary agrarian”.  
Project-specific design guidelines have been submitted by the applicant to help ensure 
that development of the site and buildings are constructed with consistent architectural 
quality, particularly for the future pad locations since building elevations for those sites is 
not included with this application.  The design guidelines will be refined and approved by 
the DRC prior to approval of building permits. 

8. A Certified Arborist Report was prepared by A&T Arborists on January 16, 2007, and an 
addendum to the report was submitted on July 6, 2007 (see Attachment 3, Initial Study). 
There are two mature valley oak trees (36 and 48 inches in diameter) located along Golden 
Hill Road within the public right-of-way, that are proposed for removal with this project. In 
addition, there is a large valley oak located within the Caltrans right-of-way along the 
southern property boundary that is proposed to be retained. The Arborist Report includes 
oak tree protection measures to be implemented during construction, and oak tree 
mitigation/replacements are proposed for the two trees proposed to be removed. 

9. A traffic study was prepared by Fehr and Peers (June 2007) for the Regency Centers site. 
Traffic from the proposed project is estimated to reduce the existing level of service at most 
study intersections, except for Dallons Road and Buena Vista and at Golden Hill Road.  A 
Mitigated Negative Declaration (MND) was prepared for this project, which includes 
mitigation measures to reduce the traffic impacts that would result from this project to a less 
than significant level.  The traffic study and mitigation measures are included in Initial Study 
in Attachment 3. View Traffic Study. 

10. The Development Review Committee (DRC) considered this request on April 23, 2007 
and after extensive deliberation requested the applicant revise the site plan and 
architectural elevations, particularly to re-evaluate the overall site layout and design. 
Primary concerns included the orientation of building pads on the site, the expansive 
parking area, 4-sided architecture for all buildings, and pedestrian connectivity.  

The DRC re-considered project at its June 18, 2007. The applicant presented modified 
site plans to address the issues noted.  After review of the site design alterations and 
discussion of landscaping, oak trees, screening and circulation, the DRC recommended 
approval of the project. 

11. Although the Development Review Committee (DRC) provided direction on a theme and 
height for signs, the DRC did not make a recommendation on a master sign plan for the 
project. The applicant will submit a formal sign plan for review by the DRC (multi-
tenant) and/or PC approval (freestanding) at a later date. 

Analysis 
and
Conclusions:

The project site is located adjacent to Highway 46 and is within a gateway area to the 
City. Surrounding land uses include State Route 46 and commercial uses across the 
highway to the south, commercial and undeveloped land to the north, single-family 
residential development to the west and commercial development to the east. A gas 
station and car wash are located adjacent to the southeast corner of the site. The proposed 
project is compatible with adjacent uses and consistent with the Borkey Specific Plan and 
City General. The Borkey Specific Plan projected commercial and light industrial uses in 
the project vicinity and a commercial shopping center on the project site. 
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As noted above, the project is consistent with the economic goals of the 2006 Economic 
Strategy, by providing both retail and employment opportunities within the City.  
However, another component of the Economic Strategy is the inclusion of principles 
geared toward “creating place”, to enable the City to continue to attract and maintain 
high quality development, investment and economic growth in the community.  Toward 
this end, the City is nearing completion of preparing Gateway Design Standards.  As 
noted, the proposed project site is within a designated gateway area to the City.  The draft 
Standards recommend orienting new buildings toward the highway so that they do not 
“turn their backs” on the highway, provide frontage roads (or driveways that appear like 
roads) with rows of trees demarcating them, and rural site and building design motifs.  

While the project incorporates a generally high quality rural regional architectural design 
theme, the overall site layout is a fairly typical highway-oriented shopping center, with 
fast food pads along the highway frontage, majors located toward the rear and parking 
fields in the center of the site.  The applicant has added pedestrian enhancements and 
additional landscaping to soften the appearance of the parking lots, and is proposing to 
implement design guidelines to facilitate attractive pad developments along the highway.  
However, it appears to staff that the architectural details of the back side of the “shop” 
buildings adjacent to the highway could be improved to better screen the shop doors, and 
integrate additional architectural treatments to further articulate building rooflines.  Other 
major site layout design modifications such as re-orienting the locations of the major 
buildings were considered by the DRC, but ultimately the Committee recommended 
building placement as shown in the current plan. 

As noted above, parking is concentrated in the center of the site.  Primary access is 
provided from Golden Hill Road, with three additional access points from Dallons Road. 
Delivery truck traffic would access the site from Highway 46 and Dallons Road, and 
would not utilize adjacent residential streets. Service entrances facing Dallons Road are 
varied, and shielded by landscaping, walls and trellis improvements. All rooftop 
equipment will be shielded so that they will not be visible from other properties.  The 
northeast and southeast corners of the site adjacent to Highway 46 include enhanced 
landscaping, pathways and outdoor plaza areas. 

The project includes substantial setbacks and landscape buffers around the perimeters to 
screen onsite activities. The landscape plan proposes a variety of trees, shrubs and ground 
cover suited to the arid landscape, and at maturity, will provide adequate partial screening 
of the parking field.   

The applicant’s only proposed signage includes a 35-foot tall tower monument to be 
placed near the center of the project’s southern property boundary adjacent to Highway 
46, as well as monument signage at the Golden Hill Road main project entrance and the 
eastern Dallons Road entrance. The sign tower is proposed with a stone veneer base, 
timber trellis, wood trim and siding, and a corrugated galvanized metal roof with metal 
vent accent and metal weather vane. Nearby recently approved projects (i.e. Ford 
Dealership) were required to limit the height of signage towers to 30 feet. As previously 
noted, the DRC did not review details for project signage and a master sign program will 
be provided for review and approval by the DRC to ensure consistency with site design.  
It is recommended that direction be provided to the DRC that the tower monument sign 
be limited to 30 feet consistent with past Commission approvals and the design be of a 
quality and character to fit the agrarian theme of the center. 
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The site is primarily located southwest of the Airport Overlay for the Paso Robles 
Airport. The northeast property corner at Golden Hill Road and Dallons Road is within 
the Airport Land Use Plan Safety Zone 6 (Outer Airport Influence Zone). This corner is 
proposed for landscaping and as a drive-thru corridor for a 3,500 square-foot restaurant. 
These uses would not exceed density standards or otherwise conflict with the Airport 
Land Use Plan. 

One of the most significant environmental issues evaluated in the Initial Study is the 
analysis of traffic impacts.  In general, the existing traffic conditions at the major 
surrounding intersections, particularly at Golden Hill Road and Highway 46 currently 
operate below acceptable levels of service.  This is evidenced by traffic delays, difficulty 
maneuvering onto and off the highway, and general traffic congestion.  The project will 
add significant traffic to the existing situation.  Therefore, the project is required to 
address and mitigate traffic impacts.  The result of implementing traffic mitigations will 
help address the existing traffic congestion in addition to mitigating project specific 
impacts.  The major improvements to mitigate traffic resulting from this project includes:  
dual left turns for all four legs of the Golden Hill Road and Highway 46 intersection; 
installation of a traffic signal at the project entrance on Golden Hill Road and frontage 
and road improvements, which includes duel left turns into the project site and a 
northbound through lane; dedication of property frontage along the highway for use in 
long-term corridor planning; fair share participation in improvements at Airport Road and 
Union Road, and at the Highway 101 interchange; and participation in a circulation study 
to be prepared for the area of the City north of Highway 46.  Other improvements will 
include road improvements on Dallons Road, and signalization timing adjustments.  The 
result will be long term improvements for traffic congestion in this area.  The traffic 
impact study is included in the Initial Study, in Attachment 3. 

Drainage is another significant issue that is addressed in the environmental review.  In 
short, project related drainage will be mitigated on site through implementation of low-
impact development designs and “best management practices”.  Surface drainage will be 
maintained on site and be directed to subsurface basins that will clean the water before 
recharging it into the groundwater basin.  Implementation of the drainage system will 
result in less historic water flow leaving the site after the development is constructed.  
This will reduce the existing drainage from the site that currently affects surrounding 
properties.  The drainage study is included in the Initial Study, provided in Attachment 3. 

The City received a comment letter from the San Luis Obispo County Air Pollution 
Control District (APCD) regarding air quality impacts and recommended mitigation 
measures.    Feasible, appropriate, and required air quality mitigation measures identified 
by APCD have been incorporated into the MND and corresponding Mitigation Measures 
for this project.   

The APCD indicated in their letter that an Environmental Impact Report (EIR) is required 
to evaluate and mitigate air quality impacts that may result from this project.  The City 
adopted a Statement of Overriding Considerations with the General Plan EIR, specifically 
identifying air quality impacts.  Since this proposed project is consistent with the 
applicable General Plan Land Use Designation and Zoning District, a project-specific 
EIR is not required to further analyze air quality impacts.  However, as Lead Agency 
under the California Environmental Quality Act (CEQA), the City should consider 
requiring the applicant implement all feasible air pollution mitigation measures, and 
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should incorporate these measures into the MND.  As noted above, these mitigation 
measures have been included in the MND.  See Attachment 4, Letter from SLOAPCD, 
and Attachment 3, Initial Study/Mitigation Measures Summary. 

Staff met with the applicant to review the Initial Study, Conditions of Approval and 
Mitigation Measures.  Clarifications and modifications to the environmental documents 
and Conditions, in addition to the above noted APCD mitigations, are as follows:  

The Project Description should note that Pad 5 is proposed for retail uses versus a 
restaurant.

Road and access improvements were developed in consultation with Caltrans and
the City Engineer. 

The applicant shall construct a bike lane on the south side of Dallons Road only, 
not on both the north and south side of the road. 

The applicant shall not be required to coordinate transit scheduling, only to 
provide transit facilities. 

The two oak trees proposed for removal are within the public right-of-way, not 
on the project site. 

References to improvements at Airport Road and Highway 46 shall reference an 
intersection versus an interchange. 

Transportation and utility impact fees shall be specifically defined in a 
Development Agreement between the applicant and the City to mitigate impacts 
to these facilities, as determined by the City. 

A project phasing and site improvement plan has been included. 

Reference: Paso Robles General Plan and EIR, Paso Robles Zoning Ordinance, Airport Land Use Plan, 
2006 Economic Strategy, Draft Gateway Design Standards. 

Fiscal  
Impact: No direct fiscal impact. 
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Options: After opening the public hearing and taking public testimony, the Planning Commission is 
requested to take one of the actions listed below: 

1. By separate motions: 

a. Adopt the attached resolution approving a Mitigated Negative 
Declaration for PD 06-025 and CUP 06-013;  

b. Adopt the attached resolution approving PD 06-025 and CUP 06-013; 

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

Staff Report Prepared By: Susan DeCarli and Tammy Seale, PMC Consultants 

Attachments: 

1. Vicinity Map 
2. Architectural and Site Elevations 
3. Environmental Review - Initial Study 
4. Comment Letter from SLOAPCD 
5. Resolution – Mitigated Negative Declaration 
6. Resolution – Planned Development 06-025 and Conditional Use Permit 06-013 
7. Newspaper and Mail Notice Affidavits 
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CITY OF PASO ROBLES – PLANNING DIVISION 
INITIAL STUDY 

1. GENERAL PROJECT INFORMATION

PROJECT TITLE:  Golden Hills Plaza (PD 06-025/CUP 06-013) 

LEAD AGENCY:    City of Paso Robles - 1000 Spring Street, Paso Robles, CA 93446 

Contact:    Susan DeCarli, AICP, City Planner 
Telephone:    (805) 237-3970 

 PROJECT LOCATION: Highway 46 @ Golden Hill Road (APN 025-391-037, 033, 039, 
063 and 067) 

PROJECT PROPONENT:  Applicant: Regency Centers 
36 Executive Park, Suite 100, Irvine, CA 92604 
Representative: C.M. Florence-Oasis Associates 

LEAD AGENCY CONTACT/ 
INITIAL STUDY PREPARED BY: Susan DeCarli, AICP, City Planner 

Telephone:    (805) 237-3970 
Facsimile:   (805) 237-3904
E-Mail:   sdecarli@prcity.com 

 GENERAL PLAN DESIGNATION: Commercial Services (CS)/Airport Overlay Zone 6 (ne property 
corner)

 ZONING: Commercial Light Industrial (C3)/ Borkey Area Specific Plan, Sub 
area E. 

2. PROJECT DESCRIPTION

The proposed project is located north of Highway 46, east of Golden Hill Road and south of Dallons 
Road. The proposed project is a request for a Planned Development and Conditional Use Permit to 
build a shopping center complex on an undeveloped 25.08-acre site. The project includes: 

Major 1- Home Improvement and Garden Center 169,112 sq. ft.  
Major 2- Retail 27,000 sq. ft.
Major 3- Retail 20,000 sq. ft. 
Major 4- Retail 20,000 sq. ft. 
Shop A- Retail 9,000 sq. ft. 
Shop B- Retail 10,090 sq. ft. 
Shop C- Retail 11,800 sq. ft.
Pad 1- Drive Thru Restaurant 3,500 sq. ft. 
Pad 2- Drive Thru Restaurant 3,500 sq. ft. 
Pad 3- Drive Thru Restaurant 3,500 sq. ft. 
Pad 4- Sit-down Restaurant 6,000 sq. ft. 
Pad 5- Sit-down Restaurant 6,000 sq. ft. 
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Golden Hill Road is proposed to provide primary access with alternate and service access on Dallons 
Road, in three separate locations. A stepped and vegetated retaining wall is proposed along the western 
property line, with a chain link fence providing a demarcation of project limits. Through working with 
City staff and the Development Review Committee, the applicant has incorporated many design 
considerations and features into the project including agrarian architectural design theme and a 
pedestrian friendly setting with plazas, shaded outdoor areas, landscaping, planters, and pedestrian 
connections (refer to Site Plans and Elevations). 

The project site is vacant. Surrounding land uses include State Route 46 and commercial uses across 
the highway to the south, commercial and undeveloped land to the north, single-family residential 
development to the west and commercial development to the east. A gas station and car wash is located 
adjacent to the southeast corner of the site. 

The General Plan designation of the site is Commercial Service (CS). The zoning for the property is 
Commercial Light Industrial (C3). The proposed project is a permitted use in the district and is 
consistent with the CS designation. A Conditional Use Permit is required to allow two restaurants in 
excess of 5000 square feet. The project site is also located in Sub area E of the Borkey Specific Plan. 

The applicant has provided supplemental assessments as requested by the City for biology, oak trees, 
drainage, and traffic circulation. The site is within the San Joaquin Kit Fox habitat area. Although, no 
kit fox were identified on the site, the project is required to mitigate for construction impacts and loss 
of habitat. 

3. OTHER AGENCIES WHOSE APPROVAL MAY BE REQUIRED (For example, issuance of permits, 
financing approval, or participation agreement):

Caltrans, Regional Water Quality Control Board 

4. EARLIER ENVIRONMENTAL ANALYSIS AND RELATED ENVIRONMENTAL 
DOCUMENTATION:
This Initial Study incorporates by reference the City of El Paso de Robles General Plan Environmental Impact 
Report (EIR) (SCH#2003011123). 

5. CONTEXT OF ENVIRONMENTAL ANALYSIS FOR THE PROJECT: 

This Initial Study relies on expert opinion supported by the facts, technical studies, and technical appendices of 
the City of El Paso de Robles General Plan EIR. These documents are incorporated herein by reference. They 
provide substantial evidence to document the basis upon which the City has arrived at its environmental 
determination regarding various resources. 

6. PURPOSES OF AN INITIAL STUDY 

The purposes of an Initial Study for a Development Project Application are: 

A. To provide the City with sufficient information and analysis to use as the basis for deciding whether to 
prepare an Environmental Impact Report, a Mitigated Negative Declaration, or a Negative Declaration for a 
site specific development project proposal; 

B. To enable the Applicant of a site specific development project proposal or the City as the lead agency to 
modify a project, mitigating adverse impacts before an Environmental Impact Report is required to be 
prepared, thereby enabling the proposed Project to qualify for issuance of a Negative Declaration or a 
Mitigated Negative Declaration; 

C. To facilitate environmental assessment early in the design of a project; 

Agenda Item No. 2 - Page 22 of 197



Initial Study-Page 3

D. To eliminate unnecessary EIRs; 

E. To explain the reasons for determining that potentially significant effects would not be significant;  

F. To determine if a previously prepared EIR could be used for the project; 

G. To assist in the preparation of an Environmental Impact Report if one is required; and 

H. To provide documentation of the factual basis for the finding of no significant effect as set forth in a 
Negative Declaration or a Mitigated Negative Declaration prepared for the a project.

7. EXPLANATION OF ANSWERS FOUND ON THE ENVIRONMENTAL CHECKLIST FORM 

A. Scope of Environmental Review 

This Initial Study evaluates potential impacts identified in the following checklist.

B. Evaluation of Environmental Impacts 

1. A brief explanation is required for all answers to the questions presented on the following 
Environmental Checklist Form, except where the answer is that the proposed project will have “No 
Impact.” The “No Impact” answers are to be adequately supported by the information sources cited in 
the parentheses following each question or as otherwise explained in the introductory remarks. A “No 
Impact” answer is adequately supported if the referenced information sources show that the impact 
simply does not apply to the project. A “No Impact” answer should be explained where it is based on 
project-specific factors and/or general standards. The basis for the “No Impact” answers on the 
following Environmental Checklist Form is explained in further detail in this Initial Study in Section 9 
(Earlier Environmental Analysis and Related Environmental Documentation) and Section 10 (Context 
of Environmental Analysis for the Project). 

2. All answers on the following Environmental Checklist Form must take into account the whole action 
involved with the project, including implementation. Answers should address off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as operational 
impacts. 

3. “Potentially Significant Impact” is appropriate, if an effect is significant or potentially significant, or if 
the lead agency lacks information to make a finding of insignificance. If there are one or more 
“Potentially Significant Impact” entries when the determination is made, preparation of an 
Environmental Impact Report is warranted. 

4. Potentially Significant Impact Unless Mitigated” applies where the incorporation of mitigation 
measures has reduced an effect from “Potentially Significant Impact” to a “Less than Significant 
Impact.” The lead agency must describe the mitigation measures, and briefly explain how they reduce 
the effect to a less than significant level. Mitigation Measures from Section 9 (Earlier Environmental 
Analysis and Related Environmental Documentation) may be cross-referenced). 

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an 
effect has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). 
See Section 4 (Earlier Environmental Analysis and Related Environmental Documentation) and Section 
11 (Earlier Analysis and Background Materials) of this Initial Study. 

6. References to the information sources for potential impacts (e.g., general plans, zoning ordinances) 
have been incorporated into the Environmental Checklist Form. See Section 11 (Earlier Analysis and 
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Related Environmental Documentation). Other sources used or individuals contacted are cited where 
appropriate.

7. The following Environmental Checklist Form generally is the same as the one contained in Title 14, 
California Code of Regulations; with some modifications to reflect the City’s needs and requirements. 

8. Standard Conditions of Approval: The City imposes standard conditions of approval on Projects. These 
conditions are considered to be components of and/or modifications to the Project and some reduce or 
minimize environmental impacts to a level of insignificance. Because they are considered part of the 
Project, they have not been identified as mitigation measures. For the readers’ information, the standard 
conditions identified in this Initial Study are available for review at the Community Development 
Department.  

9. Certification Statement: The statements made in this Initial Study and those made in the documents 
referenced herein present the data and information that are required to satisfy the provisions of the 
California Environmental Quality Act (CEQA) – Statutes and Guidelines, as well as the City’s 
Procedures for Implementing CEQA. Further, the facts, statements, information, and analysis presented 
are true and correct in accordance with standard business practices of qualified professionals with 
expertise in the development review process, including building, planning, and engineering.
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8. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

The proposed project may potentially affect the environmental factors checked below, and may involve at least 
one impact that is a “Potentially Significant Impact” or is “Potentially Significant Unless Mitigated,” if so 
indicated on the following Environmental Checklist Form (Pages 8 to.15) 

 Land Use & Planning  Transportation/Circulation  Public Services 

 Population & Housing  Biological Resources  Utilities & Service Systems 

 Geological Problems  Energy & Mineral Resources  Aesthetics 

 Water  Hazards  Cultural Resources 

 Air Quality  Noise  Recreation 

 Mandatory Findings of Significance 

9. ENVIRONMENTAL DETERMINATION: On the basis of this initial evaluation: I find that: 

The proposed project could not have a significant effect on the environment; and, 
therefore, a NEGATIVE DECLARATION will be prepared. 

Although the proposed project could have a significant effect on the environment, there 
will not be a significant effect in this case because the mitigation measures described on 
an attached sheet have been added to the project. Therefore, a MITIGATED 
NEGATIVE DECLARATION will be prepared. 

The proposed project may have a significant effect on the environment; and, therefore an 
ENVIRONMENTAL IMPACT REPORT is required. 

The proposed project may have a significant effect(s) on the environment, but one or 
more effects (1) have been adequately analyzed in an earlier document pursuant to 
applicable legal standards, and (2) have been addressed by mitigation measures based on 
the earlier analysis as described on attached sheets, if the effect is a “potentially 
significant impact” or is “potentially significant unless mitigated.”  

Therefore, an ENVIRONMENTAL IMPACT REPORT is required, but it will analyze 
only the effect or effects that remain to be addressed. 

Signature: Date:

July 13, 2007 

Susan DeCarli, AICP, City Planner 
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Agenda Item No. 2 - Page 25 of 197



10 Environmental Checklist Form 

ISSUES (and Supporting Information Sources):

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless
Mitigation 
Incorporated

Less Than 
Significant 
Impact No Impact 

Initial Study-Page 6

I. LAND USE AND PLANNING. Would the Proposal:
a) Conflict with general plan designation or zoning? 
  (Sources: 1 & 8)

Discussion: The General Plan designation of the site is Commercial Service (CS). The zoning for the property is Commercial 
Light Industrial (C3). The project site is also located in Sub area E of the Borkey Specific Plan. The CS designation is reserved
for highway-related, commercial services, and light industrial uses. The proposed project includes a home improvement and 
garden center (169,112 square feet), six retail stores totaling 97,000 square, three 3,500 square foot drive thru restaurants and
two 6,000 square foot sit down restaurants. A Conditional Use Permit is required to allow two restaurants in excess of 5,000 
square feet. All of the proposed uses will be developed in compliance with the general policies, regulations, and performance 
standards of the City’s General Plan and Zoning Ordinance. 

In addition, the site is primarily located southwest of the Airport Overlay for the Paso Robles Airport. The northeast property
corner at Golden Hill Road and Dallons Road is within the Airport Land Use Plan Safety Zone 6 (Outer Airport Influence Zone). 
This corner is proposed for landscaping and as a drive-thru corridor for a 3,500 square-foot restaurant. These uses would not 
exceed density standards or otherwise conflict with the Airport Land Use Plan. 

b) Conflict with applicable environmental plans or policies 
adopted by agencies with jurisdiction over the project? 
(Sources: 1 & 3) 

Discussion: The proposed project complies with the EIR certified for the City General Plan Update, 2003. The project also 
has incorporated protection measures for a mature valley oak located within the SR 46 right-of-way.  

In addition, with respect to the City’s draft Gateway design standards, the applicant provided project-specific design 
guidelines and has revised the site plan, elevations, and landscape plan to create an attractive, high quality development. The
agrarian architectural design theme, varied roof lines and building orientations, and varied landscape plan are suitable to 
the area. (Refer to Aesthetics Section). 

c) Be incompatible with existing land uses in the vicinity? 
(Sources: 1 & 3) 

Discussion: The proposed project consists of a commercial development on a site zoned for these uses. The site is adjacent to 
Highway 46 and is within a gateway area to the City. There are commercial, industrial, and residential uses in the vicinity of 
the project. Delivery truck traffic would access the site from Highway 46, and would not utilize adjacent residential streets. 
The project includes substantial setbacks and landscape buffers around the perimeters to screen onsite activities. All rooftop 
equipment will be shielded so as to not be seen by residential and other uses in the project vicinity. There are no surrounding
uses in the vicinity that would be incompatible with proposed uses.  

d) Affect agricultural resources or operations (e.g., impacts to 
soils or farmlands, or impacts from incompatible uses)?  

Discussion: The General Plan EIR evaluated agricultural resources, and it is determined that the underlying soil on this 
property is not prime, of statewide importance, or unique farmland. The site is not currently used for agricultural purposes 
and no agricultural uses are present in the immediate project vicinity. Thus, there would not be significant impacts to 
agricultural resources or operations.  

e) Disrupt or divide the physical arrangement of an established 
community (including a low-income or minority community)? 
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ISSUES (and Supporting Information Sources):

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless
Mitigation 
Incorporated

Less Than 
Significant 
Impact No Impact 
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(Sources: 1 & 3) 

Discussion: The project is proposed in a commercial infill location and will not disrupt or divide the established community. 

II. POPULATION AND HOUSING. Would the proposal: 

a) Cumulatively exceed official regional or local population 
projections? (Sources: 1 & 3) 

Discussion: The proposed project does not include a residential component nor is it large enough to result in creating a 
significant number of new jobs that could affect cumulative population projections. The project site was included in the 
General Plan EIR for commercial use and population projections for future commercial development on the site were 
evaluated. No mitigation measures are necessary.  

b) Induce substantial growth in an area either directly or 
indirectly (e.g., through projects in an undeveloped area or 
extension of major infrastructure)? (Sources: 1 & 3) 

Discussion: The proposed project is consistent with the City’s General Plan and a highway- oriented commercial infill 
project. The project will not extend major infrastructure that would induce growth. 

c) Displace existing housing, especially affordable housing? 
(Sources: 1, 3, & 5) 

Discussion: There is no housing currently existing on the project site, thus the project will not displace any existing housing.

III.GEOLOGIC PROBLEMS. Would the proposal result in or 
expose people to potential impacts involving: 

a) Fault rupture? (Sources: 1, 2, & 3) 

Discussion: The potential for and mitigation of impacts that may result from fault rupture in the project area are identified 
and addressed in the General Plan EIR, pg. 4.5-8. There are two known fault zones on either side of this valley. The 
Rinconada Fault system runs on the west side of the valley. The San Andreas Fault is on the east side of the valley and runs 
through the community of Parkfield east of Paso Robles. The City of Paso Robles recognizes these geologic influences in the 
application of the Uniform Building Code to all new development within the City. Review of available information and 
examinations indicate that neither of these faults is active with respect to ground rupture in Paso Robles. Soils reports and 
structural engineering in accordance with local seismic influences would be applied in conjunction with any new 
development proposal. The site is not identified on any Seismic Hazard Zone Maps. Based on standard conditions of 
approval, the potential for fault rupture and exposure of persons or property to seismic hazards is not considered significant.
In addition, per requirements of the Alquist-Priolo Earthquake Fault Zones, only structures for human habitation need to be 
setback a minimum of 50 feet of a known active trace fault. The proposed structures are not intended for human habitation.  

b) Seismic ground shaking? (Sources:1, 2, & 3) 

Discussion: The City is located within an active earthquake area that could experience seismic ground shaking from the 
Rinconada and San Andreas Faults. The proposed structures will be constructed to current UBC codes. The General Plan 
EIR identified impacts resulting from ground shaking as less than significant and provided mitigation measures that will be 
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incorporated into the design of this project including adequate structural design and not constructing over active or 
potentially active faults.  

c) Seismic ground failure, including liquefaction?  
  (Sources: 1, 2 & 3) 

Discussion: Per the General Plan EIR, the project site is located in an area with soil conditions that have a low potential for
liquefaction or other type of ground failure due to seismic events. No special considerations other than what would be 
required by ordinance or code are necessary.  

d) Seiche, tsunami, or volcanic hazard? (Sources: 1, 2, & 3) 

e) Landslides or Mudflows? (Sources: 1, 2, & 3) 

Discussion: d. and e. The project site is not located near bodies of water or volcanic hazards, nor is the site located in an 
area subject to landslides or mudflows.  

f) Erosion, changes in topography or unstable soil conditions 
from excavation, grading, or fill? (Sources: 1, 2, 3, & 4) 

Discussion: Per the General Plan EIR the soil condition is not erosive or otherwise unstable. As such, no significant impacts 
are anticipated. Surface soils are typical of the surrounding geological region. Krazan &Associates, Inc. (October 9, 2006) 
provided a Geotechnical Engineering Investigation Update and indicated that the soil has been disturbed, has low strength 
characteristics, and is highly compressible when saturated. Removal of soils from building areas would be necessary due to 
the moderately compressible nature of existing soil under saturated conditions.

The proposed project would involve grading, which could create a significant effect on water quality as a result of erosion. 
Because the project sites exceed one acre in size, in accordance with the State Water Resources Control Board requirements 
the project applicant would be required to apply for coverage under the State General Construction Permit in order to 
comply with federal National Pollutant Discharge Elimination System (NPDES) requirements. The project applicant would 
be required to develop and implement a Storm Water Pollution Prevention Plan (SWPPP) to reduce potential erosion and 
subsequent sedimentation of storm water runoff. This SWPPP would include Best Management Practices (BMPs) to control 
erosion associated with grading, trenching, and other ground surface-disturbing activities. The project applicant would be 
required to submit a grading plan to the City before permits would be issued. Because the project would be required by the 
State Water Resources Control Board to include a SWPPP, which would include erosion preventative measures, impacts 
related to erosion, loss of topsoil, or unstable conditions from excavation or grading would be rendered less than significant.

Displacement of soil also would be regulated by the City’s ordinances relating to grading and excavation. Soil erosion after 
construction would be controlled by implementation of approved landscape and irrigation plans, as needed. Because earth-
disturbing activities associated with construction would be temporary and would be governed by these regulations, they 
would not result in a permanent or significant alteration of significant natural topographic features that could increase or 
exacerbate erosion. 

All construction activities would be required to comply with the City’s Building Code, which regulates grading activities, 
including drainage and erosion control. Compliance with the NPDES permit process and the City Building Code 
requirements would minimize the effects from erosion. Such compliance would ensure that erosional impacts resulting from 
project construction would be less than significant.
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g) Subsidence of the land? (Sources: 1, 2, & 3) 

Discussion: See Item c. 

h) Expansive soils? (Sources: 4) 

Discussion: The project site contains moderately expansive soils that would require recompaction for use as fill. To minimize 
the potential soil movement, the upper soil for use as building foundations would consist of engineered fill and extend 5 feet 
beyond the perimeter of buildings (Krazen & Associates Geotechnical Engineering Investigation Update, October 9, 2006). 

i) Unique geologic or physical features? (Sources:1 & 3) 

Discussion: No unique geologic or physical features are located on the project site and no mitigation measures are 
necessary.

IV. WATER. Would the proposal result in: 

a) Changes in absorption rates, drainage patterns, or the rate and 
amount of surface runoff? (Sources:1, 3, & 7) 

Discussion: A Preliminary Drainage Report (WRG Design Inc., April 9, 2007) was prepared for the proposed project and a 
system designed based on the City Engineering Department requirement for 100-year 24-hour storm event capacity. The 
proposed storm drain system will handle 25-year storm events and the underground retention system will contain flows from 
a 100 year/24 hour event. In the event of back-to-back 100-year 24-hour storm events, the storm drain system will back up 
and spill over to existing City streets. Two 24” culverts currently empty into the site at the southeast and southwest corners.
Runoff from the site and from Golden Hill Road east of the site, exits the site by way of an existing triple 24” culvert located
along the northwestern property line. The project includes structures and parking lots, which will increase the amount of 
surface runoff and decrease absorption rates. However, site drainage will be conveyed onsite via pipes, area drains, and 
catch basins to a subterranean retention basin. The system is designed to retain drainage onsite and release only during peak 
flow periods. The retention-infiltration design is an example of low-impact development and provides the benefits of 
improving stormwater quality and recharging the groundwater basin. 

Construction activities associated with the development generally alter existing drainage patterns that could result in 
substantial erosion or siltation. However, the project must comply with existing NPDES permits (Phase II General Permit 
and Construction General Permit) and Municipal Codes for construction and stormwater management including preparation 
of a Grading and Drainage Plan. The Construction General Permit requires the development and implementation of a Storm 
Water Pollution Prevention Plan (SWPPP). Construction activity subject to this permit includes clearing, grading, and 
disturbances to the ground such as stockpiling, or excavation, but does not include regular maintenance activities performed 
to restore the original line, grade, or capacity of the facility. The SWPPP should contain describe the storm water collection 
and discharge points, general topography both before and after construction, and drainage patterns across the project and 
must list Best Management Practices (BMPs) the discharger will use to protect storm water runoff and the placement of those 
BMPs. Preparation of an approved SWPPP and Grading and Drainage Plan and compliance with the NPDES permits will 
prevent substantial erosion, sediment transport, or siltation because of implementation of the proposed project and impacts 
would be less than significant. 

b) Exposure of people or property to water related hazards such 
as flooding? (Sources: 1, 3, & 7) 
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Discussion: The site is located in FEMA Map Zone C, which indicates the site would be subject to “minimal flooding.” There 
is no potential to expose people or property to water related hazards due to this project since it is not in or near a flood zone.

c) Discharge into surface waters or other alteration of surface 
water quality (e.g., temperature, dissolved oxygen or 
turbidity)? (Sources: 1, 3, & 7) 

d) Changes in the amount of surface water in any water body? 
(Sources: 1, 3, & 7) 

Discussion c and d:  No surface waters are located in the immediate vicinity to the project; the Huerhuero Creek located 
near the site, across Airport Road, is dry except during high rain periods. The proposed project will utilize the proposed on-
site retention basin to capture stormwater and dry weather (i.e. irrigation water) runoff onsite. This project will not result in 
significant drainage into the Huerhuero Creek and impacts to surface waters are not anticipated 

As previously noted, the proposed project would be subject to permit and municipal code requirements that include 
preparation of a Storm Water Pollution Prevention Plan (SPPP) for construction activities and compliance with the City’s 
Storm Water Management Plan (SWMP). These programs are designed to prevent violation of water quality standards 
through mitigation and control of pollutant transport in stormwater runoff and infiltrating waters. (Refer to discussion for 
Section a above) Consequently, the proposed project would not violate water quality standards or waste discharge 
requirements and the impacts would be less than significant. 

e) Changes in currents, or the course or direction of water 
movement? (Sources: 1, 3, & 7) 

Discussion: This project would not result in changes in currents or water movement since it will not drain into a water 
course.

f) Change in the quantity of ground waters, either through direct 
additions or withdrawals, or through interception of an 
aquifer by cuts or excavations or through substantial loss of 
groundwater recharge capability? (Sources: 1,3, & 7) 

Discussion: The proposed commercial uses are low water intensity uses, and would not significantly impact the quantity of 
ground waters available. 

g) Altered direction or rate of flow of groundwater?  
  (Sources: 1, 3, & 7) 

Discussion: This project would not result in alterations to the direction or rate of groundwater flow since this project does 
not directly extract groundwater or otherwise significantly affect these resources. 

h) Impacts to groundwater quality? (Sources: 1, 3, & 7) 

Discussion: The proposed project does not directly extract groundwater resources, and the proposed uses do not utilize 
materials or methods that would result in reduced groundwater quality. The proposed drainage system includes filtration 
devices to clean runoff water that would drain to the subsurface drainage system, in compliance with applicable RWQCB 
regulations. The project will not result in potentially significant impacts to groundwater quality. 
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i) Substantial reduction in the amount of groundwater otherwise 
available for public water supplies?  
(Sources: 1, 3, & 7) 

Discussion: Refer to response f. 

V. AIR QUALITY. Would the proposal: 

a) Violate any air quality standard or contribute to an existing or 
projected air quality violation? (Sources: 1, 3, & 7) 

Discussion: The project site is within the South Central Air Basin and within the jurisdiction of the San Luis Obispo Air 
Pollution Control District (SLO APCD) for air quality management. Federal and state standards are established for ozone, 
carbon monoxide (CO), nitrogen dioxide (NO2), sulfur dioxide (SO2), particulates less than 10 microns I diameter (PM10), 
and lead. The State designated San Luis Obispo County as a nonattainment area for the state PM10 and ozone standards. 

Implementation of the proposed project will develop 169,112 square feet of home improvement and garden center, 97,000 
square feet of retail, 10,500 square feet of drive thru restaurants, and 12,000 square feet of sit down restaurants in addition
to parking areas (1,313 spaces), plazas, pathways, and landscaped areas. The proposed project is projected to add 
approximately 12,400 new vehicle trips to the local roadways. Future development of the proposed commercial retail center 
and construction of associated improvement will result in short-term construction and long-term operations emissions in the 
project area.  

The critical pollutant in the evaluation of the significance of construction emission is oxides of nitrogen because of the high
output of this pollutant by heavy diesel equipment normally used in grading operations and their role as ozone precursors. 
Based on the estimated ROG and NOX emissions in Table 1, and the threshold of significance for ozone precursors (reactive 
hydrocarbons and oxides of nitrogen), construction of the project will result in combustion related emissions that exceed the 
pounds per day APCD’s mitigation threshold for NOX. Therefore, the APCD’s recommended CBACT equipment should be 
incorporated into the project (oxidation catalysts, CARB certified diesel, all equipment properly tuned). In addition, the 
project will grade an area greater than 4.0 acres. Any project with a grading area greater than 4.0 acres of continuously 
worked area will exceed the 2.5 ton PM10 quarterly threshold. Therefore, all standard APCD dust control mitigation 
measures should be incorporated into the construction phase of the proposed project to reduce the potential to generate 
nuisance problems and maintain PM10 emissions below the APCD’s mitigation threshold. 

Long-term operational emissions result from the combination of vehicle emissions and area source emissions. The two 
components of operational emissions were determined through the use of the URBEMIS 2001 software program. Trip rates 
were determined from the Final Transportation Impact Analysis prepared by Fehr & Peers for the proposed project. Long-
term construction emission estimates are shown in Table V-1 and the bold numbers represent emission estimates that exceed 
the APCD thresholds for operation emissions. The inclusion of vehicle and area source emissions results in a long-term 
operational emission exceedance of the APCD’s pounds per day Tier II Threshold (>25 lbs/day) for ROG, NOx, CO, and PM 
10 and therefore must be mitigated to the greatest extent feasible by  SLO APCD’s standard and discretionary measures. 

Table V-1Long Term Operation Emissions 

Full Project per TIA with 12,362 Daily Trips 
ROG NOx CO SO2 PM10 
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Summer lb per day 62.25 96.07 787.31 0.56 97.05
Winter lb per day 78.39 123.25 920.82 0.55 97.05
Annual TPY 12.34 19.19 151.78 0.10 17.71

The City’s 2003 General Plan Update contains goals, policies, and action items that substantially lessen the potential air 
quality impacts associated with the new development, including policies and land use changes to reduce Vehicle Miles 
Traveled (VMT) and air contaminant emissions associated with growth. The proposed project is infill development along a 
primary transportation corridor (GP Policy LU-2I) that incorporates traffic calming  features such as textured crosswalks, 
narrow travel lanes and landscaped parkways onsite (GP Policy LU-2D). The proposed project also include improvements to 
reduce traffic congestion and vehicle miles traveled such as intersection improvements (signals, turn lanes and through lanes 
as appropriate), bike lanes, sidewalks, transit facilities, and contribution toward a roundabout in the project vicinity (GP 
Policies C-2A and 2B).The propose project’s site design also includes landscaped outdoor plaza areas adjacent to the retail 
shops and restaurants with covered tables and benches, shade tree planting throughout the parking area, and textured 
pedestrian walkways that link buildings and parking areas. 

The project is consistent with the level of development/buildout anticipated in the City’s General Plan Update. At the time of 
the City’s General Plan Update, the projected buildout and population growth was not consistent with the APCD’s Clean Air 
Plan and available SLOCOG population forecasts. As a result, the City Council adopted the General Plan Update and 
certified the EIR, with a finding of a Class I, significant and unavoidable impact on air quality and a statement of overriding
considerations.  

Although the proposed project is consistent with the City’s General Plan designation and projected intensity and 
contemplated in the General Plan Update EIR, mitigation measures are appropriate to reduce the short-term construction 
emissions to less than significant levels. In addition, long-term operational emissions will be mitigated to the greatest extent
feasible through incorporation of site design features referenced above and offsite improvements (refer to Section VI 
Transportation), consistency with General Plan policies and actions, and implementation of the Air Quality Mitigation 
Measures included in Exhibit B. 

b) Expose sensitive receptors to pollutants? (Sources: 1, 3, & 7) 

Discussion: The project site is located adjacent to residential development and Highway 46. Airborne dust during 
construction could negatively impact passing motorists or adjacent residences; therefore, dust control measures are 
necessary to ensure construction-related impacts are reduced to a less than significant level. See Exhibit B. 

c) Alter air movement, moisture, or temperature?  
(Sources: 1, 3, & 7) 

Discussion: The project is not anticipated to significantly alter air movement, moisture, or temperature. 

d) Create objectionable odors?  

Discussion: The proposed project includes home improvement, garden, retail and food service uses and the majority of the 
uses are not anticipated to create objectionable odors. Uses such as fast food or coffee roasting facilities may have the 
potential to create objectionable odors and would be required to comply with existing SLO Air Pollution Control District 
regulations and obtain an Authority to Construct/Permit to Operate. Compliance with the SLO APCD rules on a case-by-
case basis will prevent impacts of objectionable odors and potential impacts would be less than significant. 

VI. TRANSPORTATION/CIRCULATION. Would the 
proposal result in: 
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a) Increased vehicle trips or traffic congestion?  
(Sources: 1, 3, & 7) 

Discussion: The currently undeveloped site is located on Golden Hill Road and Highway 46, which is a signal-controlled 
intersection. Residential, light industrial and commercial uses utilize the area road network. Golden Hill Road, Union Road, 
Airport Road, Buena Vista Drive, River Road, and Dallons Road provide local access. 

A Transportation Impact Analysis (Fehr & Peers; June 14, 2007) was prepared for the proposed project to identify and 
provide road improvement recommendations for mitigation of significant impacts. The roadway system was evaluated under 
several scenarios, including Existing, Existing Plus Project, Near-Term (existing+ project+ approved projects+ growth 
estimates), and Year 2030 Conditions (including all previous + General Plan buildout). Several local intersections currently 
operate at level of service (LOS) F during peak travel times. The US 101/SR 46 E ramp intersections are operating at LOS E 
or F during the Friday PM peak hour. The SR 46E/Golden Hill Road intersection is operating at LOS F during all peak 
hours. The side-street approaches for surrounding unsignalized intersections with SR 46 are operating at LOS F for at least 
one peak hour. The Golden Hill Road/Union Road intersection is operating at LOS F during the PM peak hour. The 
evaluation concluded that the project would result in approximately 12,400 net new daily trips, with 720 AM and 1,020 PM 
peak hour trips. Significant impacts are anticipated at several study intersections under near and long-term conditions.

Traffic from the proposed project is estimated to degrade the LOS rating or exacerbate unacceptable LOS E or F operations 
at most study intersections, excluding SR 46/Buena Vista Drive and the two Dallons Road intersections at Buena Vista Drive 
and Golden Hill Road. Roadway segments including SR 46E, and the segment on Golden Hill north of SR 46 are projected to 
operate at unacceptable levels. However, construction of planned improvements in concert with site development would 
reduce the impact to a less than significant level. 

Measures  to reduce potential traffic impacts that would reduce the impacts to a less than significant level include: 

Golden Hill Road/Union Road. To provide LOS A operations at the Golden Hill Road/Union Road intersection, the 
applicant shall provide design specifications for a roundabout at this intersection.

Golden Hill Road/Highway 46. Improvements to this intersection would improve the LOS from F to D, including 
widening to provide two left-turn lanes, one through lane, and one shared through/right-turn lane (northbound); 
two left turn lanes, one through lane, and one right-turn lane (southbound); and two left-turn lanes, two through 
lanes, and one right-turn lane (eastbound and westbound).  

Golden Hill Road. Improvements to Golden Hill Road north of SR 46 include provision of two travel lanes with in 
each direction,  a raised center median and dual left turn lane access to the project. 

Dallons Road. Improvements include a center two-way left turn lane at the two western driveways. An eastbound 
bicycle lane is proposed along the project’s frontage. 

SR 46. The applicant will provide a 30-foot easement to the City of Paso Robles along the southern property 
frontage on SR 46 to provide sufficient ROW to accommodated future improvements to SR 46. Dedication of this 
property frontage would constitute the projects “fair-share” contribution towards near-term and cumulative 
impacts on SR 46.  

Fair Share. Required payment of fair-share fees and required participation in intersection improvements at SR 46E 
– Airport Rd. to mitigate cumulative impacts at SR 46E/US 101. 

The applicant has incorporated additional recommendations from the traffic consultant including removing some parking 
spaces to eliminate conflicts with traffic on the main aisle and an all-way stop at the internal intersection located southeast of 
the Garden Center. Refer to Exhibit B for a list of mitigation measures. 
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b) Hazards to safety from design features (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm 
equipment)? (Sources: 1, 3, & 7) 

Discussion: Project access and associated road improvements were designed by Fehr & Peers (June 2007) in consultation 
with Caltrans, and the proposed project does not include off-site road improvements that may result in safety hazards or in 
incompatible uses. Although this is a proposal for a large commercial complex, the applicant has incorporated pedestrian 
walkways throughout the site and demarcated the walkways with colored pavers/stamped asphalt and landscape 
improvements to aid pedestrian safety. The demarcated pedestrian walkways provide visual cues for both pedestrians and 
drivers of right-of-way. In order to further improve pedestrian circulation and safety, colored pavers or stamped asphalt 
shall be placed from the south side of the Golden Hill entrance, along the edge of the parking field, to the pedestrian 
crosswalk/walkway at the center of the site.

c) Inadequate emergency access or inadequate access to nearby 
uses? (Sources:1, 3, & 7) 

Discussion: The project is adequately served by public streets for emergency services.

d) Insufficient parking capacity on-site or off-site?  
  (Sources: 1, 3, 7, & 8) 

Discussion: The proposed project includes adequate parking for the project. Per Zoning Code development standards 
(Section 21.22.040), 1,178 parking spaces are required and 1,313 spaces are provided. Thus, the project provides adequate 
onsite parking, and parking impacts will be less than significant.

e) Hazards or barriers for pedestrians or bicyclists?  
  (Source: 7 ) 

Discussion: An impact to pedestrians and bicyclists would be considered significant if implementation of the proposed 
project will conflict with existing or planned bicycle facilities or will generate pedestrian and bicycle demand without 
providing adequate and appropriate facilities for safe non-motorized mobility. On-site pedestrian circulation is generally 
adequate and direct. Pedestrian crosswalks are proposed on-site to provide a connection between the parking aisles and the 
retail buildings. The project will include sidewalks along its frontage on Dallons Road and Golden Hill Road. According to 
the City of Paso Robles’ Bikeway Master Plan (2002), bike lanes are designated on Golden Hill Road and a bike path is 
designated on Dallons Road. The project will be widening and constructing improvements, including bike lanes on the east 
and west side of Golden Hill Road between Dallons Rd and the project driveway, a Class III Bicycle Route on Golden Hill 
Road from the project driveway to Highway 46. In addition, the 10-foot wide sidewalk on the west side of Golden Hill Road 
between the project driveway and SR 46 will be maintained (refer to Exhibit B).Thus, the proposed project is estimated to 
have a less-than-significant impact to existing and planned pedestrian and bicycle facilities.

f) Conflicts with adopted policies supporting alternative 
transportation (e.g., bus turnouts, bicycle racks)?  

  (Sources: 1 & 8) 

Discussion:  The North County Shuttle provides bus service to Paso Robles, Templeton, and Atascadero. There is no direct 
transit service to the site, with the nearest stop located near Cuesta College at the northeast corner of Buena Vista 
Drive/Dallons Road. General Plan Circulation Policy CE-1D Action Item 3 requires new development to provide bus stops, 
shelters, and turn outs where appropriate. As the project is estimated to generate transit demand from City of Paso Robles, 
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direct transit service to the site is necessary. Fehr and Peers (June 2007) indicated that the applicant would coordinate with 
the SLO Regional Transit Authority and the City to ensure adequate transit service including scheduling and bus stop facility 
locations, which are provided to the site (refer to Exhibit B). Based on this discussion, the project would not conflict with or
otherwise affect adopted policies supporting alternative transportation. 

g) Rail, waterborne or air traffic impacts?  

Discussion: The project site is not near rail and, navigable waterways thus the proposed project will not result in rail or 
waterborne impacts. The northeast property corner at Golden Hill Road and Dallons Road is within the Airport Land Use 
Plan Safety Zone 6 (Outer Airport Influence Zone). This corner is proposed for landscaping and as a drive-thru corridor for 
a 3,500 square-foot restaurant. These uses would not exceed density standards or otherwise conflict with the Airport Land 
Use Plan or air traffic. 

VII. BIOLOGICAL RESOURCES. Would the proposal 
result in impacts to: 

a)Endangered, threatened or rare species or their habitats 
(including but not limited to: plants, fish, insects, animals, and 
birds)?  

Discussion: The project site is designated as grassland. The California Natural Diversity Database (CNDDB) identified 
several sensitive species with the potential to occur within the project area. Botanical species include Obispo Indian 
paintbrush (Castilleja densiflora obispoensis), Lemmons jewel flower (Caulanthus coulteri lemmonii), round-leaved filaree 
(Erodium macrophyllum), Kellog’s horkelia (Horkelia cuneata sericea), Jared’s pepper-grass (Lepidium jareddi jaredii), and 
shinning navarretia (Navarretia nigelliformis radians). Zoological species with the potential to occur include golden eagle 
(Aquila chrysaetos), vernal pool fairy shrimp (Branchinecta lynchi), San Joaquin pocket mouse (Perognathus inornatus 
inomatus), Atascadero june beetle (Polyphylia nubila), Badger (Taxidea taxus), Lompoc grasshopper (Trimerotropis 
occulens), and San Joaquin Valley kit fox (Volpes macrotis mutica). Two valley oaks (Quercus lobata) are located at the 
eastern property line and one valley oak is located in the Caltrans right-of-way on the southern property boundary. 

A Biological Assessment (Mike McGovern; April 10, 2007) was conducted on the project site including appropriately timed 
spring surveys for sensitive plants. The property consists primarily of previously disturbed, non-native grasses and shrubs. 
No sensitive plants were identified and no evidence of burrowing by any species other than California ground squirrel 
(Spermophilus beecheyi) was observed. No sensitive habitat areas (i.e. vernal pools, wetlands) were observed. The site may 
provide hunting opportunities for a pair of golden eagles known to exist on Huerhuero Creek between Golden Hill Road and 
the airport, as well as nocturnal carnivores. No suitable eagle nesting sites are located on the property.  

The site is located within the San Joaquin Kit Fox habitat area. As defined by the California Department of Fish and Game 
(CDFG), the project site is located in the 3:1 replacement mitigation zone. Since the site is less than 40 acres, per CDFG 
guidelines, a site specific SJKF habitat evaluation is not required, but mitigation for loss of habitat would still be required at 
the 3:1 ratio. The applicant will be required to provide a CDFG form and pay the calculated in-lieu mitigation fees to an 
appropriate agency, such as the Nature Conservancy (refer to Exhibit B). Payment of in-lieu mitigation fees for off-site 
habitat protection will reduce potential SJKF impacts to less than significant. 

b) Locally designated species (e.g., heritage trees)?  

Discussion: As noted above, there are two mature valley oak (Quercus lobata) trees that are proposed for removal on the 
project site. These trees are approximately 36 and 48 inches in diameter. A Certified Arborist Report was prepared for this 
project (A&T Arborists, January 16, 2007) and determined that the large trees located along Golden Hill Road are mature 
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trees in decline due to age, existing road construction and compaction within the critical root zone. As the life expectancy of
these trees is limited, removal is recommended with replacement mitigation to occur onsite with blue oak trees (Quercus 
douglasii), which are better suited to the project area. Replacement trees shall be equivalent to 25% of the trunk diameter of 
the removed trees, or 21 inches. The replacement trees incorporated into the landscape plan would be a combination of 
several fifteen gallon plantings. In addition, a large valley oak is located within the Caltrans right-of-way along the southern
property boundary. Landscape plans shall be revised to incorporate this tree into the project design with oak tree protection 
measures to be implemented during construction per section 10.01.070 of the City Oak Tree Preservation Ordinance, and as 
specified by the A&T Arborist Report dated July 6, 2007. The final landscape plans shall also identify the location of 
proposed replacement trees onsite. 

c) Locally designated natural communities (e.g., oak forest, 
coastal habitat, etc.)?  

Discussion: There are no locally designated natural communities located on this project site. Oak tree protection measures 
and replacement mitigation would reduce oak tree impacts to less than significant (refer to VIIb. above) 

d) Wetland habitat (e.g., marsh, riparian and vernal pool)?  

Discussion: There are no wetland habitats on the project site. 

e) Wildlife dispersal or migration corridors?  

Discussion: The project site may be utilized as a migration corridor for the San Joaquin Kit Fox. Off-site mitigation banks 
have been established by various agencies for preservation in an effort to allow for development while providing adequate 
contiguous habitat for the species. Habitat replacement requirements and protection measures to be implemented during 
construction would adequately mitigate these impacts to less than significant and no additional measures are necessary. See 
Exhibit B. 

VIII.ENERGY AND MINERAL RESOURCES. Would 
the proposal: 

a) Conflict with adopted energy conservation plans?  
(Sources: 1 & 7) 

Discussion: The structures will be designed and constructed according to applicable UBC codes and Title 24 energy 
conservation requirements, thus it will not conflict with adopted energy conservation plans. 

b) Use non-renewable resources in a wasteful and inefficient 
manner? (Sources: 1 & 7) 

Discussion: The project will not use non-renewable resource in a wasteful and inefficient manner. 

c) Result in the loss of availability of a known mineral resource 
that would be of future value to the region and the residents of 
the State? (Sources: 1 & 7) 

Agenda Item No. 2 - Page 36 of 197



10 Environmental Checklist Form 

ISSUES (and Supporting Information Sources):

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless
Mitigation 
Incorporated

Less Than 
Significant 
Impact No Impact 

Initial Study-Page 17

Discussion: The project is not located in an area of known mineral resources that would be of future value to the region and 
the residents of the State. 

IX. HAZARDS. Would the proposal involve: 

a) A risk of accidental explosion or release of hazardous 
substances (including, but not limited to: oil, pesticides, 
chemicals or radiation)?  

Discussion: The proposed project includes a home improvement and garden center, which may sell pesticide or other 
chemicals. Pesticide products must be registered under federal law with the U.S. Environmental Protection Agency and in 
California with Department of Pesticide Regulation, and businesses that sell, apply or recommend the use of pesticide must 
receive a license or certificate from DPR. Use of certain restricted pesticides may be limited to specific time and location 
requirements as directed by the county agricultural commissioner. Compliance with federal, state, and local regulations for 
the handling, storage, and distribution of pesticides will identify and remove risks to explosion or release. Additional 
measures are not necessary and potential impacts from the proposed project are less than significant.

b) Possible interference with an emergency response plan or 
emergency evacuation plan? (Sources: 1 & 7) 

Discussion: The project will not interfere with an emergency response plan or emergency evacuation plan since it is not a 
designated emergency response location to be used for staging or other uses in an emergency. 

c) The creation of any health hazard or potential hazards?  

Discussion: The project and future uses will not likely result in creating any health or other hazards. 

d) Increased fire hazard in areas with flammable brush, grass, or 
trees?  

Discussion: The project site is not located in an area with the potential for increased fire hazards. The site will be required to 
be in compliance with City and County brush and grass clearance requirements. 

X. NOISE. Would the proposal result in: 

a) Increases in existing noise levels? (Sources: 1, 7, & 8) 

Discussion: The project will not likely result in a significant increase in operational noise levels. It may result in short-term
construction noise. However, construction noise will be limited to specific daytime hours, and in compliance with applicable 
City regulations. 

b) Exposure of people to severe noise levels? (Source: 3) 

Discussion: The proposed project is not anticipated to expose people to severe noise levels. Potential noise impacts to 
residential uses adjacent to the site from air conditioning units on rooftops would be adequately mitigated by placing 
equipment within proposed rooftop parapets to provide both visual and acoustical screening. 
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XI.  PUBLIC SERVICES. Would the proposal have an effect 
upon, or result in a need for new or altered government services in 
any of the following areas: 

a) Fire protection? (Sources: 1, 3, 6, & 7) 

b) Police Protection? (Sources: 1, 3, & 7) 

c) Schools? (Sources: 1, 3, & 7) 

d) Maintenance of public facilities, including roads?  
  (Sources: 1, 3, & 7) 

e) Other governmental services? (Sources: 1,3, & 7) 

Discussion: a.-e. The project applicant will be required to pay development impact fees as established by the city per AB 
1600 to mitigate impacts to public services. 

XII. UTILITIES AND SERVICE SYSTEMS. Would the 
proposal result in a need for new systems or supplies, or 
substantial alterations to the following utilities: 

a) Power or natural gas? (Sources: 1, 3, & 7) 

b) Communication systems? (Sources: 1, 3, & 7) 

c) Local or regional water treatment or distribution facilities? 
(Sources: 1, 3, & 7) 

d) Sewer or septic tanks? (Sources: 1, 3, 7, & 8) 

e) Storm water drainage? (Sources: 1, 3, & 7) 

f) Solid waste disposal? (Sources: 1, 3, & 7) 

g) Local or regional water supplies? (Sources: 1, 3, & 7) 

Discussion: a.-g. The project will not result in the need for new systems or supplies, or result in substantial alterations to 
utilities and service systems. The proposed dual-retention basin would retain both project and imported off-site drainage 
onsite, only releasing in periods of peak flow (WRG Design, Inc. April 9, 2007). 

XIII. AESTHETICS. Would the proposal: 

a) Affect a scenic vista or scenic highway? (Sources: 1, 3, & 7) 

Discussion: The project is not located in a scenic vista or scenic highway area, however it is proposed to be located within 
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one of the City’s identified Gateway areas. The applicant addressed potential impacts on scenic resources to the extent 
feasible with landscape treatments, setbacks, tree plantings, and architectural design. The proposed project will not 
adversely affect a scenic resource or damage scenic resources in a designated state scenic highway. 

b) Have a demonstrable negative aesthetic effect?  
  (Sources: 1, 3, & 7) 

Discussion: The project site is visible from Highway 46, Golden Hill and Dallons Roads, and surrounding development. The 
approximately 25 acre site is proposed to include light industrial commercial retail, retail, and restaurant uses in buildings 
primarily adjacent to Dallons Drive and Highway 46. Parking is concentrated in the center of the site with primary access 
from Gold Hill Road and three access points from Dallons Drive. Service entrances facing Dallons Road are varied, and 
shielded by landscaping and trellis improvement. The northeast and southeast corners of the site adjacent to Highway 46 
include enhanced landscaping, pathways and plaza areas. 

The proposed project includes project-specific architectural and site design guidelines. Architectural design of the project 
has incorporated colors, materials, and design elements representative of agrarian buildings and operations in the Paso 
Robles area. Special attention to four-sided architecture incorporated horizontal and vertical articulation on all building 
pads including parapets, trellis elements, and awnings.

The landscape plan proposes a variety of trees, shrubs and ground cover suited to the arid landscape and at maturity, will 
provide adequate partial screening of the parking field. It should be noted that the proposed 30-foot dedicated ROW for 
future SR 46 road improvements (refer to VI, Transportation/Circulation) is required by Caltrans to remain in its natural 
state, with no landscaping or other improvements. This demarcation would provide a definite edge of the developed area, 
separate from SR 46 (See Exhibit A, Site Plans and Elevations).  

The proposed project and signage incorporates Paso Robles “gateway” vision by design in the architectural details and 
colors drawn from area agriculture and agrarian uses to create a unique development project as travelers enter or exit the 
city. The applicant’s proposed signage consists of a 35-foot tower to be placed near the center of the project’s southern 
property boundary adjacent to Highway 46, as well as monument signage at the Golden Hill Road main project entrance and 
the eastern Dallons Road entrance. The sign tower is proposed with a stone veneer base, timber trellis, wood trim and siding, 
and a corrugated galvanized metal roof with metal vent accent and metal weather vane. Nearby recently approved projects 
(i.e. Ford Dealership) were required to limit the height of signage towers to 30 feet. Although the sign panels would extend to
only 30 feet, the additional design element with metal roof accent and weather vane extend to a height of 35 feet. Property 
tower signage shall not extend above 30 feet. In addition, details for monument signage at Golden Hill Road and Dallons 
Road shall be provided for review and approved to ensure consistency with site design.   

The proposed retaining wall on the western property line is a stepped design with landscaping elements including trees, 
shrubs and ground cover. The wall is proposed to consist of split face and precision block with terraced landscaping 
covering the majority of the wall. A chain-link fence is proposed at the property line, adjacent to existing residences. The 
chain link fence would detract from visual character of the terraced landscaped wall, which would provide an adequate 
buffer between the adjacent residential properties and the project development. Chain link fencing and precision block 
materials are not permitted and would be replaced with acceptable materials in the final design.

The proposed project will change the visual character in the project vicinity as the project site is currently undeveloped. 
Incorporation of mitigation measures included in Exhibit B will reduce a potential negative aesthetic impact to less than 
significant. 

c) Create light or glare? (Sources: 1, 3, 7, & 8) 

Discussion: The applicant has provided a conceptual lighting and materials schematic that includes several designs for 
building site and landscape lighting. The conceptual plan did not identify parking lot lighting design or locations of proposed
lighting fixtures. In accordance with City policy, all new lighting to be shielded and directed downward in such a manner as 
to not create off-site glare or adversely impact adjacent properties. The style, location and height of the lighting fixtures shall 
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be submitted with the building plans and shall be subject to approval by the Development Review Committee prior to 
issuance of building or grading permits, as appropriate  (refer to Exhibit B). 

XIV. CULTURAL RESOURCES. Would the proposal: 

a) Disturb paleontological resources? (Sources: 1, 3, & 7) 

b) Disturb archaeological resources? (Sources: 1, 3, & 7) 

c) Affect historical resources? (Sources: 1, 3, & 7) 

d) Have the potential to cause a physical change which would 
affect unique ethnic cultural values? (Sources: 1, 3, & 7) 

e) Restrict existing religious or sacred uses within the potential 
impact area? (Sources: 1, 3, & 7) 

Discussion: a. through e. No known paleontological resources are located in the vicinity. There are no known religious or 
sacred uses on or near the project site. The project is not proposed in a location where it could affect unique ethnic cultural
values. The project site is located in the vicinity of known prehistoric and historic resources. A Phase I archaeological 
reconnaissance and a historical records search of the project site (Cultural Resources Management Services, March 15, 
2007) did not identify the presence of prehistoric or intact historic resources and it is anticipated that the proposed project
would not significantly impact cultural resources. No further archaeological investigations are recommended. If buried 
remains or otherwise hidden resources are discovered during grading and excavation activities, standard mitigation 
measures would apply (Refer to Exhibit B). Therefore, impacts to cultural resources would be less than significant.

XV.RECREATION. Would the proposal: 

a) Increase the demand for neighborhood or regional parks or 
other recreational facilities? (Sources: 1, 3, & 7) 

Discussion: The project is non-residential and will not affect the demand for parks and recreational facilities. 

b) Affect existing recreational opportunities? (Sources 1, 3, & 7) 

Discussion: The project will not affect existing recreational opportunities. 

XVI.MANDATORY FINDINGS OF SIGNIFICANCE.
a) Does the project have the potential to degrade the quality of 

the environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, reduce the number or restrict the range of 
a rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? (Sources: 1 & 3) 

Discussion: The proposed project does not have any significant existing natural resources located on it except for two over-
mature valley oak trees that will be removed and mitigated for with replacement trees per City code. No significant biological 
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resources were identified on the site. In-lieu mitigation fees will be paid by the developer to offset potential impacts to SJKF
habitat.  

b) Does the project have the potential to achieve short-term, to 
the disadvantage of long-term environmental goals?  
(Sources: 1 & 3) 

Discussion: The project will not likely have a potential to achieve short-term, to the disadvantage of long-term environmental 
goals. The project is an allowable use in the land use category and zoning for the site and is consistent with the City’s 
General Plan. Loss of SJKF migration corridor habitat would be mitigated by purchase of suitable off-site protected habitat. 
The project is consistent with the City’s Gateway design standards to achieve aesthetically pleasing entrance corridors into 
the City. 

c) Does the project have impacts that are individually limited, 
but cumulatively considerable? (“Cumulatively considerable” 
means that the incremental effects of a project are 
considerable when viewed in connection with the effects of 
past projects, the effects of other current projects, and the 
effects of probable future projects.) (Sources: 1 & 3) 

Discussion: The project will not result in significant cumulative impacts. Air quality and traffic impacts have been addressed 
in context of surrounding and proposed future development potential and would be adequately mitigated by proposed 
measures.

d) Does the project have environmental effects that will cause 
substantial adverse effects on human beings, either directly or 
indirectly? (Sources: 1 & 3) 

Discussion: The project will not result in substantial adverse environmental impacts on human beings, either directly or 
indirectly. Proposed mitigation measures for air quality, biology, noise, traffic, aesthetics, and cultural resources have been
incorporated into the project to adequately mitigate for any potential impacts.
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11. EARLIER ANALYSIS AND BACKGROUND MATERIALS 

Earlier analyses may be used where, pursuant to tiering, program EIR, or other CEQA process, one or more effects 
have been adequately analyzed in an earlier EIR or negative declaration. Section 15063 (c)(3)(D). The earlier 
documents that have been used in this Initial Study are listed below.  

Reference
Number

Document Title Available for Review At 

1 City of Paso Robles General Plan  City of Paso Robles Community Development Department 
1000 Spring Street, Paso Robles, CA 93446 

2
Seismic Safety Element for City of Paso Robles City of Paso Robles Community Development Department  

1000 Spring Street, Paso Robles, CA 93446 

3
Final Environmental Impact Report  
City of Paso Robles General Plan 

City of Paso Robles Community Development Department  
1000 Spring Street, Paso Robles, CA 93446 

4 Soil Survey of San Luis Obispo County, California 
 Paso Robles Area 

USDA-NRCS, 65 Main Street-Suite 108 
Templeton, CA 93465 

5 Uniform Building Code City of Paso Robles Community Development Department  
1000 Spring Street, Paso Robles, CA 93446 

6 City of Paso Robles Standard Conditions of Approval 
For New Development 

City of Paso Robles Community Development Department  
1000 Spring Street, Paso Robles, CA 93446 

7 City of Paso Robles Zoning Code City of Paso Robles Community Development Department  
1000 Spring Street, Paso Robles, CA 93446 

8 City of Paso Robles, Water Master Plan City of Paso Robles Community Development Department  
1000 Spring Street, Paso Robles, CA 93446 

9 City of Paso Robles, Sewer Master Plan City of Paso Robles Community Development Department  
1000 Spring Street, Paso Robles, CA 93446 

10 Federal Emergency Management Agency 
Flood Insurance Rate Map 

City of Paso Robles Community Development Department  
1000 Spring Street, Paso Robles, CA 93446 

11
Archaeological Inventory Survey of a +25 Acre 

Parcel at the Southwest Corner of Dallons Road and 
Golden Hill Road, Paso Robles, California 

CONFIDENTIAL

Cultural Resource Management Services 

     

12. Attachments: 

Exhibit A – Vicinity Map 
Exhibit B - Site Plan, Landscape Plan and Elevations 
Exhibit C – Mitigation Summary Table 
Exhibit D - Tree Protection Standard Mitigation Measures for Golden Hill’s Plaza SR 46@ Golden Hill Road
Exhibit E - Biological Assessment of Paso Robles Shopping Center 
Exhibit F - Preliminary Drainage Report Paso Robles Shopping Center  
Exhibit G - Geotechnical Engineering Study 
Exhibit H - Final Transportation Impact Analysis Golden Hill Retail Center
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Exhibit C      Mitigation Summary Table  

Air Quality Mitigation Measures
 The project shall be in compliance the following recommendations of the San Luis Obispo County Air Pollution 

Control District so as to minimize creation of fugitive dust and other emissions resulting from this project. 

  AQ-1 During construction, the applicant shall implement the following Best Available Control Technology for diesel-
fueled construction equipment, where feasible: 

a. All construction equipment shall be properly maintained and tuned according to manufacturer’s specifications. 
b. All off-road and portable diesel powered equipment, including but not limited to bulldozers, graders, cranes, 
loaders, scrapers, backhoes, generators, compressors, auxiliary power units, shall be fueled exclusively with 
CARB motor vehicle diesel fuel. 

AQ-2 Prior to construction, a Dust Control Plan shall be prepared and approved by the APCD prior to commencement 
of construction activities. The Dust Control Plan shall include the following: 

a. Important elements of this plan would be detailed dust mitigation measures and provisions for monitoring for 
dust and construction debris during construction.  
b. The contractor or builder should designate a person or persons to monitor the dust control program and to order 
increased watering or other measures as necessary to prevent transport of dust off-site. Their duties should include 
holiday and weekend periods when work may not be in progress. 
c. The name and telephone number of such persons shall be provided to the APCD and adjacent residents prior to 
construction commencement.  
d. Compliant handling procedures shall be identified. 
e. A daily dust observation log shall be filled out as necessary. 

 AQ-3  During construction, the following measures shall be implemented to reduce PM10 emissions during earth 
moving activities: 

a. Reduce the amount of the disturbed area where possible. 
b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from leaving the site. 
Increased watering frequency would be required whenever wind speeds exceed 15 mph. Reclaimed (nonpotable) 
water should be used whenever possible. 
c. All dirt stock-pile areas should be sprayed daily as needed. 
d. Exposed ground areas that are planned to be reworked at dates greater than one month after initial grading 
should be sown with a fast-germinating native grass seed and watered until vegetation is established. 
e. All disturbed soil areas not subject to revegetation should be stabilized using approved chemical soil binders, 
jute netting, or other methods approved in advance by the APCD. 
f. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as possible. In addition, 
building pads should be laid as soon as possible after grading unless seeding or soil binders are used. 
g. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface at the construction 
site.
h. All trucks hauling dirt, sand, or other loose materials are to be covered or should maintain at least two feet of 
free board (minimum vertical distance between top of load and top of trailer) in accordance with CVC Section 
23114. This measure has the potential to reduce PM10 emissions by 7-14%. 
i. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off trucks and 
equipment leaving the site. This measure has the potential to reduce PM10 emissions by 40-70%. 
j. Sweep streets at the end of each day if visible soil material is carried onto adjacent paved roads. Water sweepers 
with reclaimed water should be used when feasible. This measure has the potential to reduce PM10 emissions by 
25- 60%. 
k. Permanent dust control measures shall be implemented as soon as possible following completion of any soil 
disturbing activities. 

AQ-4  Portable equipment, 50 horsepower or greater, used during construction activities will require California 
statewide portable equipment registration (CARB) or an APCD permit.  The following list is provided as a guide 
to equipment and operations that may have permitting requirements, but should not be viewed as exclusive.   

Power screens, conveyors, diesel engines, and/or crushers; 
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Portable generators and equipment with engines that are 50 hp or greater; 
IC engines; 
Unconfined abrasive blasting operations; 
Concrete batch plants; 
Rock and pavement crushing; 
Tub grinders; and 
Trommel screens. 

AQ-5  Prior to construction, the following measures are required in order to remain in compliance with the APCD:  
a. The applicant must obtain a compliance review with the APCD prior to the initiation of any construction 
activities.
b. A list of all heavy-duty construction equipment operating at the site must be provided to the APCD. The list 
shall include the make, model, engine size, and year of each piece of equipment. This compliance review will 
identify all equipment and operations requiring permits and will assist in the identification of suitable equipment 
for the catalyzed diesel particulate filter. 
c.  Maintain all construction equipment in proper tune according to manufacturer’s specifications. 
d.  Fuel all off-road and portable diesel powered equipment with ARB certified motor vehicle diesel fuel (non-
taxed version suitable for use off-road). 
e.  Maximize, to the extent feasible, the use of diesel construction equipment meeting ARB’s 1996 and newer 
certification standard for off-road heavy duty diesel engines. 
f.  All on and off-road diesel equipment shall not be allowed to idle for more than 5 minutes.  Signs shall be posted 
in the designated queuing areas to remind drivers and operators of the 5 minute idling limit. 
g. The applicant must apply for an Authority to Construct from the APCD where necessary. 

AQ-6  Develop a comprehensive Construction Activity Management Plan designed to minimize the amount of large 
construction equipment operating during any given time period.  The plan shall be submitted to the District for 
review and approval prior to the start of construction.  The plans should include but not be limited to the following 
elements; 

Schedule construction trucks trips during non-peak hours to reduce peak hour emissions; 
Limit the length of the construction work-day period, if necessary; and 
Phase construction activities, if appropriate. 

AQ-7  During construction, monthly compliance checks throughout the construction phase are required to verify that 
all equipment and operations continue to comply with the APCD requirements. 

AQ-8  During and post construction, the following mitigation measures shall be implemented to reduce area source 
emissions, where applicable. 
a. Increase walls and attic insulation by 10% above what is required by Title 24. 
b. Shade tree planting along southern exposures of buildings to reduce summer cooling needs. 
c. Shade tree planting in parking lots to reduce evaporative emissions from parked vehicles. 
d. Use built-in energy efficient appliances, were applicable. 
e. Orient buildings toward streets with convenient pedestrian and transit access. 
f. Use double-paned windows. 
g. Use low-energy parking lot and streetlights. (e.g. sodium) 
h. Use energy efficient interior lighting. 
i. Incorporate energy efficient skylights into roof plan (i.e. should meet the EPA/DOE Energy Star® rating). 
j. Install High efficiency or gas space heating. 
k. Install door sweeps and weather stripping if more efficient doors and windows are not available. 

AQ-9  During and post construction, the following mitigation measures shall be implemented to reduce vehicle 
emissions, where applicable. Implementation of one or more of the following options, negotiated with the APCD 
and subject to final approval by the City of El Paso de Robles: 
a. A Flash Pass program for employees using public transit,  
b. Install or contribute to funding alternative fueling infrastructure (i.e. fueling stations for CNG, LPG, biodiesel, 

conductive and inductive electric vehicle charging, etc.) 
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c. Fund a program to buy and scrap older, higher emission passenger and heavyduty vehicles. 
d. Replace/repower heavy-duty diesel school vehicles (i.e. bus, passenger, or maintenance vehicles). 
e. Purchase particulate filters or oxidation catalysts for local school buses, transit fleets. 
f. Provide assistance in the implementation of projects that are identified in City or County Bicycle Master 

Plans.
g. Use alternatively-fueled delivery vehicles. 
h. Location of an Electronic Vehicle charging station in the parking lot. 
i. Transit stop enhancements (shelters, phones, etc.) within the project impact area. 
j. Subject to the approval of a trip reduction plan submitted to APCD, implement a comprehensive 

Transportation Demand Management program for employees. 
k. Provide shower stalls and locker facilities to encourage employees to bike and/or walk to work, as follows: 

50-199 Employees:  1 locker per 20 employees and 2 shower stalls 
200+ Employees:  1 locker per 20 employees and 4 shower stalls. 

l. Establish an Employee Trip Reduction Program (ETRP) to reduce employee commute trips (i.e. carpooling 
incentives, van pools, and transit subsidies), coordinated with adjacent commercial development that attempts 
to achieve an Average Vehicle Ridership (AVR) for project employees of 1.60 or larger. Contact the 
Transportation Choices Coalition partners for free consulting services on how to start and maintain a Trip 
Reduction Program. Contact SLO Regional Rideshare at 541-2277.  

m. Employ and implement a transportation/rideshare coordinator. 
n. Provide on-site bicycle parking distributed near business entrances in easy to locate, visible locations, at a 

ratio of 20 car parking spaces. 
o. Provide on-site eating, refrigeration and food vending facilities to reduce employee lunchtime. 
p. Provide preferential carpool and vanpool parking spaces. 
q. Provide on-site banking (ATM) and postal services. 
r. Provide on-site childcare facilities for employees. 
s. Implement on-site circulation design element in parking lots to reduce vehicle queuing and improve the 

pedestrian environment with designated walkways. 
t. Provide pedestrian signalization and signage to improve pedestrian safety. 
u. If development is a large grocery store or large retail facility, provide home delivery service for customers. 

AQ-10  Air Quality Impacts - Off-Site Measures 

The applicant shall negotiate with the Air Pollution Control District regarding off-site mitigation requirements, 
since this project exceeds the Tier 3, Threshold of Significance for multi-pollutants tons/year, to mitigate air 
quality impacts that may result from this project, subject to the satisfaction of the Community Development 
Director.  Measures to offsets to reduce air pollution impacts may include, but not be limited to the following.   

Design and construct bike lanes on both sides of Dallons Road in accordance with plans approved by the 
City Engineer.  Installation (striping and signs) of a bike lane shall extend from Golden Hill Road to 
Buena Vista Road. 

Prior to occupancy of the project, the intersection of Dallons Drive and Golden Hill Road shall be 
improved with the installation of a modern roundabout in lieu of stop signs in accordance with plans 
approved by the City Engineer.   

Prior to occupancy of the project, the applicant shall pay its fair share of a traffic study of circulation 
routes in the Highway 46E corridor which will include discussion of alternative transportation modes to 
help mitigate impacts. 

Prior to occupancy of the project, the applicant shall provide a traffic study, geometric design and 
construction documents for the construction of a roundabout at the intersection of Golden Hill Road and 
Union Road. 

Prior to occupancy of the project, the applicant shall construct a 10 foot wide sidewalk/bike path on 
Golden Hill Road, extending from the intersection of Highway 46 to Dallons Drive.  
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A bus turnout/facility along the property frontage, acceptable to the City shall be identified and 
incorporated into project plans. 

Biological Resources Mitigation Measures
BR-1: San Joaquin Kit Fox/Habitat Preservation: 

Prior to the issuance of permits for grading/construction or prior to final inspection of any grading/construction 
permits, the applicant shall provide for habitat preservation, in a form acceptable to the CA Fish & Game 
Department, in an amount equal to three acres of habitat, or fraction thereof, for each acre of development, or 
fraction thereof. The applicant shall have the ability to enter into an agreement with CA Fish & Game Department 
for payment of an in-lieu fee of $2500 per acre to an approved agency for a total replacement habitat of 75-acres 
based on the score from the Kit Fox Evaluation Form and Procedure and the CA Fish & Game replacement of 3-
acres for each acre lost. 

BR-2: San Joaquin Kit Fox Protective Measures Before and During Construction:
a. Within 30 days prior to initiation of construction, the applicant shall hire a qualified biologist acceptable to 

the U.S. Fish and Wildlife Service, CA Fish & Game Department, and the Community Development Director 
or his designee, to conduct a pre-construction survey for active kit fox dens. 

b. Before any grading or construction activities commence, all personnel associated with the project shall attend 
a worker education program regarding the sensitive biological resources potentially occurring in the project 
area (i.e., San Joaquin kit fox). This program is to include information on the kit fox, its life histories and 
careful review of the mitigation measures to be implemented in order to avoid or reduce impacts. A fact sheet 
conveying this information shall also be prepared for distribution to all contractors, their employers, and other 
personnel involved with construction of the project. The Community Development Department shall be 
notified of the time that the applicant intends to hold this meeting. 

c. To prevent entrapment of the kit fox during the construction phase of the project, all excavation, steep-walled 
holes or trenches in excess of two feet in depth shall be covered at the close of each working day by plywood 
or similar materials, or provided with one or more escape ramps constructed of earth fill or wooden planks. 
Trenches shall also be inspected for entrapped kit fox each morning prior to onset of field activities and 
immediately prior to covering with plywood at the end of each working day. Before such holes or trenches are 
filled, they shall be thoroughly inspected for entrapped kit fox. Any kit fox so discovered shall be allowed to 
escape before field activities resume, or removed from the trench or hole by a qualified biologist and allowed 
to escape unimpeded. 

d. During the construction phase, any pipes, culverts, or similar structures with a diameter of four inches or 
greater that are stored at the project site for one or more overnight periods shall be thoroughly inspected for 
trapped San Joaquin kit foxes before the subject pipe is subsequently buried, capped, or otherwise used or 
moved in any way. If during the construction phase a kit fox is discovered inside a pipe, that section of pipe 
will not be moved, or if necessary will be moved only once to remove it from the path of activity, until the kit 
fox has escaped. 

e. All food-related trash items such as wrappers, cans, bottles, and food scraps generated during the construction 
phase shall be disposed of in closed containers only and regularly removed from the site. Food items may 
attract kit foxes onto the project site, consequently exposing such animals to increased risk of injury or 
mortality. No deliberate feeding of wildlife shall be allowed. 

f. Use of pesticides shall be in compliance with all local, state and federal regulations. (This is necessary to 
prevent primary or secondary poisoning of endangered species utilizing adjacent habitats, and the depletion of 
prey upon which kit foxes depend.) 

g. Any contractor or employee that inadvertently kills or injures a kit fox or who finds any such animal either 
dead, injured, or entrapped shall be required to report the incident immediately to a supervisor overseeing the 
project. In the event that such observations are made of injured or dead kit fox, the applicant shall 
immediately notify the U.S. Fish and Wildlife Service and the CA Fish & Game Department by telephone. 
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Formal notification shall also be provided in writing within three working days of the finding of any such 
animal(s). Notification shall include the date, time, location and circumstances of the incident. Any threatened 
or endangered species found dead or injured shall be turned over immediately to the CA Fish & Game 
Department for care, analysis, or disposition. 

h. So as not to attract red fox, coyotes, or domestic dogs to the area, all waste products shall be disposed of in a 
manner that would not attract these animals.  

i. If any potential or known San Joaquin kit fox dens are subsequently observed during the required pre-
construction survey, the following mitigation measures shall apply:  

(i) Fenced exclusion zones shall be established by a qualified biologist around all kit fox dens that can be 
avoided but may be inadvertently impacted by project activities; exclusion zone fencing shall consist of 
either large flagged stakes connected by rope or cord, or survey laths or wooden stakes prominently 
flagged with survey ribbon. Each exclusion zone shall be roughly circular in configuration with a radius 
of the following distance measured outward from the den or burrow entrances: 
• Potential kit fox den: 50 feet 
• Known kit fox den: 100 feet 
• Kit fox pupping den: 150 feet 

(ii) Only essential vehicle operation on existing roads (if the exclusion zone intersects a road) and simple foot 
traffic shall be permitted within these exclusion zones. Otherwise, all project activities such as vehicle 
operation, materials storage, etc., shall be prohibited. Exclusion zones shall be maintained until all 
project-related disturbances have been terminated, and then shall be removed. If specified exclusion zones 
cannot be observed for any reason, the U.S. Fish and Wildlife Service and CA Fish & Game Department 
shall be contacted for guidance prior to ground disturbing activities on or near the subject den or burrow. 

(iii)  If any known or potential San Joaquin kit fox dens are discovered within the designated project area 
which shall be unavoidably destroyed by the proposed project, excavation of kit fox dens shall not 
proceed without authorization from the U.S. Fish and Wildlife Service and CA Fish & Game Department. 
A copy of any such authorization received shall be provided to the City for its records.  

BR-3: Prior to issuance of building permits, the landscape plan shall be revised to provide numbers of oak trees to be 
planted onsite. The cumulative replacement diameters of replacement trees shall equal no less than 25% of the 
diameter of the removed trees. Landscape plans shall incorporate the oak tree in Caltrans right-of-way into 
landscape plans include protection measures to be implemented during construction per section 10.01.070 of 
the City Oak Tree Ordinance, and as specified for the project by A&T Arborists (July 6, 2007). Final landscape 
plans shall identify number and size of proposed oak trees and ensure adequate species replacement onsite. The 
landscape plan shall be approved prior to issuance of building permits. 

Noise Mitigation Measures
N-1:  Prior to issuance of building permits, all roof-mounted equipment located on buildings adjacent to residential 

properties on the western property line shall be adequately baffled and shielded so as to not impact adjacent 
residences.

Transportation/Circulation
TR-1: Prior to final inspection, as directed by the City of Paso Robles, bike lanes shall be provided along the east side 

and west side of Golden Hill Road between Dallons Road and the project driveway. In addition, the 10-foot 
wide sidewalk on the west side of Golden Hill Road between the project driveway and SR 46 is to be 
maintained, and the bike lane shall properly transition to a signed (Class III) bike route. 

TR-2: Prior to construction of off-site road improvements, the applicant shall coordinate with the SLO Regional 
Transit Authority and the City of Paso Robles to modify the North County Shuttle route to service the project 
site. A bus turnout/facility along the property frontage, acceptable to the City and SLO RTA shall be identified 
and incorporated into project plans. 
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TR-3: Prior to occupancy, the applicant shall provide the City with construction documents and design specifications 
for a one-lane roundabout with flared northbound and southbound right-turn lanes at the Golden Hill 
Road/Union Road intersection. The design and right-of-way shall accommodate the future expansion to two 
lanes.

TR-4: Prior to occupancy, the applicant shall pay its fair share contribution as determined by the City traffic engineer 
to the following intersections: SR 46/US 101 SB Ramps-addition of a second westbound left-turn lane and 
third eastbound through lane, SR46/US 101 NB Ramps-two additional westbound through lanes. 

TR-5: Prior to occupancy, the SR 46/Golden Hill intersection shall be widened to provide the following configuration: 
o Two left-turn lanes, one through lane, and one shared through/right-turn lane (northbound) 
o Two left-turn lanes, one through lane, and one right-turn lane (southbound) 
o Two left-turn lanes, two through lanes, and one right-turn lane (eastbound and westbound) 
o Modification to the existing traffic signal timings and phasing as necessary. 

TR-6: Prior to issuance of building permits, the applicant shall enter into an agreement to participate in the cost of, 
and not protest the formation of an assessment district of interchange and related improvements at Airport 
Road and SR 46 East. 

TR-7: Prior to issuance of building permits, the applicant shall submit a 30’ offer of dedication to the City along the 
SR 46 East property frontage. 

TR-8: Prior to occupancy, the applicant shall improve Dallons Road and Golden Hill Road in accordance with plans 
approved by the City Engineer. 

TR-9: Prior to issuance of building permits, in order to further improve pedestrian circulation and safety, colored 
pavers or stamped asphalt shall be placed onsite from the south side of the Golden Hill entrance, along the edge 
of the parking field, to the pedestrian crosswalk/walkway at the center of the site.  

TR-10 Prior to occupancy, a minimum of ten (10) bicycle racks (each with a minimum capacity of 4 bicycles) 
shall be installed onsite. Racks shall have a minimum of 5’ clearance from curbs, fire hydrants, street furniture, 
and building entrances and distributed throughout the site within easy access to all buildings and/or building 
pads.

Aesthetics Mitigation Measures
A-1: Prior to issuance of building permits, the proposed sign tower fronting SR 46 shall be reduced in height to 30 

feet. Design elements shall remain as proposed, with proposed signage to reduce in size if necessary to 
accommodate all tenants into the restricted tower height. Monument signage for the Golden Hill Road and 
Dallons Road entrances shall be submitted for review and approval. 

A-2: Prior to issuance of building permits, chain link fencing and precision block materials shall be removed from 
project plans.

A-3: Prior to issuance of building permits, a lighting plan shall be prepared for review and approval by the City. 
Shielded, down-cast lighting fixtures shall be used for ambient and landscape lighting. Parking lights shall be 
limited in height and designed so as to not create glare or spill offsite. The plan shall identify locations, type, 
height, and operation hours for all lights.

A-4: Prior to occupancy, all roof-mounted equipment shall be covered inside roof parapets or otherwise screened 
from view. 

A-5: Prior to issuance of building permits, the applicant shall submit plans to underground all utilities proposed for 
the project. 

Cultural Resources Mitigation Measures
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CR-1: In the event archaeological resources are unearthed or discovered during any construction activities, the 
following standards apply: 
a. Construction activities shall cease, and the Community Development Director shall be notified so that the 

extent and location of discovered materials may be recorded by a qualified archaeologist, and disposition of 
artifacts may be accomplished in accordance with state and federal law. 

b.In the event archaeological resources are found to include human remains, or in any other case where human 
remains are discovered during construction, the County Coroner is to be notified in addition to the 
Community Development Director so that proper disposition may be accomplished. 
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RESOLUTION NO:

A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF PASO ROBLES 

ADOPTING  A MITIGATED NEGATIVE DECLARATION
FOR PLANNED DEVELOPMENT 06-025 AND CONDITIONAL USE PERMIT 06-013 

GOLDEN HILL ROAD/HIGHWAY 46/DALLONS ROAD 
APNs: 025-391-037, --038, -039, -063, AND -067 

APPLICANT – REGENCY CENTERS 

WHEREAS, an application for Planned Development 06-025 and Conditional use Permit 06-013 has been filed 
by Regency Centers; and 

WHEREAS, Planned Development 06-025 and Conditional use Permit 06-013 is a proposal to construct a 
regional commercial shopping center approximately 300,000 s.f. in area including retail and restaurant land 
uses; and 

WHEREAS, the project is consistent with the General Plan land use designation Commercial Services (CS) 
with an Airport Overlay over a portion of the property, and the Zoning District Commercial/Light Industrial, 
2006 Economic Strategy, and the Commercial/Industrial Design Guidelines; and 

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), and 
the City’s Procedures for Implementing CEQA, an Initial Study and a Draft Mitigated Negative Declaration was 
prepared and circulated for public review and comment; and 

WHEREAS, public comments were received from the San Luis Obispo County Air Pollution Control District, 
in regard to the Draft Mitigated Negative Declaration (MND) and Initial Study and all feasible and appropriate 
air quality mitigation measures have been incorporated into the Mitigation Measures for Construction and 
Operational Phases for this project to reduce potential air quality impacts that may result from this project; and 

WHEREAS, the City of Paso Robles adopted a Statement of Overriding Considerations for the 2003 General 
Plan Update Environmental Impact Report, including air quality impacts, and the proposed project is consistent 
with the applicable land use designation and zoning district, therefore no further air quality analysis and 
associated mitigation measures shall be required to address air quality impacts; and

WHEREAS, mitigation measures have been incorporated into the MND to address potential air quality, traffic, 
biological, aesthetic and cultural impacts that may result from this project to mitigate potential impacts to a less 
than significant level as provided in Exhibit A, Mitigation Measures Summary; and

WHEREAS, Public Notice of the proposed Draft MND was posted as required by Section 21092 of the Public 
Resources Code; and 

WHEREAS, a public hearing was conducted by the Planning Commission on August 14, 2007 to consider the 
Initial Study, the proposed MND prepared for the proposed project, and to accept public testimony on the Planned 
Development, Conditional Use Permit, and environmental determination; and 

WHEREAS, based on the information and analysis contained in the Initial Study prepared for this project and 
testimony received as a result of the public notice, the Planning Commission finds that there is no substantial 
evidence that there would be a significant impact on the environment as a result of the development and operation of 
the proposed project.
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NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of El Paso de Robles, based 
on its independent judgment, that it does hereby adopt a Mitigated Negative Declaration for Planned Development 
06-025 and Conditional Use Permit 06-013, in accordance with the Statutes and Guidelines of the California 
Environmental Quality Act (CEQA) and the City’s Procedures for Implementing CEQA. 

PASSED AND ADOPTED THIS 14th day of August, 2007, by the following roll call vote: 

AYES:   
NOES:   
ABSENT:
ABSTAIN:

        CHAIRMAN HOLSTINE 
ATTEST:

_____________________________________________________
RON WHISENAND, PLANNING COMMISSION SECRETARY 
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RESOLUTION NO.

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

APPROVING PLANNED DEVELOPMENT 06-025 AND CONDITIONAL USE PERMIT 06-013 
FOR PROPERTY LOCATED ON GOLDEN HILL ROAD BETWEEN DALLONS ROAD AND 

HIGHWAY 46 EAST; APNs : 025-391-037, -033, -039, -063 and -067 
APPLICANTS – REGENCY CENTERS 

WHEREAS, Planned Development 06-025 and Conditional Use Permit 06-013 has been filed by Regency 
Centers; and 

WHEREAS, these applications are proposed to develop a regional shopping center on vacant property 
(25.08-acres in area), with approximately 300,000 s.f. of commercial retail and restaurant buildings; and 

WHEREAS, as stated in the project staff report, the project is consistent with the General Plan land use 
designation of Commercial Services (CS) and Airport Overlay Zone 6 (on the northeast corner of the 
property), and Zoning District of Commercial Light Industrial (C3), and the Borkey Area Specific Plan, Sub 
area E and; and 

WHEREAS, as stated in the project staff report, the project complies with the intent of the 2006 Economic 
Strategy, Gateway Design Standards and Commercial/Industrial Design Standards; and 

WHEREAS, the Planning Commission held a duly noticed public hearing on August 28, 2007 on this project 
to accept public testimony on the Planned Development (PD 06-025) and Conditional Use Permit (CUP 06-
013) applications and associated environmental review; and 

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), 
and the City’s Procedures for Implementing CEQA, an Initial Study was prepared and circulated for public 
review and comment; and 

WHEREAS, based on the information and analysis contained in the Initial Study, a determination has been 
made that the proposed commercial project as designed and with appropriate mitigation measures added as 
conditions of approval will not result in significant environmental impacts and it is appropriate for the 
Planning Commission to adopt a Mitigated Negative Declaration, which is included in a separate resolution; 
and

WHEREAS, based upon the facts and analysis presented in the staff report and the attachments thereto, the 
public testimony received, and subject to the Conditions of Approval listed below, the Planning Commission 
makes the following findings: 

1. As conditioned, the design and intensity/density of the proposed Planned Development and 
Conditional Use Permit are consistent with the adopted codes, policies, standards and plans of 
the City, specifically the Zoning Ordinance and General Plan; and 

2. As conditioned, the proposed development plan will not be detrimental to the health, safety, 
morals, comfort, convenience and general welfare of the residents and or businesses in the 
surrounding area, or be injurious or detrimental to property and improvements in the 
neighborhood or to the general welfare of the City; and 
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3. The proposed development plan accommodates the aesthetic quality of the City as a whole, 
especially where development will be visible from the gateways to the City, scenic corridors; 
and the public right-of-way; and 

4. The proposed development plan is compatible with, and is not detrimental to, surrounding land 
uses and improvements, provides an appropriate visual appearance, and contributes to the 
mitigation of any environmental and social impacts; and 

5. The proposed development plan is compatible with existing scenic and environmental resources 
such as hillsides, oak trees, vistas, etc.; and 

6. The proposed development plan contributes to the orderly development of the City as a whole. 

7. The proposed development project is consistent with and supports implementation of the 2006 
Economic Strategy by providing regional and local retail opportunities within the City of Paso 
Robles.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de 
Robles does hereby approve Planned Development 06-025 and Conditional Use Permit 06-013, subject to the 
following conditions: 

STANDARD CONDITIONS: 

1. This project shall comply with the checked standard Conditions of Approval, attached hereto as Exhibit 
“A” and incorporated herein by reference. 

SITE SPECIFIC CONDITIONS:

NOTE:  In the event of conflict or duplication between standard and site-specific conditions, the site-specific 
condition shall supersede the standard condition. 

2. The project shall be constructed in substantial conformance with the Conditions of Approval established 
by this Resolution and it shall be constructed in substantial conformance with the following Exhibits: 

EXHIBIT  DESCRIPTION 

 A  Standard Conditions of Approval 
 B  Site Plan, Landscape Plan and Elevations  

3. This is an application for:

Major 1- Home Improvement and Garden Center 169,112 sq. ft.  
Major 2- Retail 27,000 sq. ft.  
Major 3- Retail 20,000 sq. ft. 
Major 4- Retail 20,000 sq. ft. 
Shop A- Retail 9,000 sq. ft. 
Shop B- Retail 10,090 sq. ft. 
Shop C- Retail 11,800 sq. ft.  
Pad 1- Drive Thru Restaurant 3,500 sq. ft. 
Pad 2- Drive Thru Restaurant 3,500 sq. ft. 
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Pad 3- Drive Thru Restaurant 3,500 sq. ft. 
Pad 4- Sit-down Restaurant 6,000 sq. ft. 
Pad 5- Retail 6,000 sq. ft. 

4. The project shall be designed and constructed to be in substantial conformance with the site plan, 
landscape plan, grading plan and elevations approved with this resolution. 

5. Approval of this project is valid for a period of two (2) years from date of approval.  Unless permits have 
been issued and site work has begun, the approval of PD 06-025 and CUP 06-013 shall expire on August 
28, 2009.  The Planning Commission may extend this expiration date for an additional three (3) years if a 
time extension application has been filed with the City along with the fees before the expiration date. 

6. Prior to issuance of certificates of use and occupancy, the property-owner or authorized agent is required 
to pay the City’s Development Impact Fees. 

7. No underground or aboveground storage of hazardous materials shall be allowed on-site without first 
obtaining City approval.  

8. No storage of trash cans or recycling bins shall be permitted within the public right-of-way. 

9. Temporary construction noise levels in excess of 60 decibels shall be restricted to the daylight hours of 
7am to 6pm.  Noise levels shall be measured or monitored from site boundaries or the nearest adjoining 
residential use to determine compliance. 

10. Use and operation of the project and its appurtenances shall be conducted in compliance with the City’s 
General Performance Standards for all uses (Section 21.21.040 of Chapter 21.21 Performance Standards 
of the City’s Zoning Ordinance). 

11. Prior to grading permit, the applicant shall provide plans for the treatment of storm water leaving the 
 site subject to approval by the City Engineer. 

12. Tree protection measures shall be incorporated into the project site design and construction in the critical 
root zone shall be employed for any construction including paving or hardscape work near the oak tree 
adjacent to Highway 46 as specified in the project Arborist Report. 

13. The project shall be in compliance the following recommendations of the San Luis Obispo County Air 
Pollution Control District so as to minimize creation of fugitive dust and other emissions resulting from 
this project (see conditions 15 through 25). 

14. During construction, the applicant shall implement the following Best Available Control Technology for 
diesel-fueled construction equipment, where feasible: 

a. All construction equipment shall be properly maintained and tuned according to manufacturer’s 
specifications. 
b. All off-road and portable diesel powered equipment, including but not limited to bulldozers, 
graders, cranes, loaders, scrapers, backhoes, generators, compressors, auxiliary power units, shall be 
fueled exclusively with CARB motor vehicle diesel fuel. 

15. Prior to construction, a Dust Control Plan shall be prepared and approved by the APCD prior to 
commencement of construction activities. The Dust Control Plan shall include the following: 

a. Important elements of this plan would be detailed dust mitigation measures and provisions for 
monitoring for dust and construction debris during construction.  
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b. The contractor or builder should designate a person or persons to monitor the dust control program 
and to order increased watering or other measures as necessary to prevent transport of dust off-site. 
Their duties should include holiday and weekend periods when work may not be in progress. 
c. The name and telephone number of such persons shall be provided to the APCD and adjacent 
residents prior to construction commencement.  
d. Compliant handling procedures shall be identified. 
e. A daily dust observation log shall be filled out as necessary. 

16. During construction, the following measures shall be implemented to reduce PM10 emissions during 
earth moving activities: 

a. Reduce the amount of the disturbed area where possible. 
b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from 
leaving the site. Increased watering frequency would be required whenever wind speeds exceed 15 
mph. Reclaimed (nonpotable) water should be used whenever possible. 
c. All dirt stock-pile areas should be sprayed daily as needed. 
d. Exposed ground areas that are planned to be reworked at dates greater than one month after initial 
grading should be sown with a fast-germinating native grass seed and watered until vegetation is 
established.
e. All disturbed soil areas not subject to revegetation should be stabilized using approved chemical 
soil binders, jute netting, or other methods approved in advance by the APCD. 
f. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as possible. In 
addition, building pads should be laid as soon as possible after grading unless seeding or soil binders 
are used. 
g. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface at the 
construction site. 
h. All trucks hauling dirt, sand, or other loose materials are to be covered or should maintain at least 
two feet of free board (minimum vertical distance between top of load and top of trailer) in 
accordance with CVC Section 23114. This measure has the potential to reduce PM10 emissions by 7-
14%. 
i. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off trucks 
and equipment leaving the site. This measure has the potential to reduce PM10 emissions by 40-70%. 
j. Sweep streets at the end of each day if visible soil material is carried onto adjacent paved roads. 
Water sweepers with reclaimed water should be used when feasible. This measure has the potential to 
reduce PM10 emissions by 25- 60%. 
k. Permanent dust control measures shall be implemented as soon as possible following completion 
of any soil disturbing activities. 

17. Portable equipment, 50 horsepower or greater, used during construction activities will require California 
statewide portable equipment registration (CARB) or an APCD permit.  The following list is provided as 
a guide to equipment and operations that may have permitting requirements, but should not be viewed as 
exclusive.

Power screens, conveyors, diesel engines, and/or crushers; 
Portable generators and equipment with engines that are 50 hp or greater; 
IC engines; 
Unconfined abrasive blasting operations; 
Concrete batch plants; 
Rock and pavement crushing; 
Tub grinders; and 
Trommel screens. 
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18. Prior to construction, the following measures are required in order to remain in compliance with the 
APCD:
a.  The applicant must obtain a compliance review with the APCD prior to the initiation of any 
construction activities. 
b.  A list of all heavy-duty construction equipment operating at the site must be provided to the 
APCD. The list shall include the make, model, engine size, and year of each piece of equipment. This 
compliance review will identify all equipment and operations requiring permits and will assist in the 
identification of suitable equipment for the catalyzed diesel particulate filter. 
c.  Maintain all construction equipment in proper tune according to manufacturer’s specifications. 
d.  Fuel all off-road and portable diesel powered equipment with ARB certified motor vehicle diesel 
fuel (non-taxed version suitable for use off-road). 
e.  Maximize, to the extent feasible, the use of diesel construction equipment meeting ARB’s 1996 
and newer certification standard for off-road heavy duty diesel engines. 
f.  All on and off-road diesel equipment shall not be allowed to idle for more than 5 minutes.  Signs 
shall be posted in the designated queuing areas to remind drivers and operators of the 5 minute idling 
limit. 
g.  The applicant must apply for an Authority to Construct from the APCD where necessary. 

19. Develop a comprehensive Construction Activity Management Plan designed to minimize the amount 
of large construction equipment operating during any given time period.  The plan shall be submitted 
to the District for review and approval prior to the start of construction.  The plans should include but 
not be limited to the following elements; 

Schedule construction trucks trips during non-peak hours to reduce peak hour emissions; 
Limit the length of the construction work-day period, if necessary; and 
Phase construction activities, if appropriate. 

20. During construction, monthly compliance checks throughout the construction phase are required to 
verify that all equipment and operations continue to comply with the APCD requirements. 

21. During and post construction, the following mitigation measures shall be implemented to reduce area 
source emissions, where applicable. 
a. Increase walls and attic insulation by 10% above what is required by Title 24. 
b. Shade tree planting along southern exposures of buildings to reduce summer cooling needs. 
c. Shade tree planting in parking lots to reduce evaporative emissions from parked vehicles. 
d. Use built-in energy efficient appliances, were applicable. 
e. Orient buildings toward streets with convenient pedestrian and transit access. 
f. Use double-paned windows. 
g. Use low-energy parking lot and streetlights. (e.g. sodium) 
h. Use energy efficient interior lighting. 
i. Incorporate energy efficient skylights into roof plan (i.e. should meet the EPA/DOE Energy Star® 
rating).
j. Install High efficiency or gas space heating. 
k. Install door sweeps and weather stripping if more efficient doors and windows are not available. 

22. During and post construction, the following mitigation measures shall be implemented to reduce 
vehicle emissions, where applicable. Implementation of one or more of the following options, 
negotiated with the APCD and subject to final approval by the City of El Paso de Robles: 
a. A Flash Pass program for employees using public transit,  
b. Install or contribute to funding alternative fueling infrastructure (i.e. fueling stations for CNG, 

LPG, biodiesel, conductive and inductive electric vehicle charging, etc.) 
c. Fund a program to buy and scrap older, higher emission passenger and heavy duty vehicles. 
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d. Replace/repower heavy-duty diesel school vehicles (i.e. bus, passenger, or maintenance 
vehicles).

e. Purchase particulate filters or oxidation catalysts for local school buses, transit fleets. 
f. Provide assistance in the implementation of projects that are identified in City or County Bicycle 

Master Plans. 
g. Use alternatively-fueled delivery vehicles. 
h. Location of an Electronic Vehicle charging station in the parking lot. 
i. Transit stop enhancements (shelters, phones, etc.) within the project impact area. 
j. Subject to the approval of a trip reduction plan submitted to APCD, implement a comprehensive 

Transportation Demand Management program for employees. 
k. Provide shower stalls and locker facilities to encourage employees to bike and/or walk to work, 

as follows: 
50-199 Employees:  1 locker per 20 employees and 2 shower stalls 
200+ Employees:  1 locker per 20 employees and 4 shower stalls. 

l. Establish an Employee Trip Reduction Program (ETRP) to reduce employee commute trips (i.e. 
carpooling incentives, van pools, and transit subsidies), coordinated with adjacent commercial 
development that attempts to achieve an Average Vehicle Ridership (AVR) for project 
employees of 1.60 or larger. Contact the Transportation Choices Coalition partners for free 
consulting services on how to start and maintain a Trip Reduction Program. Contact SLO 
Regional Rideshare at 541-2277.  

m. Employ and implement a transportation/rideshare coordinator. 
n. Provide on-site bicycle parking distributed near business entrances in easy to locate, visible 

locations, at a ratio of 20 car parking spaces. 
o. Provide on-site eating, refrigeration and food vending facilities to reduce employee lunchtime. 
p. Provide preferential carpool and vanpool parking spaces. 
q. Provide on-site banking (ATM) and postal services. 
r. Provide on-site childcare facilities for employees. 
s. Implement on-site circulation design element in parking lots to reduce vehicle queuing and 

improve the pedestrian environment with designated walkways. 
t. Provide pedestrian signalization and signage to improve pedestrian safety. 
u. If development is a large grocery store or large retail facility, provide home delivery service for 

customers. 

23. Air Quality Impacts - Off-Site Measures 

The applicant shall negotiate with the Air Pollution Control District regarding off-site mitigation 
requirements, since this project exceeds the Tier 3, Threshold of Significance for multi-pollutants 
tons/year, to mitigate air quality impacts that may result from this project, subject to the satisfaction 
of the Community Development Director.  Measures to offsets to reduce air pollution impacts may 
include, but not be limited to the following.   

Design and construct bike lanes on both sides of Dallons Road in accordance with plans 
approved by the City Engineer.  Installation (striping and signs) of a bike lane shall extend 
from Golden Hill Road to Buena Vista Road. 

Prior to occupancy of the project, the intersection of Dallons Drive and Golden Hill Road 
shall be improved with the installation of a modern roundabout in lieu of stop signs in 
accordance with plans approved by the City Engineer.

Prior to occupancy of the project, the applicant shall pay its fair share of a traffic study of 
circulation routes in the Highway 46E corridor which will include discussion of alternative 
transportation modes to help mitigate impacts. 

6
Agenda Item No. 2 - Page 166 of 197



Prior to occupancy of the project, the applicant shall provide a traffic study, geometric 
design and construction documents for the construction of a roundabout at the intersection of 
Golden Hill Road and Union Road. 

Prior to occupancy of the project, the applicant shall construct a 10 foot wide sidewalk/bike 
path on Golden Hill Road, extending from the intersection of Highway 46 to Dallons Drive.  

A bus turnout/facility along the property frontage, acceptable to the City shall be identified 
and incorporated into project plans. 

Other off-site measures subject to review by APCD and approval of the City of El Paso de 
Robles.

24. The applicant shall incorporate enhanced walkway treatments for parking lot and building walkways 
which may incorporate colored and stamped paving or concrete, brick inlay, or other treatments as 
approved by the Community Development Department.   

25. All lighting shall be shielded and downcast to reduce light and glare spillage onto adjacent properties 
in compliance with City codes, and shall be approved by the Development Review Committee prior 
to issuance of building permit.  Illumination levels measured at ground level shall not exceed 10 foot 
candles.  Parking lot light standards and building light fixtures shall be compatible with the agrarian 
architectural design of the buildings. 

26. The Site and Architectural Design Guidelines shall be revised and re-submitted to the Community 
Development Department for review and approval prior to issuance of building permits.  The 
Guidelines shall incorporate specific architectural design guidelines that address buildings adjacent 
to Highway 46 to ensure that all structures along this frontage provide attractive, well articulated 
rooflines, wall surfaces, trellis enhancements, buffering of rear building exits with architectural 
treatments and durable and dense landscape buffering, and architectural treatments for unattractive 
building or site appurtenances such as mechanical equipment, backflow prevention  and doublecheck 
devices and/or require below ground locations for devices. 

27. All trash enclosures shall incorporate masonry construction materials and be architecturally 
compatible with the buildings on the site, to be approved by the Community Development 
Department.  Trash dumpsters shall not be visible from any public right-of-way. 

28. Rear loading areas along Dallons Road shall not be visible from the public right-of-way, and shall be 
screened with dense landscaping, architecturally decorative walls, and trellis’.  Loading areas shall 
be maintained in a clean manner at all times, and outdoor storage or stacking of materials shall not be 
permitted to be visible from the public right-of-way at any time. 

29. The applicant shall submit a sign program that is in compliance with provisions in the sign ordinance 
and provides a unified sign design program that compliments and is coordinated with the 
architectural design and materials used in the buildings.  Approval of a sign permit for the sign 
program shall be reviewed and approved by the Development Review Committee prior to issuance 
of sign permits. 

30. A project phasing plan shall be submitted and approved by the Community Development Director 
prior to issuance of any grading or building permits.  Phasing plan shall include phases for grading, 
site work, drainage/erosion control, landscaping and buildings. 
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31. All cart storage facilities shall be designed with architecturally decorative structures compatible with 
architectural building design themes and quality as approved by the Community Development 
Director.

32. Parking lot trees shall be installed at intervals of one shade tree per every five parking spaces.  Per 
City Code, the parking lot design shall demonstrate a minimum of 25 percent shade cover within five 
years. 

33. A parcel map shall be recorded to merge the existing parcels, and a reciprocal access and parking 
agreement shall be recorded with the Final Map for said lot merger.  The Final Map shall be recorded 
prior to issuance of certificate of occupancy.   

34. Dense landscaping and trellis details shall be provided on both sides of driveway entrances along 
Dallons Road, and shall be approved the Development Review Committee prior to issuance of 
building permits. 

35. Dense landscaping shall be provided within the 30 foot wide landscape buffer along Highway 46.  
Dense landscaping shall be integrated with the retaining wall along the western project boundary. 
Landscaping for these areas shall be approved the Development Review Committee prior to issuance 
of building permits. 

36. Prior to the start of construction, documentation shall be submitted to Emergency Services showing 
that required fire flows can be provided to meet all project demands. 

37. All required fire risers and any required fire pumps shall be installed with buildings so that they are 
not visible. 

38. Provide fire sprinkler systems for all buildings in the development. 

39. Traffic Impacts: 

The applicant shall address impacts resulting from this development project by constructing several 
road improvements adjacent to the site and other off-site improvements, and by participating other 
off-site transportation studies.  The specific fees required to be paid by the applicant shall be 
determined on a fair-share/pro-rata basis, and negotiated through a Development Agreement between 
the applicant and the City Council.  The Development Agreement shall stipulate the applicant’s level 
of participation on impact mitigations and specific fees, including the timing of improvements and 
timing of payment of fees.  The Development Agreement shall be prepared in a form acceptable to 
the City Attorney, and shall be approved by the City Council.   

No issuance of grading or building permits for on- or off-site improvements shall occur until the City 
Council approves a Development Agreement for this project.  At a minimum, the Development 
Agreement shall stipulate that the applicant shall be required to comply with the following 
requirements: 

Prior to occupancy of the project, Dallons Drive shall be improved with curb, gutter, 
sidewalk and pavement widening adequate to accommodate a continuous center turn lane 
and bike path along the property frontage of the subject property. The plans will include the 
provision of a bus turn-out and canopy adjacent to the project.   

A traffic signal shall also be installed at the project entrance on Golden Hill Road in 
accordance with plans approved by the City Engineer. 
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Prior to occupancy of the project, Golden Hill Road shall be improved from Highway 46E to 
Dallons Drive in accordance with plans approved by the City Engineer. 

Prior to issuance of a building permit, the applicant will be required to enter into an 
agreement not to protest the formation of an assessment district to participate in the Project 
Study Report and the improvement of Airport Road-Highway 46E intersection.  

40. The project design and construction shall incorporate Low Impact Development (LID) best 
management practices to mitigate the impacts on quality, quantity and rate of discharge of storm 
water run-off from the site.  LID practices shall include standards recommended by the California 
Regional Water Quality Control Board to the extent practicable including: 

Reduced and disconnected impervious surfaces 
Native vegetation preservation 
Bioretention
Tree boxes to capture and infiltrate street runoff 
Vegetated Swales, buffers, and strips 
Roof leader flows directed to planter boxes and other vegetated areas 
Permeable pavement 
Soil amendments to increase infiltration rates 

41. Prior to the issuance of permits for grading/construction or prior to final inspection of any 
grading/construction permits, the applicant shall provide for San Joaquin Kit Fox (SJKF) habitat 
preservation, in a form acceptable to the CA Fish & Game Department and the City of Paso Robles.  
The applicable habitat replacement ratio shall be as determined in consultation with the CA Fish & 
Game Department and the City of Paso Robles, Lead Agency. The applicant shall have the ability to 
enter into an agreement with CA Fish & Game Department for payment of an in-lieu fee of $2500 
per acre to an approved agency for a replacement habitat based on the score from the Kit Fox 
Evaluation Form and Procedure and the CA Fish & Game for each acre lost. 

42.  San Joaquin Kit Fox Protective Measures Before and During Construction:
a. Within 30 days prior to initiation of construction, the applicant shall hire a qualified biologist 

acceptable to the U.S. Fish and Wildlife Service, CA Fish & Game Department, and the 
Community Development Director or his designee, to conduct a pre-construction survey for 
active kit fox dens. 

b. Before any grading or construction activities commence, all personnel associated with the 
project shall attend a worker education program regarding the sensitive biological resources 
potentially occurring in the project area (i.e., San Joaquin kit fox). This program is to include 
information on the kit fox, its life histories and careful review of the mitigation measures to be 
implemented in order to avoid or reduce impacts. A fact sheet conveying this information shall 
also be prepared for distribution to all contractors, their employers, and other personnel involved 
with construction of the project. The Community Development Department shall be notified of 
the time that the applicant intends to hold this meeting. 

c. To prevent entrapment of the kit fox during the construction phase of the project, all excavation, 
steep-walled holes or trenches in excess of two feet in depth shall be covered at the close of each 
working day by plywood or similar materials, or provided with one or more escape ramps 
constructed of earth fill or wooden planks. Trenches shall also be inspected for entrapped kit fox 
each morning prior to onset of field activities and immediately prior to covering with plywood at 
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the end of each working day. Before such holes or trenches are filled, they shall be thoroughly 
inspected for entrapped kit fox. Any kit fox so discovered shall be allowed to escape before field 
activities resume, or removed from the trench or hole by a qualified biologist and allowed to 
escape unimpeded. 

d. During the construction phase, any pipes, culverts, or similar structures with a diameter of four 
inches or greater that are stored at the project site for one or more overnight periods shall be 
thoroughly inspected for trapped San Joaquin kit foxes before the subject pipe is subsequently 
buried, capped, or otherwise used or moved in any way. If during the construction phase a kit fox 
is discovered inside a pipe, that section of pipe will not be moved, or if necessary will be moved 
only once to remove it from the path of activity, until the kit fox has escaped. 

e. All food-related trash items such as wrappers, cans, bottles, and food scraps generated during the 
construction phase shall be disposed of in closed containers only and regularly removed from the 
site. Food items may attract kit foxes onto the project site, consequently exposing such animals 
to increased risk of injury or mortality. No deliberate feeding of wildlife shall be allowed. 

f. Use of pesticides shall be in compliance with all local, state and federal regulations. (This is 
necessary to prevent primary or secondary poisoning of endangered species utilizing adjacent 
habitats, and the depletion of prey upon which kit foxes depend.) 

g. Any contractor or employee that inadvertently kills or injures a kit fox or who finds any such 
animal either dead, injured, or entrapped shall be required to report the incident immediately to a 
supervisor overseeing the project. In the event that such observations are made of injured or dead 
kit fox, the applicant shall immediately notify the U.S. Fish and Wildlife Service and the CA 
Fish & Game Department by telephone. Formal notification shall also be provided in writing 
within three working days of the finding of any such animal(s). Notification shall include the 
date, time, location and circumstances of the incident. Any threatened or endangered species 
found dead or injured shall be turned over immediately to the CA Fish & Game Department for 
care, analysis, or disposition. 

h. So as not to attract red fox, coyotes, or domestic dogs to the area, all waste products shall be 
disposed of in a manner that would not attract these animals.  

i. If any potential or known San Joaquin kit fox dens are subsequently observed during the 
required pre-construction survey, the following mitigation measures shall apply:  

(i) Fenced exclusion zones shall be established by a qualified biologist around all kit fox dens 
that can be avoided but may be inadvertently impacted by project activities; exclusion zone 
fencing shall consist of either large flagged stakes connected by rope or cord, or survey laths 
or wooden stakes prominently flagged with survey ribbon. Each exclusion zone shall be 
roughly circular in configuration with a radius of the following distance measured outward 
from the den or burrow entrances: 
• Potential kit fox den: 50 feet 
• Known kit fox den: 100 feet 
• Kit fox pupping den: 150 feet 

(ii) Only essential vehicle operation on existing roads (if the exclusion zone intersects a road) 
and simple foot traffic shall be permitted within these exclusion zones. Otherwise, all project 
activities such as vehicle operation, materials storage, etc., shall be prohibited. Exclusion 
zones shall be maintained until all project-related disturbances have been terminated, and 
then shall be removed. If specified exclusion zones cannot be observed for any reason, the 
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U.S. Fish and Wildlife Service and CA Fish & Game Department shall be contacted for 
guidance prior to ground disturbing activities on or near the subject den or burrow. 

(iii)  If any known or potential San Joaquin kit fox dens are discovered within the designated 
project area which shall be unavoidably destroyed by the proposed project, excavation of kit 
fox dens shall not proceed without authorization from the U.S. Fish and Wildlife Service and 
CA Fish & Game Department. A copy of any such authorization received shall be provided 
to the City for its records.  

43. Prior to issuance of building permits, the landscape plan shall be revised to provide number of 
replacement oak trees in compliance with the City’s Oak Tree Preservation Ordinance for the two 
oak trees proposed to be removed. Landscape plans shall incorporate the oak tree in Caltrans right-
of-way into landscape plans include protection measures to be implemented during construction per 
section 10.01.070 of the City Oak Tree Ordinance, and as specified for the project by A&T Arborists 
(July 6, 2007). Final landscape plans shall identify number and size of proposed oak trees and ensure 
adequate species replacement onsite. The landscape plan shall be approved by the Community 
Development Department prior to issuance of building permits. 

44. Prior to issuance of building permits, all roof-mounted equipment located on buildings adjacent to 
residential properties on the western property line shall be adequately baffled to not result in 
increased noise from this project at the site property lines, and the equipment shall be shielded so as 
to not impact adjacent residences pursuant to the requirements of the City Noise element.  
Additionally, all buildings on the project site shall screen any roof-mounted equipment behind roof 
parapets or otherwise screened from public view. 

45. Prior to issuance of building permits, the applicant shall submit a 30’ offer of dedication to the City 
along the SR 46 East property frontage. 

46. Prior to issuance of building permits, in order to further improve pedestrian circulation and safety, 
colored pavers or stamped asphalt shall be placed onsite from the south side of the Golden Hill 
entrance, along the edge of the parking field, to the pedestrian crosswalk/walkway at the center of 
the site.

47. Prior to occupancy, a minimum of ten (10) bicycle racks (each with a minimum capacity of 4 
bicycles) shall be installed onsite. Racks shall have a minimum of 5’ clearance from curbs, fire 
hydrants, street furniture, and building entrances and distributed throughout the site within easy 
access to all buildings and/or building pads. 

48. Prior to issuance of building permits, the proposed sign tower fronting SR 46 shall be reduced in 
height to 30 feet. Design elements shall remain as proposed, with proposed signage to reduce in size 
if necessary to accommodate all tenants into the restricted tower height.  Tower sign shall be 
approved by the Development Review Committee. 

49. Prior to issuance of building permits, chain link fencing and precision block materials shall be 
removed from project plans, and substituted with other materials as approved by the Development 
Review Committee.  

50. Prior to issuance of building permits, the applicant shall submit plans to underground all utilities 
proposed for the project. 

51. In the event archaeological resources are unearthed or discovered during any construction activities, 
the following standards apply: 
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a. Construction activities shall cease, and the Community Development Director shall be notified 
so that the extent and location of discovered materials may be recorded by a qualified 
archaeologist, and disposition of artifacts may be accomplished in accordance with state and 
federal law. 

b.In the event archaeological resources are found to include human remains, or in any other case 
where human remains are discovered during construction, the County Coroner is to be notified in 
addition to the Community Development Director so that proper disposition may be 
accomplished. 

52. All double check valves and backflow prevention fixtures shall be installed underground or screened 
as approved by the Community Development Director. 

PASSED AND ADOPTED THIS 28th day of August, 2007 by the following Roll Call Vote: 

AYES:  Commissioners –  
NOES:  Commissioners –  
ABSENT: Commissioners –  
ABSTAIN: Commissioners –  

      _________________________________________ 
      CHAIRMAN HOLSTINE 

ATTEST:

_____________________________________________________ 
RON WHISENAND, PLANNING COMMISSION SECRETARY 
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EXHBIT A
OF RESOLUTION 

 CITY OF EL PASO DE ROBLES STANDARD DEVELOPMENT CONDITIONS
 FOR PLANNED DEVELOPMENTS / CONDITIONAL USE PERMITS 

 PROJECT #: PD 06-025 

 APPROVING BODY:   PLANNING COMMISSION 

 DATE OF APPROVAL:  August 28, 2007 

                APPLICANT:   Regency Centers 

 LOCATION:  Golden Hill Road between Hwy. 46E and Dallons Road 

The following conditions that have been checked are standard conditions of approval for the above 
referenced project.  The checked conditions shall be complied with in their entirety before the 
project can be finalized, unless otherwise specifically indicated.  In addition, there may be site 
specific conditions of approval that apply to this project in the resolution. 

COMMUNITY DEVELOPMENT DEPARTMENT - The applicant shall contact the 
Community Development Department, (805) 237-3970, for compliance with the following 
conditions:

A. GENERAL CONDITIONS:

1. This project approval shall expire on August 28, 2009 (See Planned Development 
Approval Resolution) unless a time extension request is filed with the Community 
Development Department prior to expiration. 

 2. The site shall be developed and maintained in accordance with the approved plans 
and unless specifically provided for through the Planned Development process shall 
not waive compliance with any sections of the Zoning Code, all other applicable City 
Ordinances, and applicable Specific Plans. 

3. Prior to occupancy, all conditions of approval shall be completed to the satisfaction 
of the City Engineer and Community Developer Director or his designee. 

4. Any site specific condition imposed by the Planning Commission in approving this 
project may be modified or eliminated, or new conditions may be added, provided 
that the Planning Commission shall first conduct a public hearing in the same 
manner as required for the approval of this project.  No such modification shall be 
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made unless the Commission finds that such modification is necessary to protect the 
public interest and/or neighboring properties, or, in the case of deletion of an existing 
condition, that such action is necessary to permit reasonable operation and use for 
this approval. 

5. This project is subject to the California Environmental Quality Act (CEQA) which 
requires the applicant submit a $1850.00 filing fee for the Notice of Determination 
payable to "County of San Luis Obispo".  The fee should be submitted to the 
Community Development Department within 24 hours of project approval which is 
then forwarded to the San Luis Obispo County Clerk.  Please note that the project 
may be subject to court challenge unless the required fee is paid. 

6. The site shall be kept in a neat manner at all times and the landscaping shall be 
continuously maintained in a healthy and thriving condition. 

7. All signs shall be subject to review and approval as required by Municipal Code 
Section 21.19 and shall require a separate application and approval prior to 
installation of any sign. 

8. All outdoor storage shall be screened from public view by landscaping and walls or 
fences per Section 21.21.110 of the Municipal Code. 

9. All trash enclosures shall be constructed of decorative masonry block compatible 
with the main buildings.  Gates shall be view obscuring and constructed of durable 
materials such as painted metal or chain link with plastic slatting. 

 10. All existing and/or new ground-mounted appurtenances such as air-conditioning 
condensers, electrical transformers, backflow devices etc., shall be screened from 
public view through the use of decorative walls and/or landscaping subject to 
approval by the Community Development Director or his designee.  Details shall be 
included in the building plans. 

11. All existing and/or new roof appurtenances such as air-conditioning units, grease 
hoods, etc. shall be screened from public view.  The screening shall be 
architecturally integrated with the building design and constructed of compatible 
materials to the satisfaction of the Community Development Director or his 
designee.  Details shall be included in the building plans. 

12. All existing and/or new lighting shall be shielded so as to be directed downward in 
such a manner as to not create off-site glare or adversely impact adjacent properties. 
The style, location and height of the lighting fixtures shall be submitted with the 
building plans and shall be subject to approval by the Community Development 
Director or his designee. 
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13. All existing and/or new landscaping shall be installed with automatic irrigation 
systems. 

14. All walls/fences and exposed retaining walls shall be constructed of decorative 
materials which include but are not limited to splitface block, slumpstone, stuccoed 
block, brick, wood, crib walls or other similar materials as determined by the 
Development Review Committee, but specifically excluding precision block. 

15. The following areas shall be placed in the Landscape and Lighting District:  

  Dallons Road, Golden Hill Road 
  _________________________________________________________________. 

  The developer shall install all improvements and landscape areas.  City acceptance 
on behalf of the Landscape and Lighting District shall be subject to the approval of 
the Public Works Street Department (237-3864). 

16. All parking lot landscape planters shall have a minimum outside dimension of six 
feet and shall be separated from parking and driving areas by a six inch high solid 
concrete curb. 

17. The following areas shall be permanently maintained by the property owner, 
Homeowners’ Association, or other means acceptable to the City: 
________________________________________________________

  ________________________________________________________________. 

18. It is the property owner's responsibility to insure that all construction of private 
property improvements occur on private property.  It is the owner's responsibility to 
identify the property lines and insure compliance by the owner's agents. 

B. THE FOLLOWING CONDITIONS SHALL BE COMPLETED PRIOR TO THE 
ISSUANCE OF BUILDING PERMITS:

1. Two sets of the revised Planning Commission approved plans incorporating all 
Conditions of Approval, standard and site specific, shall be submitted to the 
Community Development Department prior to the issuance of building permits. 
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2. Prior to the issuance of building permits, the 
Development Review Committee shall approve the following: 
Planning Division Staff shall approve the following:

a. A detailed site plan indicating the location of all structures, 
parking layout, outdoor storage areas, walls, fences and trash 
enclosures;

b. A detailed landscape plan; 
c. Detailed building elevations of all structures indicating 

materials, colors, and architectural treatments; 
d. Other: See PD 00-023 Resolution for specific DRC review     
            requirements. 

3. The applicant shall meet with the City's Crime Prevention Officer prior to the 
issuance of building permits for recommendations on security measures to be 
incorporated into the design of the structures to be constructed. The applicant is 
encouraged to contact the Police Department at (805) 237-6464 prior to plan check 
submittal. 

C. THE FOLLOWING CONDITIONS SHALL BE COMPLETED PRIOR TO 
OCCUPANCY:

1. Occupancy of the facility shall not commence until such time as all Uniform 
Building Code and Uniform Fire Code regulations have been complied with.  Prior 
to occupancy, plans shall be submitted to the Paso Robles Fire Department and the 
Building Division to show compliance.  The building shall be inspected by the 
appropriate department prior to occupancy. 

2. All public or private manufactured slopes located adjacent to public right-of-ways on 
property in excess of six (6) feet in vertical height and of 2.5:1 or greater slope shall 
be irrigated and landscaped for erosion control and to soften their appearance as 
follows: one 15-gallon tree per each 250 square feet of slope area, one 1-gallon or 
larger size shrub per each 100 square feet of slope area, and appropriate ground 
cover.  Trees and shrubs shall be staggered in clusters to soften and vary the slope 
plane.  Slope planting shall include a permanent irrigation system be installed by the 
developer prior to occupancy.  In lieu of the above planting ratio, the applicant may 
submit a slope planting plan by a licensed landscape architect or contractor providing 
adequate landscaping, erosion control and slope retention measures; the slope 
planting plan is subject to approval by the Development Review Committee.  
Hydroseeding may be considered on lots of 20,000 square feet or greater. 

******************************************************************************
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PUBLIC WORKS DEPARTMENT - The applicant shall contact the Engineering Division, 
(805) 237-3860, for compliance with the following conditions:

All conditions marked are applicable to the above referenced project for the phase indicated. 

D. PRIOR TO ANY PLAN CHECK:

1. The applicant shall enter into an Engineering Plan Check and Inspection Services 
Agreement with the City. 

E. PRIOR TO ISSUANCE OF A GRADING PERMIT:

1. Prior to approval of a grading plan, the developer shall apply through the City, to 
FEMA and receive a Letter of Map Amendment (LOMA) issued from FEMA.  The 
developer's engineer shall provide the required supporting data to justify the 
application.

2. The proposed structures and grading shall not encroach into the 100-year floodway 
as specified in Municipal Code Chapter 21.14 "Flood Damage Prevention 
Regulations".

3. Any existing Oak trees located on the project site shall be protected and preserved as 
required in City Ordinance No. 553, Municipal Code No. 10.01 "Oak Tree 
Preservation", unless specifically approved to be removed.  An Oak tree inventory 
shall be prepared listing the Oak trees, their disposition, and the proposed location of 
any replacement trees required.  In the event an Oak tree is designated for removal, 
an approved Oak Tree Removal Permit must be obtained from the City, prior to 
removal.   

4. A complete grading and drainage plan prepared by a registered civil engineer shall 
be included with the improvement plans.  Drainage calculations shall be submitted, 
with provisions made for on-site detention/ retention if adequate disposal facilities 
are not available, as determined by the City Engineer. 
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5. A Preliminary Soils and/or Geology Report shall be prepared by a registered 
engineer for the property to determine the presence of expansive soils or other soils 
problems and shall make recommendations regarding grading of the proposed site. 

F. PRIOR TO ANY SITE WORK:

1. All off-site public improvement plans shall be prepared by a registered civil engineer 
and shall be submitted to the City Engineer for review and approval.  The 
improvements shall be designed and placed to the Public Works Department 
Standards and Specifications. 

2. The applicant shall submit a composite utility plan signed as approved by a 
representative of each public utility, together with the improvement plans.  The 
composite utility plan shall also be signed by the Water, Fire, Wastewater, and Street 
Division heads. 

3. Any grading anticipated during the rainy season (October 15 to April 15) will require 
the approval of a Construction Zone Drainage and Erosion Control Plan to prevent 
damage to adjacent property.  Appropriateness of areas shall be subject to City 
Engineer approval. 

4. Any construction within an existing street shall require a Traffic Control Plan.  The 
plan shall include any necessary detours, flagging, signing, or road closures 
requested.  Said plan shall be prepared and signed by a registered civil or traffic 
engineer.

5.  Landscape and irrigation plans for the public right-of-way shall be incorporated into 
the improvement plans and shall require a signature of approval by the Department 
of Public Works, Street Superintendent and the Community Development 
Department. 

6.  The owner shall offer to dedicate and improve the following street(s) to the standard 
indicated:

                                                                         
  Street Name   City Standard  Standard Drawing No. 

7.  The owner shall offer to dedicate to the City the following easement(s).  The location 
and alignment of the easement(s) shall be to the description and satisfaction of the 
City Engineer: 
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a.  Public Utilities Easement; 
b.  Water Line Easement; 
c.  Sewer Facilities Easement; 
d.  Landscape Easement; 
e.  Storm Drain Easement. 

G. PRIOR TO ISSUANCE OF A BUILDING PERMIT:

1. A final soils report shall be submitted to the City prior to the final inspection and 
shall certify that all grading was inspected and approved, and that all work has been 
done in accordance with the plans, preliminary report, and Chapter 70 of the 
Uniform Building Code. 

2. The applicants civil and soils engineer shall submit a certification that the rough 
grading work has been completed in substantial conformance to the approved plans 
and permit. 

3. When retaining walls are shown on the grading plan, said walls shall be completed 
before approval of the rough grade, and prior to issuance of any building permits, 
unless waived by the Building Official and the City Engineer. 

4. All property corners shall be staked for construction control, and shall be promptly 
replaced if destroyed. 

5. Building permits shall not be issued until the water system has been completed and 
approved, and a based access road installed sufficient to support the City's fire trucks 
per Fire Department recommendation. 

6. The developer shall annex to the City's Landscape and Lighting District for payment 
of the operating and maintenance costs of the following: 

a. Street lights; 
b. Parkway and open space landscaping; 
c. Wall maintenance in conjunction with landscaping; 
d. Graffiti abatement; 
e. Maintenance of open space areas. 

7. Prior to the issuance of a Building Permit for a building within Flood Insurance Rate 
Map (FIRM) - in zones A1-A30, AE, AO, AH, A, V1-V30, VE and V - the 
developer shall provide an Elevation Certificate in accordance with the National 
Flood Insurance Program.  This form must be completed by a land surveyor, 
engineer or architect licensed in the State of California. 
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8. Prior to the issuance of a Building Permit for a building within Flood Insurance Rate 
Map (FIRM) in zones A1-A30, AE, AO, AH, A, V1-V30, VE and V, the developer 
shall provide a Flood Proofing Certificate in accordance with the National Insurance 
Program.  This form must be completed by a land surveyor, engineer or architect 
licensed in the State California. 

H. PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY:

 1. The applicant shall pay any current and outstanding fees for Engineering Plan 
Checking and Construction Inspection services and any outstanding annexation fees. 

2. No buildings shall be occupied until all public improvements are completed and 
approved by the City Engineer, and accepted by the City Council. 

3. All final property corners and street monuments shall be installed before acceptance 
of the public improvements. 

4. All top soil removed shall be stockpiled and evenly distributed over the slopes and 
lots upon completion of rough grading to support hydroseeding and landscaping.  All 
slope areas shall be protected against erosion by hydroseeding or landscaping. 

5. The applicant shall install all street names, traffic signs and traffic striping as directed 
by the City Engineer. 

6. If the adjoining existing City street is inadequate for the traffic generated by the 
project, or will be severely damaged by the construction, the applicant shall remove 
the entire roadway and replace it with a minimum full half-width street plus a 12' 
wide travel lane and 8' wide graded shoulder adequate to provide for two-way traffic. 
 (A finding of "rough proportionality" has been made in the resolution for this 
condition).

7. If the development includes a phased street construction along the project boundary 
for future completion by the adjacent property owner, the applicant shall provide a 
minimum half-width street plus a 12' wide travel lane and 4' wide graded shoulder 
adequate for two-way traffic.  (A finding of "rough proportionality" has been made 
in the resolution for this condition). 

8. When the project fronts on an existing street, the applicant shall pave-out from the 
proposed curb to the edge of pavement if the existing pavement section is adequate, 
and shall feather the new paving out to the centerline for a smooth transition.  If the 
existing pavement is inadequate, the roadway shall be replaced to centerline and the 
remaining pavement shall be overlaid.  (A finding of "rough proportionality" has 
been made in the resolution for this condition). 
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 9. Any utility trenching in existing streets shall be overlaid to restore a smooth riding 
surface as required by the City Engineer. Boring and jacking rather than trenching 
may be required on newly constructed or heavily traveled City streets. 

10. The applicant shall install all utilities (sewer, water, gas, electricity, cable TV and 
telephone) underground (as shown on the composite utility plan).  Street lights shall 
be installed at locations as required by the City Engineer.  All existing overhead 
utilities adjacent to or within the project shall be relocated underground except for 
electrical lines 77 kilovolts or greater.  All utilities shall be extended to the 
boundaries of the project.  All underground construction shall be completed and 
approved by the public utility companies, and the subgrade shall be scarified and 
compacted, before paving the streets. 

11. Prior to paving any street the water and sewer systems shall successfully pass a 
pressure test.  The sewer system shall also be tested by a means of a mandrel and 
video inspection with a copy of the video tape provided to the City.  No paving shall 
occur until the City has reviewed and viewed the sewer video tape and has 
determined that the sewerline is acceptable.  Any repair costs to the pipeline 
including trench paving restoration shall be at the developer's expense. 

12. A blackline clear Mylar (0.4 MIL) copy and a blueline print of as-built improvement 
plans, signed by the engineer of record, shall be provided to the City Engineer prior 
to the final inspection.  A reduced copy (i.e. 1" = 100') of the composite utility plan 
shall be provided to update the City's Atlas Map. 

13. All construction refuse shall be separated (i.e. concrete, asphalt concrete, wood 
gypsum board, etc.) and removed from the project in accordance with the City's 
Source Reduction and Recycling Element. 

******************************************************************************
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PASO ROBLES FIRE DEPARTMENT - The applicant shall contact the Fire Department, 
(805) 237-3973, for compliance with the following conditions:

I. GENERAL CONDITIONS

1. Fire hydrants shall be installed at intervals as required by the Fire Chief and City 
Engineer.  The maximum spacing for single family residential shall be 500 feet.  The 
maximum spacing for multi-family and commercial/ residential shall be 300 feet.  
On-site hydrants shall be placed as required by the Fire Chief. 

2. Building permits shall not be issued until the water system, including hydrants, has 
been tested and accepted and a based access road installed sufficient to support the 
City's fire apparatus (HS-20 truck loading).  The access road shall be kept clear to a 
minimum of 24 feet at all times and shall be extended to each lot and shall be 
maintained to provide all weather driving conditions. 

3. No buildings shall be occupied until all improvements are completed and accepted 
by the City for maintenance. 

4. If the development includes phased street construction, temporary turn-arounds shall 
be provided for streets that exceed 150 feet in length.  The temporary turn around 
shall meet City requirements as set forth in the Public Works Department Standards 
and Specifications. 

5. All open space areas to be dedicated to the City shall be inspected by the Fire 
Department prior to acceptance.  A report shall be submitted recommending action 
needed for debris, brush and weed removal and tree trimming.  The developer shall 
clean out all debris, dead limbs and trash from areas to be recorded as open space 
prior to acceptance into a Benefit Maintenance District. 

6. Any open space included in a private development shall be subject to the approval of 
a vegetation management plan approved by the Fire Chief. 

7. Each tract or phase shall provide two sources of water and two points of access 
unless otherwise determined by the Fire Chief and Public Works Director. 

8. Provisions shall be made to update the Fire Department Run Book. 
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