TO: HONORABLE CHAIRMAN AND PLANNING COMMISSION
FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR

SUBJECT: PLANNED DEVELOPMENT 01-025 & CONDITIONAL USE PERMIT
01-017 - SUBSTANTIAL COMPLIANCE (KING VENTURES)
APN: 025-431-044, 045 & 049

DATE: NOVEMBER 13, 2007

Needs: For the Planning Commission to review the proposed Vaquero project and
determine if it is in substantial compliance with the previously approved Black
Ranch project.

Facts: 1. The Master Development Plan for the Black Ranch project was approved by
the Planning Commission on February 10, 2004, via Resolutions 04-007, 04-
008 & 009. The project consists of the developing the 386 acre site with a
200 room hotel, 80 detached casitas, an 18 hole golf course and a 9 hole golf
course with various other resort type amenities such as but not limited to a
conference center, restaurant, swimming pool were also included.

2. King Ventures purchased the Black Ranch property in December 2006 and
has submitted a comparable resort project for the site, referred to as Vaquero
de Los Robles Resort (Vaquero).

3. The Vaquero project has been designed so that Phase I and II of the project
would comply with both phases of the Black Ranch project. If the
Commission finds that Vaquero is in substantial compliance, King Ventures
plans on submitting construction drawings for building plan check as soon as
possible.

4. It is expected that the Vaquero project will have future phases that will need
to go back through development plan/environmental review process.

5. Included with the staff report is a binder prepared by King Ventures showing
the proposed Vaquero development plan and project summary. The
summary provides a side by side comparison between Black Ranch
entitlements and the proposed Vaquero project (Phase I and 1I).

6. A condition of approval of the Black Ranch project requires that the specific
site planning, grading and oak tree impacts associated with the golf course go
back to the Planning Commission for review. It is anticipated that the golf
course information will be back before the Planning Commission soon.

7. The Applicant’s project overview indicates their desire in the future to
submit a subdivision to convert the casitas units into commercial
condominium units (see Section 5 of the Project Summary binder). City Staff
has expressed concerns with the ownership concept and that the concept
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10.

Analysis
and
Conclusions:
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may conflict with the Airport Land Use Plan if the units were ever used for
residential purposes. The ownership issues would need to be resolved with
future phases, and is not part of this substantial compliance request.

If the Commission makes the findings of substantial compliance with the
Black Ranch project, all conditions of approval for Black Ranch will stay in
effect, including the condition specifically prohibiting residential uses on the
site.

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

The DRC reviewed the project at their meeting on September 10, 2007 and
also went on a field trip to the site on October 29, 2007. The DRC
recommended that the Planning Commission make the necessary findings
for substantial compliance.

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

The more significant differences between the two projects are the site
planning, on-site circulation and building design and architecture.
Additionally, the golf course has been reduced from 27 holes to 21.

It appears from the plans and also indicated at the field trip, that the change
in the site plan would reduce the physical impacts to the site such as grading
and oak tree impacts.

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

While the Vaquero project is quite different from the Black Ranch project in
terms of building location and architecture, it does not appear that there
would be significant physical/environmental changes since the Vaquero
project would reduce impacts to grading and oak trees for the resort portion
of the site. Golf course impacts will be studied further in the future.



Consistent with Black Ranch, the Vaquero project would meet the intent of
the General Plan, Zoning Code and Economic Strategy by providing end-
destination resort type uses.

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

Fiscal

Impact: None.

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

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

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

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

Report prepared by: Darren Nash, Associate Planner

Attachments:

Vicinity Map

Resolution 04-007

Resolution 04-008

Resolution 04-009

Resolution to Approve Substantial Compliance with PD 01-025 & CUP 01-017
Newspaper and Mail Notice Affidavits

SukAE e

H:darren/pd/BlackRanch/Vaquero/PCReport
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RESOLUTION NO.: 04-007
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PASO ROBLES
ADOPTING A MITIGATED NEGATIVE DECLARATION AND A MITIGATION MONITORING PROGRAM
FOR PLANNED DEVELOPMENT 01-025 AND CONDITIONAL USE PERMIT 01-017
BLACK RANCH RESORT PROJECT
(RRM DESIGN GROUP FOR MATT MASIA, BLACK’S HATCHERY & TURKEY FARM)
APN: 025-431-044, -045, AND -049

WHEREAS, Planned Development 01-025 has been filed by RRM Design Group on behalf of Mr. Matt Masia
for Black’s Hatchery & Turkey Farm; and

WHEREAS, Planned Development 01-025 is a proposal to establish a Master Development Plan for the
proposed Black Ranch resort project on an approximately 386-acre site north of Highway 46 East, south of Dry
Creek Road, and west of Airport Road; and

WHEREAS, Conditional Use Permit 01-017 has been filed in conjunction with the Planned Development
application to allow a resort hotel with a golf course and other ancillary facilities in the Parks and Open Space
(POS) Zoning District; and

WHEREAS, the proposed Black Ranch resort includes a 200 room hotel with an additional 80 casitas (detached
hotel rooms), an 18-hole golf course, a 9-hole executive course, wine information center, outdoor events area,
spa facilities, tennis courts, restaurant, café, golf clubhouse, pool, and conference facilities; and

WHEREAS, the development project applications for the proposed Black Ranch resort would establish the
following:

® The Planned Development would establish the site plan, development standards, architectural theme,
landscaping, and required infrastructure for the Black Ranch resort; and

¢ The Conditional Use Permit would establish the allowable land uses for the Black Ranch resort, including
authorizing development and operation of a resort hotel and a restaurant with greater than 5,000 square feet
of area if determined not to have a significant adverse effect on the economic vitality of the downtown as
required by Ordinance 568 N.S_; and

WHEREAS, the General Plan land use designation is POS (Parks and Open Space) and the Zoning Ordinance
designation is POS (Parks and Open Space), 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 Mitigation Monitoring/Reporting
Program/Plan was prepared and circulated for public review and comment; and

WHEREAS, based on the written responses received and the information and analysis contained in the Initial
Study, a determination has been made that the proposed Black Ranch resort project qualifies for adoption of a
Mitigated Negative Declaration and establishment of a Mitigation Monitoring/Reporting Program/Plan; and

WHEREAS, Public Notice of the proposed Mitigated Negative Declaration and affiliated Mitigation
Monitoring/Reporting Program/Plan was given as required by Section 21092 of the Public Resources Code; and

WHEREAS, a FINAL Mitigation Monitoring/Reporting Program/Plan for the Black Ranch resort project was
prepared in response to comments received and made available for public review and comment; and

Attachment 2
Resolution 04-007

(Black Ranch)
P 01-025 & CUP 01-017/Black Ranch Agenda ltem Nc}. 4 - Page 5 of 141



WHEREAS, this item is an open public hearing that was continued from the meeting on January, 27, 2004; and

WHEREAS, the continued open public hearing was conducted by the Planning Commission on February 10, 2004
to consider the Initial Study, the proposed Mitigated Negative Declaration, and the affiliated Mitigation
Monitoring/Reporting Program/Plan prepared for the proposed Black Ranch resort project, and to accept public
testimony on the Planned Development, Conditional Use Permit, and environmental! determination therefore, and

WHEREAS, the applicant has entered into a signed Mitigation Agreement with the City, which is labeled as
Exhibit “A” (attached hereto and incorporated herein) that establishes obligation on the part of the property
owner to mitigate the identified environmental effects as set forth therein; 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. This finding is based on the signed Mitigation Agreement and the Mitigation
Monitoring/Reporting Program/Plan prepared for the proposed Black Ranch resort, as summarized below.

Topic of Mitigation Condition #

Water Quality Planned Development Site Specific Condition 11
Air Quality Planned Development Site Specific Condition 11
Traffic and Circulation Planned Development Site Specific Condition 11
Biological Resources Planned Development Site Specific Condition 11

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 and Mitigation
Monitoring/Reporting Program/Plan for Planned Development 01-025 and Conditional Use Permit 01-017 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 27" day of January 24, 2004 by the following roll call vote:

AYES: Johnson, Ferravanti, Mattke, Kemper, Flynn, Steinbeck
NOES: None
ABSENT: Hamon
ABSTAIN:  None

ATTEST:

(i

ROBERT A. LATA, PLANNING COMMISSION SECRETARY

TRYDERWURRENT PLANNING\BLACK RANCH MND

D 01-025 & CUP 01-017/Black Ranch 2
Agortia N GUB W iae



CitY oF EL PASO DE ROBLES

“The Pass of the Oaks™

EXHIBIT A

City of El Paso de Robles
Mitigation Agreement for Proposed Mitigated Negative Declaration

Lead Agency: City of El Paso de Robles, Community Development Department
1000 Spring Street, Paso Robles, CA 93446

Lead Agency Contact: Tina Ryder, City Planner

FileNo............... Planned Development 01-025 & CUP 01-017

Applicant/Owner: Mr. Matt Masia

Project Description To construct and operate the Black Ranch resort. The resort includes a 200 room
hotel with an additional 80 casitas (detached hotel rooms), an 18-hole golf
course, a 9-hole executive course, wine information center, outdoor events area,
spa facilities, tennis courts, restaurant, café, golf clubhouse, pool, and
conference facilities on an approximately 386-acre site.

Location: North of Highway 46E, South of Dry Creck Road, and west of Airport Road.

MITIGATION AGREEMENT: As the applicant and property owner,

I hereby agree to implement the following environmental mitigation measures, as identified in Exhibit K, which
arc necessary (and are hereby incorporated into the project) in order to avoid or reduce any potentially adverse,
environmental effects to a point where clearly none would occur as a result of the project’s approval.

I also understand that it is foreseeable that there may be additional environmental mitigation measures required
by the Planning Commission following its review/consideration of public testimony and written comments
received on the Black Ranch resort project and following its review/consideration of the information and
analysis contained in the Environmental Initial Study, the proposed “Mitigated Negative Declaration,” and
associated Mitigation Monitoring/Reporting Program/Plan.

This agreement shall be binding on the applicant/owner and on any successors in interest,

IN WITNESS WHEREOF, the Community Development Director or his assign, representing the City of El
Paso de Robles, and the applicant/owner or his legal representative have executed this Agreement on the 20"
day of January, 2004,

APPLICANT/OWNER:

BY:f% 77%%@ Date: 01/301/04

Matt Masia, Black’s Hatchery & Turkey Farm

CITY OF EL PASO DE ROBLES

BY:%M %M— Date: O! / 020/ ot

Tina Ryder, (f(ity Planner

1000 SPRING STREET * PASO ROBLES, CALIFORNIA 93446
Agenda Item No. 4 - Page 7 of 141



1. PROJECT TITLE: Planned Development PD 01-025 & Conditional Use Permit

CUP 01-017
Concurrent Entitlements: PD 01-025
CUP 01-017
2. LEAD AGENCY: City of Paso Robles

1000 Spring Street
Paso Robles, CA 93446

Contact: Darren R. Nash, Associate Planner
Phone: (805) 237-3970
3. PROJECT LOCATION: North side of Highway 46 East, south of Dry Creek Road

and east of Airport Road (Attachment 1)

4. PROJECT PROPONENT: Black Ranch/Matt Masia
Contact Person: RRM Design Group, John Knight
Phone: (805) 543-1794
5. GENERAL PLAN DESIGNATION: POS - Parks and Open Space (347 +/- acres)
AG - Agriculture (39 +/- acres Property fronting Dry Creek
Road)
6. ZONING: POS - Parks and Open Space (347 +/- acres)
AG - Agriculture (39 +/- acres Property fronting Dry Creek
Road)

7. PROJECT DESCRIPTION: A development application filed by Matt Masia with representative John Knight
from RRM Design Group, to develop a resort compiex with 200 hotel rooms and 80 casitas on an
approximately 386-acre site bounded by Highway 46 East on the south, Dry Creek Road on the north, and
Airport Road on the west (also known as the Bilack Ranch property). The Development application includes
a 27-hole golf course, wine information center, outdoor events area, spa facilities, tennis courts, restaurant,
café, golf clubhouse, pool, and conference facilities (Attachment 2).

The Applicant has requested that the project be separated into two development plan phases. The first
phase would include the resort with 120 rooms, 40 casitas, 18 golf holes, and a golf clubhouse and
conference center. The second phase would include an additional 80 rooms, 40 casitas, a 9-hole executive
golf course, and additional conference facilities {APN: 025-431 -044, 045, and 049). A more complete project
description is attached (Attachment 2).
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8. OTHER AGENCIES WHOSE APPROVAL IS REQUIRED (AND PERMITS NEEDED):
United States Army Corps of Engineers: Wetlands and Stream Crossings
California Department of Fish and Game: Stream Crossings
Air Pollution Control District: Air Emissions
Regional Water Quality Control Board: Storm Water Permits

9. RELATED ENVIRONMENTAL DOCUMENTATION:
This area is included in the City of Paso Robles' 1990 General Plan Update. An Environmenta!l iImpect
Report (EIR) was certified for the City's General Plan Update. This property was also part of a largger
annexation and prezoning done in 1998. The Initial Study done in 1998, along with additional environmen taj
studies and analysis, are listed at the end of this document. These studies were considered during the

preparation of this Initial Study.

10. CONTEXT OF ENVIRONMENTAL ANALYSIS FOR PROJECT:

This Initial Study analyzes the potential impacts associated with a development application to develop a
resort complex with 200 hotel rooms and 80 casitas on an approximate 386-acre area bounded by Highway
46 East on the south, Dry Creek Road on the north, and Airport Road on the west {also known as the Black
Ranch property). The Development application includes an 18-hole goif course and an additional 9-hole
executive golf course, wine information center, outdoor events area, spa facilities, tennis courts, restaurarmt,
café, golf clubhouse, pool, and conference facilities to be built in two phases. This Initial Study is intended to
address the environmental impacts of both phases.

Initial Study-Page 2
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, invo[vipg Iat least one
impact that is a “Potentially Significant impact” or is “Potentially Significant Unless Mitigated,” as indicated by~ the

checklist on the following pages.

O Land Use & Planning M Transportation/Circulation O Pubiic Services

O Population & Housing M Biological Resources O Utilities & Service Systemss
0 Geological Problems O Energy & Mineral Resources i Aesthetics

E water O Hazards O Cultural Resources

M Air Quality [0 Noise O Recreation

& Mandatory Findings of Significance

DETERMINATION
(To be completed by the Lead Agency)

On the basis of this initial evaluation:

| find that the proposed project COULD NOT have a significant effect on the environment, and a 0
NEGATIVE DECLARATION will be prepared.

1 find that although the proposed project could have a significant effect on the environment, there witl 0}
not be a significant effect in this case because the mitigation measures described on an attached sheet
have been added to the project. A NEGATIVE DECLARATION will be prepared.

I find that the proposed project MAY have a significant effect on the environment, and an O
ENVIRONMENTAL IMPACT REPORT is required.

Hfind that the proposed project MAY have a significant effeci(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.” An ENVIRONMENTAL IMPACT REPORT is required, buf it must

analyze only the effect(s) that remain to be addressed.

Signature Date
Darren R. Nash Associate Planner
Printed Name Title

Initial Study-Page 3
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1. A brief explanation is required for all answers except “No Impact” answers that are adequately supported by
the information sources a lead agency cites in the parentheses following each question. A “No Impax ct”
answer is adequately supported if the referenced information sources show that the impact simply does syot
apply to the project. A “No Impact” answer should be explained where it is based on project-specific facteors

as well as general standards.

2. All answers must take account of the whole action involved. 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 operatiora|

impacts.

3. “Potentially Significant Impact” is appropriate, if an effect is significant or potentially significant, or if_ thg_le ad
agency facks information to make a finding of insignificance. If there are one or more “Potentiaily Significzant
impact” entries when the determination is made, preparation of an Environmental impact Report s

warranted.

4. “Potentially Significant Impact Unless Mitigated” applies where the incorporation of mitigation measures h as
reduced an effect from “Potentially Significant Impact” to a “Less than Significant impacl.” The lead agerycy
must describe the mitigation measures, and briefly explain how they reduce the effect to a less than
significant ievel (mitigation measures from Section XVII, “Earlier Analyses,” may be cross-referenced).

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effexct
has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c}3)}D). Earlier
analyses are discussed in Section XVII at the end of the checklist.

6. References to information sources for potential impacts (e.g., general plans, zoning ordinances) have been
incorporated into the checklist. A source list has been provided in Section XVII. Other sources used or
individuals contacted have been cited in the respective discussions.

7. The foliowing checklist has been formatted after Appendix | of Chapter 3, Title 14, Cdlifornia Code of
Regulations, but has been augmented to reflect the needs and requirements of the City of Paso Robles,

Note: Standard Conditions of Approval: The City imposes standard conditions of approval on projects which
are considered to be components of or modifications to the project, some of these standard conditions
also result in reducing or minimizing environmental impacts to a level of insignificance. However,
because they are considered part of the project, they have not been identified as mitigation measures.
For the readers’ information, a list of applicable standard conditions identified in the discussions has
been provided as an attachment to this document.

SAMPLE QUESTION:
Fotentially
Significant
Potentially Unless tess Than
Significant  Mitigation Significant
ISSUES (and Supporting Information Sources): impact Incorporated  Impact No impact
Would the proposaf result in or expose people to potential
impacts involving:
Landslides or Mudfiows? ad O 0 1%}

Discussion: The attached source list explains that 1 is the Paso
Robles General Plan and 6 is a {opographical map of the area
which show that the area is located in a fiat area. {Note: This
response probably would not require further explanation).

Initial Study-Page 4
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Potentially

Significant
Potentially Unless Less Than
Significant  Mitigation Significant
[SSUES (and Supporting Information Sources): impact incorporated Impact No  Impact
f. LAND USE AND PLANNING. Would the Proposal:
O & i

a) Conflict with general plan designation or zoning? 8

Discussion: The 347 +/- acres of land in which the resort and 18-hole golf course are proposed to be located
has a General Plan designation of Parks and Open Space {POS) and the zoning is also POS. Table
21.16.200 of the Zoning Code, Permitted Land Uses for All Zones Districts, would allow Resort Hotes(s with
Golf Courses as accessory uses with the approval of a Conditional Use Permit within the POS and AG Zones.
The 39+/- acre parce! that is bounded by Dry Creek Road on the north is zoned AG and the plans propose a 9-
hole "executive" type course on that part of the site. As previously stated, golf courses are permittecd as an
accessory to a Resort/Hotel development with the approval of a Conditional Use Permit.

b) Conflict with applicabie environmental plans or policies O a O #

adopted by agencies with jurisdiction over the project?

Discussion: Since the City of Paso Robles has jurisdiction over the property; there are not any existing
environmental plans or policies adopted by other agencies.

¢) Be incompatible with existing land use in the vicinity? £ O 4} ||

Discussion: Surrounding uses include industrial parcels to the north of Dry Creek Road, single family/rural
density parcels to the west and east, and the Hunter Ranch Golf Course across Highway 46 io the south. The
Hotel/Resort along with the golf course uses could introduce some different iand uses to this area of the City.

The size and physical characteristics of the Black Ranch site would allow adequate room to provide vineyards
and/or other forms of buffering of recreational and commercial activity from adjoining residential and
agricultural uses. Land use incompatibility is not considered a significant impact of the proposal.

d} Affect agricultural resources or operations {e.g., impacts | (] 5] |

to soils or farmlands, or impacts from incompatible
uses)?

Discussion: See L(c).

€) Disrupt or divide the physical arrangement of an O O O %]
established community (including a low-income or
minority community)?

Dispuss?on: The existing pattern of development within the area consists primarily of low density/rural
residential deveiopment (20-40 acre parcels) and agricultural uses. The proposed resort development will be
consistent with the adjoining land uses.

iIl. POPULATION AND HOUSING. Would the proposal;

a) Cumulatively exceed official regional or focal population " O 0 |
projections?

Discussion: No new residential density is proposed or permitted within the site. Based on these tactors, this
project would not exceed local population projections.
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Potentially

Significant
Potentially  Unless Less Than
Significant  Mitigation Significant
ISSUES (and Supporting Information Sources): impact Incorporated  Impact N Imp:
b) Induce substantial growth in an area either directly or O (i %} 0
indirectly (e.g., through projects in an undeveloped area
or extension of major infrastructure)?
Discussion: While development of a visitor serving resort and golf course use would require tl'!e extexnsion of
sewer and water infrastructure to the site, City General Plan policies would prohibit the mt_roduction of
additional residential density in the Airport Area. Also, the POS zoning does not permlt rer sidential
development.  Any additional residential density beyond the current minimum lot size within the Ag ricultural
zoning disfrict would not be expected.
¢} Displace existing housing, especially affordable | | %] (]

housing?

Discussion: There are five existing dwelling units within the site. Two of these are mobile homes.  Afl five
units were built or moved onto the property over the course of 30 to 40 years as private homes and/or worker
quarters and are now currently rented out. These residences would be removed with the construction of the

project. These five homes would no longer be part of the rental market.

The City has an aggressive housing program in place that provides subsidies for first ime homebuyers and
tow interest loans for housing related infrastructure and improvements. The elimination of five dwelling units
from the City and County’s housing market is not considered significant in light of the City’s existing housing
programs and proportionately higher ratio of affordable homes within San Luis Obispo County.

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

a)

b)

c)

Fault rupture? O O M O
Discussion: This portion of San Luis Obispo County (generally the Paso Robles area) is located at ihe far
southerly end of the Salinas Valley which also extends up into Monterey County. There are two known fault
Zones on either side of this valley. The San Marco-Rinconada Fauit system runs on the west side of the valley.
The San Andreas Fault is on the east side of the valtey 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. Soils reports and structural engineering in accordance
with local seismic influences would be applied in conjunction with any new development proposal. Based on
standardly-applied conditions of approval, the potential for fault rupture and exposure of persons or property to
seismic hazards is not considered significant.

Seismic ground shaking? O O M ]
Discussion: See the response to Section lil{a). Based on that response, the potential for exposure of persons
or property to seismic hazards is not considered significant.

Seismic ground failure, including liquefaction? O O ] O

Discussion: The City’s General Plan contains public safety policies that would require special attention to
projects with potential for liquefaction. The seasonal Dry Creek stream channel bisects the site from east
west. If development were proposed in the vicinity of this channel, City policies would require geotechnical

Initial Study-Page 6
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Potentially

Significant
Potentially Unless Less Than
Significant  Mitigation Significant
ISSUES (and Supporting Information Sources): Impact Incorporated  Impact N © Impact

documentation as part of development application review. Also, see the response to Section [ll{a). E3ased on
the above discussion, the potential for exposure of persons or property to seismic hazards, including

liquefaction is not considered significant.

d) Seiche, tsunami, or volcanic hazard? O ] 0 |

Discussion: The project site is not located in an area identified at risk for seiche, tsunami, or volcanic Fazards,

e) Landslides or Mudflows? 0 O 7] O
Discussion: The majority of the site is comprised of the Arbuckle series (Positas), and Sesame Loamy . These
soil complexes are prone to erosion. This is not atypical of surrounding lands that have been develo ped with
golf course (e.g. Hunter Ranch Golf Course) or commercial development (City Airport area). Any devezlopment
proposal would need to appropriately document the underlying characteristics of the soil where new
development was proposed in accordance with City policies and Uniform Building Code. Erosiory control
measures would be incorporated into any future development proposal to keep standard erosion corcerns in
check. Based on the above discussion and future standard measures for new development, the potential for

landslide is not considered significant.

f) Erosion, changes in topography or unstable soil O D | g

conditions from excavation, grading, or fill?

Discussion: See the discussion in Section flie). In addition to standard erosion control measures being part
the project development, al! grading would be subject to standard conditions of approval ensuring that soils
conditions are suitable for the proposed structures and improvements. As such, no significant impacts are

anticipated.

g} Subsidence of the land? | O & 1

Discussion: See the discussion in Sections !l (e) and (f) above. No significant adverse impacts are
anticipated.

h} Expansive soils? 0 £ 1 O

Discussion: See the discussion in Sections i (e) and (f) above. No significant adverse impacts are

anticipated.
i) Unique geologic or physical features? O a 5] O
IV. WATER. Would the proposal result in:
a} Changes in absorption rates, drainage patterns, or the O %} a 0

rate and amount of surface runoff?

Discussion: The City of Paso Robles has standard policies and conditions in place to require all new
development to provide detailed grading and drainage information in conjunction with new development. A
hydroiogical study was submitted with the project. The report had the following conclusions:

Initial Study-Page 7

Agenda ltem No. 4 - Page 14 of 141



Potentially

Significant
Potentially  Unless Less Than
Significant  Mitigation Significant
ISSUES (and Supporting Information Sources): Impact Incorporated Impact N Imp:

b)

d)

Dry Creek’s totaf watershed consists of 13,490 acres, with the upper sub-watershed being
7,130 acres, and the lower of 6,360 acres. Even though the watershed size of Dry Creek is
large, its efongated shape creates long times of concentration and lower peak flow rates as
compared to a more circular shaped watershed. The HEC-1 output displays the peak flow
rates and times at the watershed’s point of concentration, the “wave peak” through the roufed
creek channel, and nodes of confluence {junctions). Looking at the point of Dry Creek at
Black Ranch, the peak flow from Dry Creek will occur 3.75-hours after the peak flow from
Black Ranch has left the site and gone downstream in Dry Creek. In more defail, in a 24-hour
storm event, Black Ranch will have its peak flow rate at 10.25-hrs. (w/ 482 cfs), while Dry
Creek’s peak flow rate “wave” will not arrive just upstream of the site until 14.00-hrs. (w/ 1525
cfs). The peak flow rate at the confluence of the Dry Creek and Black Ranch watersheds
occurs at 13.92-hrs. (w/ 1585 cfs).

it can be seen that the peak flow or “wave” of storm water coming down Dry Creek fo the site
will not occur until almost 4-hours after Black Ranch's peak flow rate has already happened
and moved downstream. Therefore, it would seem reasonable to say that detention of on-sife
runoff of Black Ranch to Dry Creek would not be necessary to mitigate increases to Dry
Creek’s peak fiow rates passing through the project. Direct discharge of the project’s runoff to
Dry Creek would be in conformance with the existing fag between their watersheds.

The City Engineer has reviewed the report and has concluded that Mitigation Measures need to be axdded to
address the channeling of runoff into improved storm drain facilities. A mitigation measure is also needed to
ensure adequate protection of oak trees that will remain on-site after construction is compiete. With the
mitigation measures, drainage impacts are considered to be a less than significant impact at this time.

W-1:  Detention and storm drain systems will be channeled to storm drainage facilities to be reviewed a.. .
approved by the City Engineer. Storm water discharge from the proposed development will be designed to
maintain historic flows to off-site channels.

W-2: Drainage patierns will not be altered to allow new runoff to drain into the drip line of existing oak trees.

&

Exposure of people or property to water related hazards a O |

such as flooding?

Discussion: The seasonal Dry Creek strearn channel traverses this site, but the majority of the project area is
located outside any floodplain zones as identified by the City of Paso Robles's Flood Hazard Area Map
showing 100- and 500-year flood zones. See Attachment 10 to this document for the delineation of flood
areas. Based on the standardly-applied conditions of approval utilized by the City, the proposed development
is not anticipated to impose any significant adverse flooding impacts.

Discharge into surface waters or other alteration of a i %} a
surface water quality {e.g., temperature, dissolved
oxygen or turhidity)?

Changes in the amount of surface water in any water O O 15} O
body?

Discussion: There are several man-made reservoirs on the project site used for cattle grazing, stock pond
purposes. These ponds are proposed to be enhanced in conjunction with the site development. {¢* -
understood at this time that these ponds would be under the jurisdiction of the United States Army Corp
Engineers because of their wetland characteristics. All future development and/or discharge to these man-
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made ponds would be subject to Corps permits. However, outside of these man-made feature_s th'ere are not
any bodies of water that would be affected by this proposal. The Dry Creek stream channel is discur sssed in
other portions of this Section. No adverse impacts to a body of water are anticipated.

e} Changes in currents, or the course or direction of water a O & 0

movement?

Discussion: The seasonal Dry Creek stream channel traverses the site from east to west, flowing towrard the
Huerhuero River seasonal channel. The Dry Creek streambed is located within mapped 100-year floocd areas
and is also identified within the Biological Resource Assessment Report as having value as a  wildlife
movement corridor. Although the golif course would be focated near the creek, there would not be a ch |ange in
the course of direction of the creek. There are some bridges that would be placed over the creek in rder to
connect the two sides, but the course of direction would not be changed. Based on the identified con straints
associated with the channel, the development on the site has been designed so as to minimize encroachment
and impact to the natural course, Mitigation measures recommended in Section VI (biology) will protect the
current perennial watercourse and, therefore, no adverse impact is anticipated.

f) Change in the quantity of ground waters, either through 0 0
direct additions or withdrawals, or through interception of
an aquifer by cuts or excavations or through substantial
loss of groundwater recharge capability?

Discussion: There are two wells existing on the Black Ranch site. These wells service the five existing homes
and supply the man-made stock ponds as well. One well is located near the Eberle Winery property at the
southwest edge of the property. The other well is located northwest of the main stock pond.

The development would require connection to the City's domestic water system. The golf course is tikel vy to be
irrigated through the continued active use of the on-site wells. The EIR prepared for the Huerhuero Golf
Course (west side of Airport Road, south of Dry Creek Road) analyzed the potential impacts of golf course
irrigation on groundwater withdrawal and recharge capabilities. Exiensive pump testing was conducted and
computer modeling was done to simutate pumping activity for the needs of a golf course. The irrigation needs
for the golf course were projected to be 350-acre feet per year. The conclusion of that study was that the
proposed Huerhuero golf course well pumping at an annual volume of 350-acre feet per year would not
adversely impact wells at distances of 2,000 feet or greater, and that wells at distances from 500 to 2,000 feet

would only be marginally impacted.

The projected irrigation needs for the Black Ranch golf course are not expected to exceed those analyzed
within the Huerhuero Golf Course EIR. Based on the past analysis conducted for the Huerhuero golf course,
the conclusions of that study, and that the existing Black Ranch wells are actively used already, the
incremental change in water withdrawal on the site to serve a future golf course would be considered less than

significant.
g) Altered direction or rate of flow of groundwater? L O 10| d

Discussion: See the discussion in Section IV(f) above. Based on that discussion, impacts to groundwater are
considered to be less than significant.

h) impacts to groundwater quality? a v 3 |

Discussion: Any future use of chemical application to the goif course would be applied in compliance with the
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Agricultural Commissioner’s permitting requirements (inclusive of fertilizers and any pesticide application). A
standard requirement for golf courses is for all chemical applications to be regulated through an Intexgrated
Goif Course Management Plan (IGCMP) that establishes operational parameters to minimize imp acts to
groundwater and the surrounding environment. Example operational measures within an IGCMP wouldl e the
prohibition of chemical application during heavy rain flows, appropriate storage (including containmen ) of alf
herbicides and pesticides, and the limitation on number of times a year that each can be applied. A project
specific IGCMP would be required at such time that an actual development application were propos e€d and
permitting of chemical appiications would be the purview of the Agricuftural Commissioner.

There are six seplic systems that exist on the Black Ranch property at this time. Future site development
would extend City sewer service to the site and eliminate the need to maintain these ground leach sysstems.
Standard conditions of future project development would require these septic systems fo be appro priately
abandoned, thereby eliminating an existing potential source of groundwater contaminate.

Based on the above discussions and mitigations to be practiced for future chemical applications, &and the
elimination of on-site septic systems, potential impacts to groundwater supplies is considered to be potentially
significant, but able to be mitigated at the time a project is proposed.

Mitigation practices to be impiemented:

W-3:  Applied irrigation rates will utilize local evapotranspiration information fo reduce the amount of
groundwater infiltration by irrigation water.

W-4:  Fertilizer will not be applied within 24 hours before a predicted rainfall to minimize leaching by
rainwater, and solls will be tested and monitored for nutrient levels to ensure fertilizer application rates maic’
uptake rates by turf grasses. Such monitoring shall be conducted annually by the course management an
the resuits made available to the Agricultural Commissioner.

W-5:  The Applicant wili develop an Integrated Golf Course Management Program (IGCMP) with s pecific
guidelines on the use of pesticides and fertilizers to reduce the use of chemical applications that could
contaminate the ground water. Pest Management practices to be addressed in the Plan are:

* Anti-back siphoning devices shall be used in application equipment to reduce the potential for pesticide
contamination of groundwater of other water supplies during irrigation.

* Slow release organic fertilizers will be used wherever possible as an effective biological method to help
suppress many turf pathogens.

* The use of bacterial additives to enhance nitrogen uptake and improve turf disease resistance shall be
considered when these become commercially available.

® All chemicals shall be applied by or under the supervision of a trained, licensed operator following all
manufacturer’s directions for proper chemicalffertilization application and container disposal procedures.

® To act as a buffer between turf and natural vegetation zones, a band of native perennial grass shall be
established adjacent to the short rough. This buffer will filter the non-point source fertilizer runoff.

Substantial reduction in the amount of groundwater O a | [
otherwise available for public water supplies?

Discussion: See the discussion in Section V(f) above. Based on that discussion, no substantial reduction in
ground water supply is expected.
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V. AIR QUALITY. Would the proposal:
&) Violate any air quality standard or contribute to an O ) O (|

b)

d)

existing or projected air quality violation?

Discussion: The San Luis Obispo County area is a non-attainment area for the State standards for 020 e and
suspended particulate matter. The SLO County Air Pollution Control District (APCD) administers a permit

“system to ensure that stationary sources do not collectively create emissions that would cause local and state

standards to be exceeded. The potential for future project development to create adverse air quality irnpacts
falls generally into two categories: Short-term and long-term impacts.

Short-term impacts are associated with the grading and development portion of a project where earthwork
generates dust, but the impact ends when construction is complete. Long-term impacts are related to the
ongoing operational characteristics of a project and are generally refated to vehicular trip generation and the
level of offensiveness of the on-site activity being developed.

Marro Group, Inc. Environmental Consultants has prepared a Comprehensive Air Quality Mitigation P lan for
the Black Ranch Resort project. The plan has been prepared to assist the APCD in the review of emissions
that would result from the project. The plan outlines the short-term and long-term emissions the project would
produce and the necessary mitigation measures that would be necessary in order to reduce the amowunt of
emissions to a level of insignificance.,

The project was submitted to the APCD for their review and comment. Their initial comments were that the
proposed project has the potential to exceed the District Tier Il (25!bs./day) CEQA significance thresholds for
the construction and operations phase emissions. However, the APCD agreed to consider a compreh ensive
air quality mitigation plan that would reduce the impacts from the project to a level of insignificance.

In response to the initial comments from APCD, the Applicant submitted a Comprehensive Air Quuality
Mitigation Plan performed by the Morro Group. The Plan concluded that the proposed development of the
Black Ranch Resort could be mitigated to a level of impacts considered fo be less than significaryt, Al
appropriate and feasible mitigation measures have been assigned to the project to reduce both shortterm and
long-term project emissions. Implementation of the assigned mitigation measures will reduce short-term
conslruction and long-term operational emissions. A complete listing of the mitigation measures is included in
Attachment 9 as well as in the Mitigation Monitoring Table.

Mitigation shall consist of implementing the on-site and off-site mitigation measures contained in the Air Quality
Management Pian identified as AQ-1 through AQ-21 in the Mitigation Monitoring Plan.

Expose sensitive receptors to pofiutants? a () O [N

Discussion: The rural development character of the area would result in natural buffering between existing
dwelling units and proposed development. However, there would be short-term exposure of peopie to
construction dust and odors. There are dust control measures and construction circulation plans that could be
established in the future to help reduce those impacts to the greatest degree possible. Appropriate mitigation
measures should be analyzed in conjunction with the quantifying air impacts as described above in Section
V(a).

Alter air movement, moisture, or temperature? O O 1 O

Create objectionable odors?

Discussion: No objectionable odors are anticipated with future project development.
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Vi. TRANSPORTATION/CIRCULATION. Would the proposal result in:
a) Increased vehicle trips or traffic congestion? 0 | O O

Discussion: The conceptual site plan for the Black Ranch project shows two access points for the pro posed
project. The main access would be located on State Route 46 directly across from Hunter Ranch Golff Course
(at one of the existing access points on the property). The conceptual plan also shows potential seccandary
access via a connection through the Eberle Wine tasting Facility.

A Traffic and Circulation Study was prepared by Associated Traffic Engineers of Santa Barbara at the time of
the annexation process. The conclusion of that study is that increased vehicie trips that might result from the
project development scenario would not cause any surrounding intersections to operate at less than Levei of
Service {LOS) C. Maintaining LOS C or better intersections is an established policy of the City's Generzl Plan
Circulation Element. Therefore, the traffic analysis conducted at a program level indicated impacts on e xisting
circulation corridors or intersections is less than significant.

With the submittal of the proposed Development Plan and Conditional Use Permit, a revised traffic study,
prepared by Associated Traffic Engineers was performed. The study concluded that the project addition of
P.M. peak hour traffic would have only a minor effect on the State Route 46/Hunter Ranch Golf Course
intersection. The addition of project traffic to the intersection wouid continue to operate at a Level of Serviice of
C or better {See Attachments 13, 14, 15, 16, 17 and 18).

Although according to the traffic study the project would operate at a Leve! of Service C or better, which would
meet the City's policies, there are mitigation measures the applicant will need fo complete prior to beginning
construction of the project.

ATE within their traffic study identified that as part of the State Route 46 Corridor Improvemnent Project, the
Black Ranch frontage and main access will be improved. State Route 46 will be improved to a <-lane
expressway from Airport Road to east of Shandon. At the main access, the preliminary design indicates that in
addition to widening to 4 lanes, exclusive left-turn and right-turn lanes will be provided on both the eastbound
and westbound approaches. The State Route 46 Corridor Improvement Project is scheduled to begin
construction Spring 2004 and construction will be completed in 2007to 2008.

The project was sent to Caltrans for review where Caltrans identified that the project improvements mentioned
above would need to be in place prior to construction of the Black Ranch Project. RRM Design Group
responded to Caltrans’ comments and agreed that the improvements would be made prior to construction.
Prior to issuance of a grading permit, the following mitigation measures shall be performed to the State
Highway 46 East frontage:

T+1: Construct feft turn channelization to accommodate the eastbound SR 46 Northbound Project driveway
left tum movement. Left turn channelization shall be constructed to full Caltrans Standards.

T-2:  Construct eastbound SR 46 acceleration lane to accommodate the southbound project driveway to
eastbound SR 46 left turn movement. The acceleration lane shall be constructed to full Caltrans Standards.

T-3: Construct right turn channelization to accommodate the westbound SR 46 to northbound project
driveway right turn movement. Right turn channelization shall be constructed to full Caltrans standards.

b) Hazards to safety from design features (e.g., sharp O | a O
curves or dangerous intersections) or incompatible uses
(e.g., farm equipment)?

Discussion: See mitigation measures in Vi{a) which outlines the design features that the applicant will
Initial Study-Page |2
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construct prior to construction of the project. With the construction of the acceleration and turn lanexs, there
should not be hazards to safety from design features and the level of potential significance will be re uced to

less than significant.

c) [Inadequate emergency access or inadequate access to a O & (]

nearby uses?

Discussion: The City of Paso Robles has public safety policies in place that would require two points O F access
for emergency response needs of any future recreational/commercial development. The site has three legal
access points along the Highway 46 corridor and frontage all the way through to Dry Creek Road. There would
not appear to be any problem in providing for two points of access to any future development.

d) Insufficient parking capacity on-site or off-site? a O o o}

Discussion: The development plan for the resort area shows a parking lot to handle all of the nexcessary
parking for the resort. It is anticipated that there would be one large {ot to serve the resort and that other
vehicles such as golf carts would be used to get people around the resort area.

With the future specific development pians for the golf courses, adequate parking would need to be provided
with that plan. With the large area of the Black Ranch site, it is not anticipated that parking wouild be a

problem.

e) Hazards or barriers for pedestrians or bicyclists? d g O %}

Discussion: There are no existing bike circulation routes or pedestrian paths in the vicinity of the project area,
although many of the rural roads within San Luis Obispo County are used for cycling and walking. The
develapment on the site would not interfere with any existing patterns of movement for bicyclists and

pedestrians.

f} Conflicts with adopted policies supporting alternative 0 a O &

transportation (e.g., bus turnouts, bicycle racks)?

Discussion: The City of Paso Robles has General Plan policies in place that encourage the developrment of
facilities that will accommodate alternative forms of transportation whenever possible, The project has room
on site to accommodate bus and limousine drop off areas, bike racks, and the distribution of bus and bike

route information.

g} Rail, waterborne, or air traffic impacts? (] O O [}

Discussion: The Black Ranch area is located in areas 4 and 5 of the City's adopted Airport Land Use Plan,
which would conditionally permit the types of land uses that are programmed for the site at this time. The POS
zoning is located outside of the runway climb-out zones and does not conflict with adopted plans. Consistent
with City policies for development around the airport area, the requirement to record navigation easements
across the property (formalizing the right for air travel above the subject property) will be added as a condition
of approval. There are no conflicts with rail or waterborne traffic.

T-4: Record an avigation easement prior to recordation of any final maps or issuance of any building
permmits.
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VIil. BIOLOGICAL RESOURCES. Would the proposal result in impacts to:
| O .|

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

Discussion: A Biological Resource Assessment was prepared by Gaylene Tupen in 1998 for the p roject in
conjunction with the Black Ranch Annexation (Attachment 5). in addition, Morro Group biologists co nducted
site visits to the Black Ranch site on July 15, 2001, and September 7, 2001, to characterize the present
condition of the property, and to document substantive changes in the environmental setting of the parcel

since the 1998 survey (Attachment 6).

The 2001 Biological Assessment concluded that site conditions are similar to 1998. However, riparian habitats
formally associated with the ponds located at the central and east central portions of the site hasse been
substantially degraded by cattle grazing and trampling. Pond-side vegetation classified as seasonal frex shwater
marsh habitat within the 1998 assessment is largely non-existent during the 2001 site surveys. No other
substantive changes from those noted within the 1998 survey were noted.

A few special-status plant species have potential to occur on site. These plants are Oval-leaved snap dragon,
Salinas milk vetch, dwarf calycadenia, Douglas’ spineflower, and Shining navarretia. In addition, occurrence of
Salinas Valiey goldfields was confirmed during a survey of the southwestern portion of the site. Of these
species, only two require listing in this study, the Dwarf calycadenia and the Shining navarretia. A starvey for
these will be conducted during the appropriate flowering season to identify their presence and location. If
found within development areas, the appropriate mitigation noted below will be required.

Special-status wildlife include Kit Fox, San Joaquin Pocket Mouse, American Badger, Northern Harrier | Whi
tailed Kite, Golden Eagle, Burrowing Owl, and Loggerhead Shrike. Two loggerhead shrikes were observed on
the northern portion of the site. Pre-construction surveys will be required for Kit Fox, Burrowing Owl, and

American Badger.

Both the 1998 and 2001 surveys are attached to this Initial Study. From the surveys is a list of mitigation
measures that once performed would reduce this project to a less than significant impact.

To avoid impacts to special-status plants :

B-1: A qualified botanist shall be retained by the applicant to conduct pre-consfruction surveys for rare
plants in those areas proposed for development on site. These surveys shall be conducted within the
appropriate flowering periods for the various species reported from the area and identified previously within
this report. If rare plant populations are identified within areas likely disturbed by development, the applicant
shall redesign the project to avoid the rare plant populations. Should avoidance not be feasible, the applicant
shall translocate the species to other suitable habitat within the project vicinity in accordance with the
recommendations of the qualified botanist. Should translocation not be possible, new species shall be planted
at a ratio of 2:1. The translocated or replanted species shall be monitored for a period of two (2) years.
Replanting shall be performed so that there is no net loss of species after the two {2) year period.

To avoid impacts to special-status animals:

B-2:  Immediately prior to commencement of construction activities, retain a qualified biologist {USFWS-
approved) to perform pre-construction surveys to monitor all potential Kit Fox dens located within a proposed
development area. The pre-construction surveys shall cover all proposed new development areas containing
oak woodland or grassland habitats. Because Kit Fox can often be highly transient, pre-construction surveys
shall be conducted not more than 30 days in advance of surface disturbance in any particular area. Beca
the proposed project would likely be developed in phases, a new pre-construction survey shall be conducte.
association with each major development phase.
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B-3:  During the pre-construction survey, all evidence of habitat utilization within proposed development
areas shall be documented by the selected biologist. All dens encountered within the survey areas thyat meet
size criteria for Kit Fox shall be identified with wire pin flags and clearly mapped.

B-4: Al dens located within areas proposed for development shall be monitored by the biclogist, as
appropriate, to determine each den’s current utilization status by Kit Fox.

B-5: Al Kit Fox dens determined not to be actively utilized shall be hand excavated under thie direct
supervision of a qualified biologist and immediately filled to prevent re-entry.

B-6:  Any dens determined to be occupied by adults or Kit Fox pups must be documented and imm ediately
reported to the appropriate agencies. Dens occupied by adult fox will be hand excavated by the qualified
biologist after the Kit Fox has left the den. The excavation will then immediately be filled. [f during monitoring
a den is found to be occupied by Kit Fox pups, thereby qualifying as a “natal den”, the den must be left
undisturbed until the young have naturally dispersed. If development proceeds in the immediate vicinity prior
to dispersal of the young, an exclusion zone of 150 feet radius shall be established around the entrance to the
den. No development and construction activities will be alfowed within the exclusion zone establishe cf by the
qualified biologist, until approvai to proceed is provided by USFWS, Specific measures for avoiding impacts to
Kit Fox shall be identified and implemented through consuitation with USFWS and CDFG, and according to

the current protocols for Kit Fox protection.

B-7:  Upon completion of the pre-construction surveys, the qualified biologist shalfl provide a supplemental
report to the appropriate representatives of the USFWS and CDEG.

Regardiess of the results of the pre-construction surveys, the following measures shall be implemented
throughout the duration of proposed construction activities to prevent direct impacts to transient individuals that
frequent the subject property and individuals utitizing dens within proposed development arcas.
Implementation of the following measures will also serve to avoid or minimize disturbance of other important
wildlife species that may frequent the area during construction.

B-8: A worker education briefing shall be conducted for all employees involved with construction of the
proposed facilities. The educational briefing shall include identification of species of concern within the project
vicinity, project mitigation requirements, reporting responsibilities, and penalties for failure of compliance.

B-9:  The boundaries of all work areas shall be delineated by flagging or other clearly visible marking to
minimize surface disturbance associated with possibie vehicle straying.

B-10: Project-related vehicles shall observe a 20-mile per hour speed limit throughout the property to reduce
the potential for impacting Kit Fox.

B-11:  All construction shalf be restricted to within daylight hours to avoid affecting Kit Fox nocturnat activities.

B-12: Al holes or trenches shall be thoroughly inspected for trapped animals prior to filling. In the event that
a trapped or injured Kit Fox is discovered during construction, the USFWS field office in Ventura and local
CDFG representative shall be immediately notified.

B-13: Because Kit Fox are attracted to den-like structures such as pipes, all construction pipes, culverts, or
similar structures with a diameter of 4 inches or greater that area stored within work areas for overnight
periods shall be thoroughly inspected for Kit Fox before the pipe or culvert is buried, capped, or moved. If a Kit
Fox is found inside of a pipe, the pipe shall not be moved until representatives of USFWS and CDFG are

notified.

B-14: Al food-related trash items shall be disposed of in closed containers and removed from associated
construction zones located at the property at least once per wesk.
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B-15: No firearms or pets shall be allowed on site during construction activities.

Preferred mitigation for the loss of habitats for a special-status species such as Kit Fox typically involwes the
replacement of habitats lost or modified by project development.

This project is approximately 386 acres and includes roughly 102 acres of golf course, and 38 acres of
roadways, parking areas, buildings, and other permanent improvements. The remaining 216 acres  will be
largely undisturbed and remain in landscaping and open space. The 102 acres of goif course would not
restrict travel or movement of the Kit Fox. This is consistent with the previously approved Huerhuexro Golf
Course Environmental lmpact Report (EfR). This EIR found that the Golf Course project would result in a “less
than significant impact because (1) the project does not result in physical barriers that would discourage
foraging or movement, and (2) the vast majority of the highest quality habitat on site is retained within natural
open space.” Mitigation for permanent improvements shall be provided as noted below.

B-16: Thirly eight (38) acres of permanent improvements shall be mitigated at a 3:1 ratio consistent with the
Kit Fox Habitat Evaluation Form (attached). This would require that 114 acres be provided for habitat. This
shall be mitigated on site through protection of 114 acres of open space and travel corridors on the Black
Ranch property. The property owner shall improve, maintain, and protect the habitat through an easement or

other agreement. The remaining 102 acres of open space and landscaping would be subject to lesser
restrictions than the 114 acres and would serve as a buffer between the 114-acre habitat and any proposed

improvements.

The conservation area will also serve as replacement habitat for other special-status species potential
occurring on site including, American Badger and Burrowing Owl. General criteria for selection of
conservation area are identified below:

identified replacement habitat shali be contiguous and would preferably be located along an existing wildlife
movement corridor (i.e., dry creek, dense areas of oak woodiand). Areas recommended for avoidance due to
their value as wildlife migration corridor (refer to Figure 2), shall be included as part of the conservation area

located on site.

Replacement habitats shou!d reflect the general characteristics of those habitats proposed for disturbance.

Some passive activities may be allowed within the conservation area, as well as maintenance of a timited
number of access roads. Allowable uses within the conservation area would be subject to approval by CDFG

and USFWS,

Nesting Raptors

B-17: To avoid take of active Raptor nests, necessary tree removals shall be conducted between September
15 and February 15, outside of the typical breeding season. if any tree removals are determined to be
necessary between February 15 and September 15, a Raptor nest survey shall be conducted by a qualified
biologist prior to project implementation and any planned tree removals. The results of the Raptor nest survey
shall be submitted to CDFG, via a letter report. if the biologist determines that a tree slated for removal is
being used by Raptors for nesting at that time, construction in the vicinity of the nest shall be avoided until after
the young have fledged from the nest and achieved independence. If no nesting is found to occur in the
vicinity of proposed development, construction activities could then proceed.
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Discussion: The site is heavily wooded with oak trees, especially within the small arroyos and the sowsthwest
portion of the Black Ranch property. Oak trees are characteristic throughout the project area. The conceptual
development scenario for the site has the golf course traversing the oak areas with minimal impacts.

There are two areas of development for the project. One is the resort area where actual physical development
will occur for the resort building, roads, parking lots and landscaping and the other is the golf cours e grea.
Specific survey information has been provided for the resort area. It has been anticipated that the cons truction

of the resort will result in the removal of four oak trees.

Regarding the oak tree impacts in relation to the rest of the development, including the golf courses, specific
survey information has not been performed. RRM Design Group has created a schematic impact and tree
removal plan (Attachment 4). The plan identifies areas where it is anticipated that oak trees would need to be
pruned and possibly removed. Since the golf course design shown on the schematic plans is conceptual, it is
anticipated that the design will change, so at this time specific oak tree impacts are not known. Howewver, the
current conceptual design that represents a maximized development density shows an impact to

-approximately 4.75 acres of trees over the 386-acre site. This represents 8% of the trees spread throughout

the 59-acre oak woodland canopy.

With the certification of the EIR for the Chandier Ranch in 2000, a threshold for significance was established
regarding significant impacts to oak trees. The threshold established that the loss of oak trees wowuld be
considered significant when the loss is 10 percent or greater of the individual trees on the parcel.

Oak woodlands are considered a sensitive native habitat. Removal or degradation of any amount of the
habitat or individual trees would be considered in many jurisdictions to be a significant impact requiring
mifigation. The City of Paso Robles requires City Council authorization prior to tree removal of oak trees with a
diameter of six inches or greater. Given the fragility of oak woodland habitats, the difficulty in establishing
oaks and the fact the mitigation in the form of new plantings takes decades before significant canopy and
habitat is provided, removal of greater than ten percent of cak woodiand canopy or individual oak trees would

be considered a significant impact.
To minimize impacts to existing oaks and oaks to be preserved:
B-18:  No more than 10% of the existing oak trees or canopy may be removed by development of the site.

B-19:  Prior to construction, identify oak saplings from the development area that are suitable for relocation,
To the extent feasible, saplings should be relocated to adjacent appropriate areas located along the margins of
existing oak woodland, and areas proposed for preservation.

B-20: Replace all individual oak trees that cannot be transplanted and that are proposed for removal at a
ratio of 4 to 1 replacement ratio, or as otherwise required by the City of Paso Robles Oak Tree Ordinance.
Potential oak woodiand mitigation sites shouid closely reflect the characteristics of areas located on site that

have naturally occurring woodiand expansion.

B-21: Prior to construction, retain a qualified biologist or landscape specialist to clearly mark the drip line
area of each tree located outside of, but adjacent to, proposed development areas. The drip line of each free
shall be marked with highly visible flagging or construction fencing.

B-22: During construction, avoid ail soil disturbance, compaction, and grading activities within, and adjacent
to, the associated drip line of each tree.

Initial Study-Page 17

Agenda ltem No. 4 - Page 24 of 141



Potentially

Significant
Paotentially Unless Less Than
Significant  Mitigation Significant

{SSUES (and Supporting Information Sources); Impact Incorporated  Impact No Imp:

d)

B-23: Aftificial irrigation shall not be located adjacent to or within the drip line of existing oalcs trees.
Revegetate and/or mulch disturbed areas located near remaining oaks with appropriate native vege: %ation or

mulch.

Locally designated natural communities (e.q., oak forest, 0 0 8 L]

coastal habitat, etc.)?

Discussion: While there are oak woodlands and varied habitat areas throughout the project area, therex are no
locally designated natural communities on this site. No adverse impacts are anticipated.

Wettand habitat (e.g., marsh, riparian and vernal pool)? ] | 0

Discussion: Open Water/Pond, Freshwater Marsh, Riparian Forest, and Riverwash/Seasonal Drainage and
Vernal Pool habitats were identified on site. Of these habitat types, only the Open Water/Pond and Fre shwater
Marsh areas contain wetlands. These habitats are the result of the artificially created stock ponds, three {3) of
which occur on the site. The development plans have been designed to avoid development and development
impacts around these ponds. Furthermore, the ponds are proposed to be enhanced with native vegetation
that will enhance the habitat value of the ponds. To reduce impacts to the ponds and waterways, directly or
indirectly, the following measures shall be observed by project development.

Open Water/Pond, Freshwater Marsh, Riparian Forest, and Riverwash/Seasonal Drainage

B-24: Implement erosion control measures during construction and limit construction activities to dry weatt
to avoid impacts to wetland habitats refated to increased runoff and sedimentation from development areas.

B-25: During construction, avoid all cleaning and refueling of equipment and vehicles within the vicinities of
existing drainages and associated wetland habitat, as well as in the vicinities of the ponds.

B-26: Following completion of construction-related activities, immediately revegetate ali disturbed and barren
areas with appropriate native vegetation to reduce the risk of erosion and sedimentation in adjacent drainages.

The Biological Resource Assessment that was conducted did not discover any special status species in and
around these wetland areas, but identifies the development sensitivities in building near these features and the
need to obtain appropriate permits as required by Trustee and Responsible Agencies. The early identification
of these sensitive areas and the ability in the future fo adequately review and mitigate impacts on a project-
specific level would reduce this to a less than significant impact.

B-27: In development areas, a qualified biologist shall conduct a wetland delineation to determine precise
boundaries and total area of affected wetfand. Development shall be limited to areas located a minimurm of 50
to 10 feet from the upland extent of the wetland boundary. The distance of the wetland setback shall take into
account the existing functions and values associated with the identified wetland, and the level of intensity of the

proposed adjacent development,

Vernal Pools

Caltrans biologist Mitch Dallas conducted a site survey in March 2001 where he found Vernal Pool Fairy
Shrimp existing in a seasonal vernal pool located near the southwest corner of the Black Ranch. This species
is listed as federally endangered by the United States Fish and Wildlife Service, though it has no special status
in California. The maximum extent of the Vernal Pool Watershed is identified in Attachment 7. The followin~

mitigation measures shall be incorporated into the project.
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€)

B-28: Prior to construction, the applicant shall map, via topographic survey at one foot contours, thex entirety
of the watershed of Poot #1 and Pool #2. The noted watershed boundary shall be clearly flagged in the= field so

that the watershed margin is plainly visible.

- B-29:  The applicant shall reconfigure the proposed golf course to avoid the mapped VPFS watershed

required to be delineated. 1If complete avoidance is not possible or is infeasible, development Writhin the
mapped watershed area shall be minimized fo the extent practicable. Residual impacts to the mapped
watershed (those remaining after minimization) shall be mitigated in coordination with the USFWS.

B-30: During site development, heavy equipment shall not be allowed to operate within the ncated and
flagged watershed. Equipment refueling andior washing shall not be allowed within 50 feet of the flagged

boundary.

B-31: Herbicide andfor pesticide use shall not be aliowed within the delineated watershed boundary.

B-32: Prior to final project design, and over the next two years after construction, the applicant shall retain a
qualified, permitted VPFS biologist to conduct surveys for this species and other sensitive crustaceanms within
vemal pool habitats of the Black Ranch property. The final project design shall be modified accordingly
following the noted surveys and dependent upon their resuits.

Wildlife dispersai or migration corridors? (| (] | (]

Discussion: The Dry Creek streambed serves as a resource for wildlife movement and provides connexctions
to larger movement corridors such as the Huerhuero River. As described in Vli{a) above, the preservation of
114 acres of habitat for Kit Fox will serve to mitigate wildlife dispersal and migration corridors.

VIil. ENERGY AND MINERAL RESCURCES. Would the proposal:

a)

b)

Conflict with adopted energy conservation plans? 0 O a &
Discussion: The rezone and annexation proposals would not conflict with adopled energy conservation
policies for the City of Paso Robles.

Use non-renewable resource in a wasteful and O o 5] O

inefficient manner?

Discussion: The development of the site would result in increased use of fuel and energy. However, the
anticipated energy demands created by the project would be in pace with the overall projected demand that is
planning on being met by providers such as Southern Caiifornia Gas and Pacific Gas and Electric. The impact

would be considered less than significant.

Resultin the loss of availability of a known mineral 0 1
resource that would be of future value to the region and
the residents of the State?

Discussion: Figure LU-5 (Mineral Resources of Regional Significance) within the City of Paso Robles General
Plan does not include this project area within its boundaries and no County resource overlays exist. No
adverse impact from this proposal is anticipated.
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IX. HAZARDS. Would the proposal involve:

a)

b)

c)

d)

A risk of accidental explosion or release of hazardous | O 0 %]
substances (including, but not limited to: Oil, pesticides,
chemicals or radiation)?

Discussior: The project would need to be reviewed for its specific need for storing materials in com pliance
with local, state, and federal regulations. It is anticipated that whatever is required to store chemicals Properly
would be abided by and that the risk of accidental explosion would not be a significant impact.

Possible interference with an emergency response plan O a 0 (2]

or emergency evacuation plan?

Discussion: The Fire Marshal has reviewed the project, and with the proposed access points there doe s not
appear to be a significant impact in regard to emergency response.

The creation of any health hazard or potential hazards? O o O ]

Discussion: No exposure of persons to health hazards is anticipated in conjunction with the development plan
and conditional use permit applications.

Increased fire hazard in areas with flammable brush, | ] i Y]
grass, or trees?

Discussion: Any new site development would need to comply with local and state fire code requirements,
including fire sprinklers, on-site fire hydrants, and demonstration of adequate water pressure for appropriate
fire flows. These are standard mitigation measures that will be applied as conditions of approval to this
project. The potential development of a modern buitding, improved circulation and access to the site, and
irrigated golf course could be considered a positive project impact. No adverse impacts are anticipated.

X. NOISE. Would the proposal result in:

a)

b)

Increases in existing noise levels? 0 a (%] O

Discussion: The construction of the site is anticipated to generate short-term noise impacts. However, since
these are of a shorf-term nature and there are limited sensitive receptors in the area, noise impacts are
determined fo be less than significant.

Exposure of people to severe noise levels? O O O %]

Discussion: The Black Ranch project area is iocated below and between the two airport runways., The main
climb-out zone is to the southwest from runway nine, across Airport Road and Highway 46 East. The City's
Noise Element contains Ldn noise contour lines, which generally follow the climb-out pattern, but do not
intersect with the Black Ranch project area. Existing dwelling units within the development area would not
experience any change in their exposure to the most prominent adjacent noise sources {the City's Airport and
Highway 46 East). New development on this site in the future could expose people to these existing noise
sources. However, the location of the Black Ranch area in relation to airport noise contours, and the ability

mitigate noise through construction techniques, would indicate that noise exposure would not be an anticipat.

impact,
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Xi. PUBLIC SERVICES. Would the proposal have an effect upon, or result in a need for new or aitered govermment
services in any of the following areas:

a)

c)

d)

Fire protection? O a bt O
Discussion: The City currently responds from Station #3, which is located at the airport, and woruld also
automatically dispatch a medical rescue unit from Station #1, which is located downtown. Station #3 is
equipped with a structural pumper, crash fire truck, and a smaller crash and rescue vehicle. The devexlopment
of the property would not have an impact on the City’s ability to provide fire services to this area since the City
is already doing so. In addition, any new development would be required (in accordance with thie City's
standard conditions of approval) to comply with all current fire safety requirements including fire sprinkcling and
on-site fire hydrants. These noted fire safety enhancements, in addition to irrigated improvements, wo uld be a
potential beneficial impact of a future project.

Poalice Protection? 0 O %} |

Discussion: The City of Paso Robles currently responds to calls within the project area. City police officers will
respond, contain the scene, assist in the incident, and prepare the documentation and follow up reporting.

While the increase in service, as a result of the development of the property, would generate an increased
demand on police resources, the impact is anticipated to be less than significant. The uses conditionatly
permitted and envisioned for development within the POS project area (destination resort, vintners center, golf
course and health spa facilities} would typically be fow in their police response needs, especially in comparison
with other commercial activities, The remaining agricultural portions of the project area, based on their fow
residential density and rural character, would be similarly low in polfice response demand needs.

Schools? 0 O a4 |

Discussion: The POS zoning of the site does not permit residential development and would not generate
additional chitdren that would have an impact on the school system. No pianned school sites are in the project
vicinity to be affected by the proposal, nor is there any anticipated increase in residential density. Therefore no

impacts are anticipated.

Maintenance of public facilities, including roads? a O a (74}

Discussion: The majority of adjacent roads to the project area are maintained by either the City of Paso
Raobles or the State of California {Caltrans). The majority of Dry Creek Road and all of Airport Road adjacent
to the development area are maintained by the City. Highway 46 is a State Highway and is maintained by
Caltrans. If the project area were developed, there would be no change in maintenance patterns to these
roads.

Other governmental services? (Sources; 11, 13) O Ll ¥ O
Discussion: Services such as fire and police, water and sewer, are discussed in other sections. The City of
Paso Robles has a franchise agreement with Paso Robles Waste Disposal for solid waste services and they
are already servicing this area. Other services currently provided through the County, such as animal control,
would remain unchanged. No adverse impacts are anticipated.
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XU, 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? (W} O O
Discussion: Southern California Gas Company provides service to the Paso Robles area, Therfz are  existing
underground gas service lines that serve properties at the City Airport and ifs vicinity. At such time that new
construction within the project area were proposed, it would be necessary to coordinate constructlon. tresnching
and site work with Southem California Gas to assure appropriate extension of services. The projecst is not
anticipated to interfere with gas services or create an unmet demand.

b) Communication systems? O a ] O

Discussion: The Pacific Be!l Company provides service to the Paso Robles and County areas. The project is
not anticipated to interfere with phone/communication services.

c) Local or regional water treatment or distribution 0 a & a

facilities?

Discussion: Any future development would need to extend water distribution lines to connect to the City of
Paso Robles’ domestic water supply. The City has a number of existing wells in the vicinity of the project area
(Dry Creek Weli and the Fox Well near Airport Road). The closest water line to the project is northy of Dry
Creek Road. The Applicant's plans propose a looped system that will connect the waterlines near Airpe
Road to Dry Creek Road. The City's Water Master Plan includes the Biack Ranch project area within
ultimate buitd-out projections, and a preliminary concept for distribution lines to this area is included in
Attachment 11 (See also the discussion in Section Xl (g). below.). With the City's existing water resources, its
active participation in the securing of future resources, and master planning in place for future distribution
beyond current city boundaries, make potential impacts to water treatment and distribution a less than
significant impaci.

d) Sewer or septic tanks? 0 8 & [l

Discussion: The City's Sewer Master Plan includes the Black Ranch project area within its build-out
projections for the airport area. The Master Plan indicates that a 15-inch sewer main is proposed o collect
flow from the east side of the Biack Ranch area. The preliminary sewer distribution concept for the area would
likely involve the construction of a lift station on Airport Road as well as a series of sewer mains along Airport
Road andfor Dry Creek Road. The projected wastewater demand from this project is the same as the water
projections of 46,980 gallons per day based on the conceptual site programming for the proposed POS area.
The Applicant’s plans anticipate extending the lines to tie into the public sewer. The amount of wastewater
(sewer) demand associated with the project appears to be adequately accommodated within the City's Sewer
Master Plans and potential impacts from increased demand would be considered less than significant.

e) Storm water drainage? g g I O

Discussion: The size of the property and the relatively low site coverage proposed for the development would
result in less than significant impact to the storm water system. See additional discussion and mitigation
measures in Section IV.
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f)

Solid waste disposal?

Discussion: Paso Robles Waste Disposal, a private company, provides solid waste service to thes Paso
Robles incorporated and unincorporated areas. The City of Paso Robles maintains its own landfill, which
consists of 80 acres on Highway 46 East, east of the project area. The City's landfiil opened in 1970 and in
1990 was filled to less than half of its capacity. Long-term pians for the landfill include cell expansion to meet
projected future General Plan build-out needs. This project area is within the City's Planning Impact Area that
was included in the master planning for anticipated future service and capacity needs at the tandfill.

Additionally, solid waste service by Paso Robles Waste Disposal and deposits to the landfill are already
generated by this area. Impacts from this project are considered less than significant.

Local or regional water supplies? O a | (|

Discussion: Any future commercial development would need to extend municipal water services in order to
provide an appropriate domestic water source. The City of Paso Robles’ Water Master Plan includes the
Black Ranch area as part of an ultimate build-out scenario. Preliminary infrastructure design within that Naster
Plan indicate a looped water main from Dry Creek to Airport Road. The golf course is proposed {o be irrigated

via on-site wells,

Water service needs were projected for the project based on the site programming of the resort, golf course,
restaurant, spa and vintner's facility. Daily water demand needs were projected to be a total of 46,980 galions
per day {assuming the golf course would be irfigated via existing on-site wells). Based on the City's Water
Master Plan and its accommodation of future service to this area, water service impacts are considered to be
less than significant. See additional discussion and mitigation measures in Section iV,

Xill. AESTHETICS. Would the proposal:

a)

b)

Affect a scenic vista or scenic highway? | & O O

Discussion: The project area is directly adjacent to Highway 46 East, a heavily traveled east/west corridor and
major entrance to the City of Paso Robles. The appearance of the development from Highway 46 would
warrant careful consideration, as this is a visually sensitive corridor. The nature of the uses conceptually
proposed would provide good potential for enhanced architecture and the extensive use of landscaping and
other visually pleasing project features. The future development review process within the City of Paso Robles
would provide an appropriate opportunity for detailed review of visual impacts of new development. In order to
develop the resort area, approximately 45,000 cubic yards of earth will be moved. The golf course area is
anticipated to include an additional 300,000 cubic yards of earth. With the following mitigation measures,
impacts to the scenic corridor would be considered mitigated to a level of less than significant.

AE-1:  Grading shall be designed to balance on-site. All slopes visible from the highway shall be contoured
and graded to appear natural. Al slope and graded areas shall be re-planted with native species, grasses, or
other landscaping, as indicated on the proposed tandscape plan.

Have a demonstrable negative aesthetic effect? O 4 %] O

Discussion: Based on the discussion in Section Xlli(a), potential aesthetic impacts associated with this project
and potential future development would be considered less than significant.
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¢) Create light or glare?

Discussion: Standard conditions of approval for the development including any golf course/drivingy range
tighting will required that any exterior fight shall be fully shieided, with no exposed lens. Cut-sheets of the light
fixtures wili be required to be reviewed by City Staff prior to installation.

XIV. CULTURAL RESOURCES. Would the proposal:
a) Disturb paleontological resources? (] U | a

Discussion: The geologic history of the Paso Robles area would not indicate that there is the pote ritial for
paleontological resources to exist or be impacted by the project.

b) Disturb archaeological resources? a a ] 0

Discussion: The Paso Robles area has been classified as territory occupied by the Migueleno Salinan and the
Obispeno Chumash Native California populations. Past community populations have been evideryced at
several sites within the Paso Robles area and unincorporated portions of the surrounding County.
Archaeological records for the Paso Rables area and recent cultural resource surveys conducted for
properties in close proximity to this project area (Huerhuero Golf Course by Clay Singer —1996, zand the
Mundee Property by Thor Conway — 1997) did not result in the finding of heritage resources.

An Archaeological Surface Survey has been performed for the Black Ranch site by Thor Conway. The surve
was completed on August 24, 2001. The survey concluded as follows:

“The Black Ranch property can be characterized as having low potential for archeological
resources based upon the results of the surface survey. It is recommendsd that further
archaeological studies not be required during development of the property".

¢} Affect historical resources? | | %] |

Discussion: The Black Ranch study area does not have historic era structures or roads until 1940's as stated
in the study by Thor Conway. Aiso noted in the study is that the "this carfographic information suggests that
there is a low potential for historic era cultural resources older that sixty years old within the study area”.

d} Have the potential to cause a physical change, which 0 O 0
would affect unique ethnic cultural values?

Discussion: Based on the discussion contained in Section XiV(b&c) above, the potential to impact unique
cultural values would be considered less than significant.

e} Restrict existing religious or sacred uses within the O O (4 O
potential impact area?

Discussion: Based on the discussion contained in Section Xill{b&c) and the ability to further review potential
impacts to cuftural resources in conjunction with a specific development proposal, impacts from this rezone
and annexation proposal would be considered less than significant.
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XV.RECREATION. Would the proposal:

a} Increase the demand for neighborhood or regional parks 0O O

] O
or other recreational facilities?

Discussion: The praposed project does not have the potential to increase residential density within thex project
area. Typically, increased residential density would be the factor associated with an increased dema ridineed
for recreational facilities. This would provide private recreational facilities that can help in of F-setting
recreational demands within the surrounding communities. Impacts to recreational needs as a result of this
proposal are considered less than significant.

Affect existing recreational opportunities? a a 0 %]
Discussion: The closest public recreational area to this project site is Barney Schwartz Regional Park located
on the Union Road, south of Highway 46. There is private recreation (the Hunter Ranch Golf Course) located
directly across Highway 46 to the south. This project would not have the ability to impact those recreaticnai
sources.

XVI. MANDATORY FINDINGS OF SIGNIFICANCE.

a)

b)

¢}
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Does the project have the potential to degrade the a a & (]
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 tistory or

prehistory?

Discussion: The project is located in an area where there are identified sensitive and valuable plant and
wildlife habitats (See discussion contained in Section VIl — Biology). Similarly, there could be potenitial for
cultural resources to exist within the project area. With the inclusion of project specific mitigation measures,
implementation of the conditions of approval, and implementation of the mitigation monitoring plan the
potential impacts will be mitigated to a less than significant level,

Does the praject have the potential to achieve short- g O | 0
term, to the disadvantage of long-term environmental
goals?

Discussion: The proposed project is consistent with the future service and deveiopment expectations
associated with the area being within the City of Paso Robles’ Sphere of Influence. The development of the
project appears to be consistent with the City's General Plan policies.

Does the project have impacts that are individually a O & O
fimited, but cumulatively considerable? ("Cumulatively
considerabie” means that the incremental effects of a
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d)

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.)

Discussion: The City'’s General Plan included this area in its framework for future planning (the P lanning
Impact Area). Additionally, this area has been included within the City’'s Sewer and Water Master Plans both
for capacity and infrastructure design. Traffic analysis has been conducted for the potential build-ut of a
destination resort, golf course, and vintners facility on both a short- and long-term cumulative impact basis.
These studies and documents appropriately document long-range cumulative possibilities associated wvith this
proposal, demonstrating impacts to be less than significant.

Does the project have environmental effects that will a a “ O
cause substantial adverse effects on human beings,
either directly or indirectly?

Discussion: With the incorporation of mitigation measures identified in this document, the project is
anticipated to have a less than significant effect on human beings.

1400059/Environmental/initial Study/Initial Study-JK
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RESOLUTION NO.: 04-008

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF EL PASO DE ROBLES
APPROVING THE BLACK RANCH RESORT PROJECT, PLANNED DEVELOPMENT 01-025
(RRM DESIGN GROUP FOR MATT MASIA, BLACK’S HATCHERY & TURKEY FARM)

APN: 025-431-044, -045, AND -049

WHEREAS, Planned Development 01-025 has been filed by RRM Design Group on behalf of Mr. Matt
Masia for Black’s Hatchery & Turkey Farm; and

WHEREAS, Planned Development 01-025 is a proposal to establish a Master Development Plan for the
proposed Black Ranch resort project on an approximately 386-acre site north of Highway 46 East, south of
Dry Creek Road, and west of Airport Road; and

WHEREAS, Conditional Use Permit 01-017 has been filed in conjunction with the Planned Development
application to allow a resort hotel with a golf course and other ancillary facilities in the Parks and Open Space

(POS) Zoning District; and

WHEREAS, the proposed Black Ranch resort includes a 200 room hotel with an additional 80 casitas
(detached hotel rooms), an 18-hole golf course, a 9-hole executive course, wine information center, outdoor
events area, spa facilities, tennis courts, restaurant, café, golf clubhouse, pool, and conference facilities; and

WHEREAS, the development project applications for the proposed Black Ranch resort would establish the
following:

» The Planned Development would establish the site plan, development standards, architectural theme,
landscaping, phasing, and required infrastructure for the Black Ranch resort; and

* The Conditional Use Permit would establish the allowable land uses for the Black Ranch resort,
including authorizing development and operation of a resort hotel and restaurant with greater than 5,000
square fect of area if determined not to have a significant adverse effect on the economic vitality of the

downtown as required by Ordinance 568 N.S.; and

WHEREAS, the General Plan land use designation is POS (Parks and Open Space) and the Zoning
Ordinance designation is POS (Parks and Open Space), and

WHEREAS, at its January 27, 2004 meeting, the Planning Commission held a duly noticed public hearing on
the proposed Black Ranch resort project the public hearing was open an continued at the request of the
Applicant in order to allow additional time to review the project conditions; and

WHEREAS, at its February 10, 2004 meeting, the Planning Commission reopened the public hearing to
accept public testimony on the proposal, including Planned Development 01-025, Conditional Use Permit
01-017, and the environmental review/determination therefore; 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

Aftachment 3
Resolution 04-008
(Black Ranch)
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WHEREAS, the proposed project and proposed uses are subject to and consistent with the 1977 Airport Land
Use Plan; and

WHEREAS, based on the information and analysis contained in the Initial Study, a determination has been
made that the proposed Black Ranch resort project qualifies for adoption of a Mitigated Negative Declaration
and Mitigation Monitoring/Reporting Program/Plan; 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. The proposed Black Ranch resort project will not be detrimental to the City’s efforts to revitalize
Downtown Paso Robles since it is a destination resort hotel with a golf course and other ancillary/related
land uses consistent with the City's Economic Strategy. The proposed Black Ranch resort project is
designed to complement adjacent recreational opportunities and the City’s existing wine industry.
Overnight and dining accommodations are designed to support the guests of the resort facilities.

2. The proposed Planned Development is consistent with the purpose, intent and regulations set forth in
Chapter 21.16F (Parks and Open Space District), Chapter 21.16A (Planned Development Overlay
District Regulations), and Chapter 21.23B (Development Review), as follows:

A. The granting of the Planned Development (PD) will not adversely affect the policies, spirit and intent
of the General Plan, the Zoning Ordinance, and the policies and plans of the City.

Rather, the PD for the Black Ranch resort project implements the City’s goals as expressed in its
General Plan and its Economic Strategy to develop Paso Robles into an “end-destination” tourist
attraction and Central Coast Golf destination. Among other items, implementation of the City’s
Economic Strategy is to include encouraging and supporting development of “resort-quality” golf
courses that would be compatible with the Paso Robles area.

B. The Black Ranch resort project maintains and enhances the significant natural resources on the site.
This has been accomplished through:

* The retention of the majority of the existing oak trees (Separate City Council review/approval to
remove three {3] of the existing oak trees is being sought in order to develop the resort);

¢ The orientation and layout of the developed portion of the Black Ranch site;
* The proposed landscape restoration plan and the extensive tree protection plan; and

¢ The establishment of a readily identifiable, enhanced architectural style. The Craftsman
architectural style is the one selected for the Black Ranch resort, reflecting the character of the
early Californian Bungalow. As the architect of record has indicated:

“This style incorporates natural building materials that compliment the site. The natural
materials (heavy timbers, natural stone, and wood siding) become and extension of the landscape
and appear to be “growing from the soil”. This style was carefully designed to fit with the
historical landscape and architecture found in the surrounding Paso Robles area. You can find
many of the similar architectural details in the historic residential area of Paso Robles. In
addition, to the architecture, the site design concentrated on preserving as many natural oaks
trees and existing site features as possible. As a result, a very small percentage of oak trees will
be affected by the placement of the structures.”

PD 01-025 Black Ranch Reso 2
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C. The Black Ranch resort project is designed to be sensitive to, and blend in with, the natural character
of the site and the surrounding area. This has been accomplished through the following:

* The retention of the existing oak trees as shown on the proposed tree protection plan; and

¢ The proposed restoration of the natural landscape as shown on the landscape restoration plan;
and

*  The establishment of a readily identifiable, enhanced architectural style; and

® The relatively limited area of the site that is set-aside for the resort development as shown on the
schematic grading and drainage plan.

D.  The Black Ranch resort project is consistent with the purpose and intent of the Planned Development
Chapter, the Conditional Use Permit Chapter, and the Parks and Open Space District of the City’s
Zoning Ordinance; and, further, the Black Ranch resort project is not contrary to the public health,
safety and welfare.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de Robles
does hereby approve Planned Development 01-025 subject to the following conditions:

GENERAL CONDITIONS:

1. The Planned Development for the Black Ranch resort project shall not be operative or vested until the
following applications have been approved and put into effect:

A. Mitigated Negative Declaration and Mitigation Monitoring/Reporting Program/Plan;
B. Conditional Use Permit 01-017; and
C. Oak Tree Removal Permit.

2, The Black Ranch resort project shall comply with all Conditions of Approval and Fxhibits contained in
this Resolution and the associated Resolutions for the above-referenced Mitigated Negative Declaration
and Mitigation Monitoring/Reporting Plan/Program, Conditional Use Permit, and Oak Tree Removal

Permit.

3. The Black Ranch resort project shall comply with the checked standard Conditions of Approval, attached
hereto as Exhibit A and incorporated by reference herein.

SITE-SPECIFIC CONDITIONS:

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

4. The Black Ranch resort 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:
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EXHIBIT DESCRIPTION

A Standard Conditions of Approval

B Black Ranch Master Plan — Schematic Landscape Plan

C Black Ranch Master Plan — Schematic Tree Protection Plan

D Black Ranch Master Plan — Schematic Landscape Resort Plan

E Black Ranch Master Plan - Schematic Grading and Drainage Plan

F Black Ranch Master Plan - Schematic Utility Plan

G Black Ranch Master Plan — Site Sections

H Black Ranch Master Plan - Floor Plans & Elevations for the Hotel, Lobby,
Restaurant, & Café

I Black Ranch Master Plan — Casitas Plan and Elevation

J Black Ranch Master Plan — Clubhouse Plan and Elevations

K Black Ranch Mitigation Monitoring/Reporting Plan/Program

5. This Master Development Plan for PD 01-025, together with the City’s General Plan, Economic
Strategy, and Municipal Code as amended, establishes the conceptual framework for development of the
Black Ranch resort project. The Master Development Plan also establishes a Mitigated Negative
Declaration for the project (both Phases 1 and II) and has determined that the Black Ranch project will
not have a significant impact on the environment because of the required mitigation measures.

A. The Master Development Plan for PD 01-025 authorizes Phase 1 and Phase 2 of the Resort
Development for the Black Ranch project (which does not include the golf courses and related
amenities, see condition No. 5C below), subject t0 Development Review Committee (DRC) review
and approval of a Final Development Plan (which Plan is to be in substantial compliance with this
Master Development Plan, the project Conditions of Approval, and the Mitigation
Monitoring/Reporting Plan/Program), DRC review and approval for Phase 1 or 2 of the Resort is to
be obtained prior to issuance of any permits for grading, site development, and/or buildings.

B. The phasing schedule for development for the Black Ranch resort project is as follows (note:
changes may be made to the phasing schedule, building orientation and building size only if found to
be in substantial compliance by the Development Review Committee and/or Planning Commission):
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Black Ranch Resort & Golf Course Phasing Schedule

Phases
Land Use/Facilities I [ 2 | Total
Resort
Hotel Rooms 120 80 200
Casitas 40 40 80
Restaurant: Fine Dining 6,000 sf N/A 6,000 sf
(100 seats)

Restaurant: Café 1,500 sf N/A 1,500 sf
QOutdoor Seating 25 tables N/A 25 tables
Conference Facilities 8,286 st 6,000 sf 14,286 sf
Wine Information Center 1,500 sf N/A 1,500 sf
Health Spa 1,500 sf 1,000 sf 2,500 sf
Outdoor Uses 4 tennis courts N/A 4 tennis courts

Pool Pool

Hot Tub/Spa Hot Tub/Spa

Gardens Gardens
Qutdoor Events Areas South area North area 2 areas
Bus/Overflow Parking 120 spaces N/A 120 spaces
Golf/Clubhouse Parking 161 spaces N/A 161 spaces
Resort Parking 200 spaces 84 spaces 284 spaces
Casitas Parking 40 spaces 40 spaces 80 spaces
Land Use/Facilities |1 [ 2 | Total
Golf Course
Golf Course Clubhouse 10,000 sf N/A 10,000 sf
Championship Golf Course 18 holes N/A 18 holes
Executive Golf Course N/A 9 holes 9 holes
Snack Bar/Pro Shop/Restaurant 1,500 sf N/A 1,500 sf
Golf Cart Storage Building 6,000 sf N/A 6,000 sf
Satellite Restroom 250 sf N/A 250 sf
Maintenance Building 6,000 sf N/A 6,000 sf
Driving Range 289,061 sf N/A 289,061 sf
Putting Green 76,699 sf N/A 76,699 sf
Chipping Green 21,303 sf N/A 2),303 sf

C. Phase I and II of the Golf Course including all associated buildings is subject to Planning Commission
review and approval. The Planning Commission shall review and approve the Final Development Plan
for the golf course (which plan is to be in substantial compliance with this Master Development Plan, the
project Conditions of Approval, and the Mitigation Monitoring/Reporting Plan/Program). The Planning
Commission’s review will focus on, but not be limited to the details of grading/drainage, impacts on oak
trees, oak tree protection measures, golf course amenities, landscaping associated with the golf course,
irrigation and lighting. No new environmental review shall be required if the project is in substantial

compliance as determined by the Planning Commission.

6. This Master Development Plan for PD 01-025, the Black Ranch resort project, together with the City’s
General Plan, Economic Strategy, and Municipal Code as amended, Conditional Use Permit 01-017, and
the Oak Tree Permit allows for development and operation of the following land uses:
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A. Permitted Land Uses for Black Ranch

1.
2,
3.
4,

Resort Hotel with 200 rooms and 80 casitas (detached hotel rooms)
Restaurant — Café (1,500 square feet with an outdoor seating area with 25 tables)
Wine Information Center (1,500 square feet)

Gardens

B. Permitted Accessory/Ancillary Land Uses for Black Ranch

1.
2.
3.

=

Ll

10.
11.
12.
13.
14.

15.

16.

Golf Course with an 18-hote Championship Course and a 9-hole Executive Course
Driving Range, Putting Green, and Chipping Green

Golf Course Clubhouse (10,000 square feet)

Snack Bar/Pro Shop/Restroom (1,500 square feet)

Satellite Restroom (250 square feet)

Golf Cart Storage Building (6,000 square feet)

Maintenance Building (6,000 square feet)

Health Spa (1,500 square feet)

Pool, Hot Tub/Spa, and Tennis Courts (4 courts) for the Resort Hotel and casitas
Restaurant — “Fine Dining” (6,000 square feet, approximately 100 seats)
Conference Facilities and Meeting Rooms (14,286 square feet)
Administrative/Professional Offices in the hotel and in the clubhouse

Outdoor Events in the designated areas in the north and south portions of the site

Crop production (includes dry and irrigated farming, orchards, vineyards) if conforming to
Section 21.16E.040 of the Zoning Ordinance

Temporary Construction Yard in connection with a valid building permit on the site of the
building permit or on an immediately adjacent site, subject to issuance of a Temporary Use
Permit.

Temporary Trailer and/or Building for use as a construction office subject to issuance of a
Temporary Use Permit.

C. Conditionally Permitted Land Uses for Black Ranch

1.

Temporary Special Events with over 400 guests subject to a review and approval of a Temporary
Use Permit; the TUP application shall include parking plans, security and traffic control plans, in
addition to the other application requirements. Temporary Special Events less than 400 guests do not
need a TUP or any City review, unless the special events are above and beyond the usual conference
or on-going activities of the resort/golf course (example: a golf tournament or wedding may not need
a TUP, but a fire works show or rock concert would need a TUP). It is the responsibility of the
operator to identify uses that may need special need by the Police Department.

PD 01-025 Black Ranch Reso 6

Agenda Item No. 4 - Page 39 of 141



2. The land uses listed below are not expressly authorized through the Master Development Plan
for Black Ranch (PD 01-025) and Conditional Use Permit 01-017. While not expressly
authorized herein, any of the following land uses or combination thereof may be established as
part of the Black Ranch resort project subject to issuance of a separate or amended Conditional

Use Permit:
a) Additional restaurants as an accessory to the resort (outdoor seating and liquor service
included);

b) Additional tennis courts;

¢) Racquetball and/or handbali courts;

d) Ball fields, playgrounds, stadiums, and amphitheaters;
€) Museums and/or art galleries;

f) Public Facilities;

g} Parks and/or playgrounds; and

h) Public Utilities Facilities

D. Prohibited Land Uses for Black Ranch

1. Residential land uses are prohibited as a part of the Black Ranch resort. This prohibition is
consistent with the POS General Plan and Zoning designations and is in accordance with General
Plan Land Use Policy LU-1B (Airport Land Use Compatibility), which states that new
residential development is an undesirable land use within the Airport Influence Area and which
requires the City to prohibit further subdivision of land within the Airport Land Use Review
Area (AP Overlay Area) and/or to prohibit changes to General Plan land use designations or a
site’s zoning in such a manner that would accommodate additional dwelling units.

2. Residential land uses are prohibited within the Black Ranch resort since the site located within
the Airport Influence Area of the Paso Robles Municipal Airport and the Airport Land Use
Review Area (AP Overlay Area).

3. The Casitas (detached hotel rooms) shall only be used for transient occupancy use where the
length of stay is limited to no longer than 30 days. Longer stay rental use is prohibited.

7. Prior to issuance of any permits for grading, site development, and/or buildings, a Final Development
Plan for Phase 1 of the Black Ranch resort project shall be filed with the City for Development Review
Committee review and approval (which Plan is to be in substantial compliance with the Master Plan).

A. The Final Development Plan submittal is to be accompanied by submittal of the detailed plans of: (1)
the building architecture, (2) the colors, textures, materials, and finishes of the buildings, site
amenities, and appurtenant facilities, (3) the site and building lighting, (4) the landscaping, the oak
tree protection measures, and the landscape irrigation, (5) the signage program, (6) the precise
grading and drainage, (7) the water system, (8) the sewer system, and (9) the street improvements.

B. The Final Development Plan and the accompanying detailed plans are to be in substantial
conformance with Exhibits B through K, which Exhibits have been incorporated into this Resolution
as per Site Specific Condition No. 4.

C. The Final Development Plan and the accompanying detailed plans are to incorporate use of natural
building materials that complement the site and the elevations of the buildings, and structures are to
be in an architectural style as per the plans, drawings, and details included with the PD application.

D. All accessory elements including but in no way limited to trash enclosures, mechanical screens,
decorative paving, fountains, outdoor lighting, building mounted lighting, tables, chairs, benches,
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and wall/fences shall be consistent with the architectural theme established for the Black Ranch
resort project as shown on the Exhibits B through L.

E. Night lighting will be designed and directed to avoid visibility from Highway 46 and shall not
conflict with airport operations. Cut sheets of outdoor lighting equipment shall be submitted to the
Community Development Department prior to installation for review and approval.

8. This Master Development Plan for PD 01-025 includes a Phasing Plan for the construction of the Black
Ranch resort project. The project has been divided into two (2) separate phases.

A. Unless permits have been issued for Phase 1 and site work has begun, the approval of Planned
Development 01-025 shall expire on January 27, 2010. This January 27, 2010 expiration date may
be extended an additional year by the Planning Commission if, prior to the expiration date, a
complete time extension application has been filed with the City along with the appropriate fees.

B. If permits have been issued for Phase 1 and site work has been initiated prior to January 27, 2010,
the subsequent phase shall have the following expiration date: Phase 2 — January 27, 2014. This
Phase 2 expiration date may be extended an additional year by the Planning Commission if the Phase
1 timeframe for project initiation has been extended.

9. Prior to issuance of any permits for grading, site development, and/or buildings, the property-owner shall
grant and record an avigation easement to the City, in a form approved by the City Attorney, over the
entire project area.

10. Per Section 21.16F.040 (Development Standards) of Chapter 21.16F (Parks and Open Space District),
standards for development of buildings and structures (setbacks, building separations, grading
limitations, architectural requirements, etc...) shall be the same as those specified for the R-1 District,
except as follows:

All buildings shall be setback at lcast 30 feet from the right-of-way of Highway 46 East.

All buildings shall be setback 30 feet from Dry Creek Road.

All buildings shall be setback 10 feet from the eastern and western property lines

No buildings or structures shall be placed with the limits of the watershed surrounding each of the
vernal pools shown on Exhibits B through F and Exhibit K (attached hereto and incorporated herein
by reference).

* Maximum building height shall be in accordance with the height identified on the approval plans and
shall be a maximum of 40-feet above finish grade.

ENVIRONMENTAL MITIGATION AND MITIGATION MONITORING PLAN/PROGRAM

11. The Black Ranch resort project shall be constructed and operated in substantial conformance with the
environmental mitigation measures and mitigation monitoring/reporting program/plan requirements set
forth in Exhibit K (attached hereto and incorporated herein by reference). Among other items, the
environmental mitigation measures and mitigation monitoring/reporting program/plan requirements
address San Joaquin Fit Fox Habitat Preservation, retention of Wetlands and Vernal Pools, and Oak Tree
protection and preservation in accordance with the City’s Oak Tree Preservation Ordinance No. 835
N.S., unless specifically authorized by the City Council to be removed.

A brief overview of the requirements relating to each of these three (3) environmental issue areas are
presented below (refer to Exhibit K for the project specific measures and monitoring/reporting
requirements to be satisfied).

A. San Joaquin Kit Fox/Habitat Preservation (Mitigation Measure B-1)

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
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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
not to exceed $2500 per acre to The Nature Conservancy for a total replacement habitat of 383.4
acres based on the score from the Kit Fox Evaluation Form and Procedure and the CA Fish & Game
replacement of 3-acres for each of the 127.8-acres lost.

B. San Joaquin Kit Fox Protective Measures for Implementation Before and During Construction
(Mitigation Measures B-2 through B-11)

There are 10 protective measures that are to be implemented either (1) prior to the issuance of
permits for grading/construction or (2) during construction to ensure that the construction activities
do not have a direct impact on the San Joaquin Kit Fox.

C. Vernal Pools Mapping (Mitigation Measure B-18)

Prior to construction, the Applicant shall map, via topographic survey at one foot contours, the
entirety of the watershed of Vernal Pools #1 and #2 and shall complete surveys of these potential
vernal pools in winter and spring. The watershed boundary shall be clearly flagged in the field so
that it is plainly visible.

D. Retention of Wetlands and Vernal Pools (Mitigation Measure B-19)

Prior to Final Development Plan approval, the applicant shall reconfigure the Master Plan for the
Black Ranch resort project, including the golf course, to avoid site disturbance, grading, utility
trenching, landscaping, site improvements, golf course pathways, walkways, et cetera within the
mapped watershed of the Vernal Pools and identified wetland areas to satisfaction of the City, any
State Trustee Agency having jurisdiction by law over natural resources (ie, wetlands and vernal
pools), CA Fish & Game, and any Responsible Agency which has discretionary approval power over
the project (eg, USFWS). Herbicide and/or pesticide use shall not be allowed within the delineated
watershed boundary.

E. Vernal Pools: Impact Avoidance (Mitigation Measure B-20)

Prior to final project design and continuing for a period of two years after construction (or other
duration of time as may be required by the USFWS), the Applicant shall retain a qualified, permitted
Vernal Pools Field Survey biologist to conduct field surveys to ensure that the golf course and other
improvements are not adversely impacting the Vernal Pool Habitat. The final project design of the
Master Plan for the Black Ranch resort project shall be modified to avoid disturbance of the mapped
vernal pools following the noted surveys and dependent upon their results.

*  Prior to issuance of a grading or building permit, the applicants Biologist shall confirm with the
California Department of Fish and Game that because the project will be redesigned to stay out
of any areas of the property identified as wetland or vernal pool, that all of the concerns have
been addressed and no mitigation is necessary. The applicant shall provide written
documentation that the necessary agencies have acknowledged that there is no need for
mitigation.

F. Vernal Pools: Conservation Easement (Mitigation Measure B-21)

Prior to Final Development Plan review/approval for Phase 1 of the Black Ranch resort project, the
applicant shall record a conservation easement (or other mechanism) against the property in a
manner and form acceptable to the City Attorney and the Community Development Director or
his’her designee to provide for protection in perpetuity for the vernal pools and their watersheds,
including, but not limited to use restrictions and on-going management program.
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G. Site Preparation & Grading Limitations (Mitigation Measure B-22)

During site development, heavy equipment shall not be allowed to operate within the noted and
flagged watershed and the identified vernal pools and their watersheds. Equipment refueling and/or
washing shall not be allowed within 50 feet of the flagged boundary.

H. Oak Tree Protection and Preservation (Mitigation Measures B-12 to B-16)

i. General Requirements. The existing Oak trees located on the project site shall be protected and
preserved as required in City’s Oak Tree Preservation Ordinance No. 835 N.S, as codified in
Chapter 10.01 - Oak Tree Preservation of the Municipal Code, unless specifically authorized by the
City Council to be removed. None of the three (3) oak trees shown for removal as part of the
Black Ranch resort project have been authorized for removal as part of this Master Development
Plan. Any proposed oak tree removal is subject to separate City Council review and approval as
set forth in the City’s Oak Tree Preservation Ordinance. Any oak trees that may subsequently be
approved for removal by the City Council shall be replaced as so required by the City’s Qak
Tree Preservation Ordinance (Title 10 of the Municipal Code).

ii. Oak Tree Retention or Removal (Phase 1). A modified Master Plan and conceptual site plan
for Phase 1 of the Black Ranch resort project shall be submitted to the Development Review
Committee for verification that:

a} The footprints of the hotel buildings have been modified so that the three (3) oak trees
shown for removal are retained; or

b) Modified plans, drawings, and documents showing where (a) the three (3) existing oak trees
will be transplanted on the site if feasible or (b) where the replacement oak trees will be
planted at the replacement ratio specified in the City’s Oak Tree Preservation Ordinance, if
removal is so authorized by separate action of the City Council. If transplanting is proposed,
a cash deposit equal to the appraised value of the tree or trees shall be deposited with the
City. The appraised value and length of time that the security shall be held will be
established by an International Society of Arboriculture (ISA) certified arborist hired by the
City at the applicant’s cost.

iii. Constructive Notice. Prior to Development Review Committee review/approval of any Final
Development Plans for the Black Ranch resort project, constructive notice of the City’s Oak
Tree Preservation Ordinance and its requirements, the environmental mitigation measures to be
implemented for the Black Ranch project as set forth in Exhibit K (attached hereto and
incorporated herein by reference), and the Conditions shall be recorded against the property in a
manner and form acceptable to the City Attorney and Community Development Director or
his/her designee.

ENGINEERING SITE-SPECIFIC CONDITIONS

12. Two sources of water shall be provided to the project as shown on the preliminary utility plan. Backflow
prevention devices shall be installed at all points of connection.

13. The applicant shall extend a 16-inch water main from the existing 16-inch main in Airport Road
to the project, and through the project in accordance with the City Water Master Plan and as
approved by the City Engineer. Easements shall be dedicated to the City for the placement and
maintenance of the 16-inch water main.
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14. Prior to occupancy of the first building, the applicant shall extend a City sewer line to the project
frontage on Highway 46 East in accordance with plans approved by the City Engineer,

15. The applicant shall enter into an agreement not to protest the formation of an assessment district for the
future improvement of Dry Creek Road, the realignment of Airport Road and intersection improvemeits
at Airport Road and Highway 46 East.

16. Prior to issuance of any permits for grading, site development, and/or buildings, the property-owner shall
provide an irrevocable offer of dedication of public right-of-way to the City, 50-feet wide from the
centerline of Dry Creek Road, adjacent to the subject property.

17. Prior to issuance of any permits for grading, site development, and/or buildings, the property owner or
his authorized representative shall submit improvement plans:

A. For City Engineer review/approval as to their compliance with: (i) these project Conditions of
Approval; (ii) the recommendations of the ATE Traffic and Circulation Study for Black Ranch; (iii)
the environmental mitigation measures and mitigation monitoring plan/program requirements in
Exhibit K (attached hereto and incorporated herein by reference); and (iv) City standards.

B. For City Engineer verification that ail applicable Caltrans requirements, conditions, and permits as
set forth in their letters dated May 1, 2002 and February 1, 2002 have been andfor will be
satisfactorily addressed.

18. In conjunction with the afore-mentioned public improvements and prior to issuance of any building
permits, the property owner or his authorized representative shall construct any or all improvements to
the site’s main entrance/exit along Highway 46 East as recommended by the Traffic Engineer’s Report
and in substantial compliance with the environmental mitigation measures and mitigation monitoring
plan/program requirements set forth in Exhibit K (attached hereto and incorporated herein by reference).

19. The property owner or his authorized representative may request, from the City Council, reimbursement
of expenses for the 16-inch water main extension, which are over and above the proportionate share
required for the Black Ranch resort project.

20. The property owner or his authorized representative may request, from the City Council, reimbursement
of expenses for the sanitary sewer facilities, which are over and above the proportionate share required

for the Black Ranch resort project.

21. Prior to issuance of any building permits, storm water detention facilities shall be designed and
constructed at all discharge points within the project. Natural water courses draining from the project
property shall be protected from silt (during construction and permanently) and from nuisance water
generated from landscape irrigation, agricultural activity or any other source.

22. Prior to issuance of any building permits, the property owner or his authorized representative shall assign the
overlying water rights of the property to the City of Paso Robles in accordance with the City Council
policies and directions at that time, in a form acceptable to the City’s Public Works Department and the City
Attorney. This condition does not apply to hot springs.

23. All domestic water uses, landscape irrigation and golf course irrigation shall be obtained by connection to the
City water system unless the City Council, upon request of the applicant, specifically approves the use of
private sources of water for any of the purposes listed.

EMERGENCY SERVICES/FIRE SITE-SPECIFIC CONDITIONS

24. All secondary and emergency access roads shall meet Uniform Fire Code Specifications as amended and
as follows: (a) width shall be 24 feet or as approved by the City’s Emergency Services/Fire Department;
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(b} vertical clearance shall be 13 feet-6 inches; and (¢) all weather surfaces shall be provided to allow for
all weather driving capabilities and to conform to the requirements contained in the Zoning Ordinance.

25. Prior to start of construction, information shall be submitted to the Emergency Services/Fire Department
showing that required fire flows can be provided to meet all project demands.

26. A directory or annunciator board shall be placed at road entrances showing building locations and
numbers.

27. The provision of on-site water mains, hydrants and adequate flow and pressure are standard City
requirements. Unless waived by the Fire Chief, fire alarm and fire sprinkler systems shall be installed in
all new resort structures,

28. Bridges constructed on primary roads and secondary roads shall be designed and constructed to be
capable of supporting the imposed loads of all Emergency Services/Fire Department apparatus.

PASSED AND ADOPTED THIS 10th day of February, 2004 by the following Roll Call Vote:
AYES: Johnson, Ferravanti, Mattke, Kemper, Flynn, Steinbeck

NOES: None
ABSENT: Hamon

ABSTAIN: None

MA F

ATTEST: ﬂ% a%:///

ROBERT A. LATA, PLANNING COMMISSION SECRETARY

H\darren\PD\BlackRanch\PD 01-025 Resolution
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EXHIBIT A OF RESOLUTION

CITY OF EL PASO DE ROBLES STANDARD DEVELOPMENT CONDITIONS

FOR PLANNED DEVELOPMENTS / CONDITIONAL USE PERMITS

PROJECT #: PD 01-025

APPROVING BODY: PLANNING COMMISSION

DATE OF APPROVAL: JANUARY 27,2004

APPLICANT: RRM DESIGN GROUP FOR MR. MATT MASIA, REPRESENTATIVE

FOR BLACK’S HATCHERY & TURKEY FARM (PROPERTY OWNER)

LOCATION: NORTH OF HIGHWAY 46 EAST. SOUTH OF DRY CREEK ROAD, AND

WEST OF AIRPORT ROAD, PASO ROBLES
(APN 025-431-044, 045, & -049)

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.

B

GENERAL CONDITIONS:

1.

This project approval shall expire on January 27, 2010 unless a time extension request is
{iled with the Community Development Department prior to expiration,

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
apphicable Specific Plans.

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

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 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
1s necessary to permit reasonable operation and use for this approval.

This project is subject to the California Environmental Quality Act (CEQA) which requires
the applicant submit a $25.00 filing fee for the Notice of Determination and an $850.00 fee
for a Mitigated Negative Declaration payable to "County of San Luis Obispo." This fee is
to be submitted to the Community Development Department within 24 hours of project
approval so that it can be 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.
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B 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.

X 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.

2] 16. 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.

X 1. 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 1o be directed downward in such a
manner as o 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.

X 13. All existing and/or new landscaping shall be installed with automatic irrigation systems.

B4 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.

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

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).

5] 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:
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Bd 18. It 1s 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:

X 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.

Bq 2. Prior to the issuance of building permits, the
& Development Review Committee shall approve the following:
il Planning Division Staff shall approve the following:

< a. A detailed site plan indicating the location of all buildings,
structures, parking areas, walking pathways, gardens, the golf
course and associated golf cart pathways, outdoor storage areas,
maintenance buildings, outdoor patios, outdoor amenities, walls,
fences, lighting, signs, and trash enclosures;

124 b. A detailed landscape and irrigation plan;

B4 c. Detailed building elevations of all structures indicating materials,
colors, and architectural treatments;

B4 d. Other: See other requirements as noted in the Planning

Commuission Resolution for PD (1-025.

] 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
occuparncy.

4 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.

ek ko kb ke dok ok deskokok ok ok de s dok R kR ok ok sk bk kb ok e ok sk ok deakok ok dok kR soRok Bk sk kol sk ok Sk gk ok ok sk skoksk ok ek 3
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PUBLIC WORKS DEPARTMENT - The applicant shall contact the Engineering Division at (805)
237-3860, for compliance with the following conditions:

APPLICANT: RRM Design Group PREPARED BY:_JF
REPRESENTATIVE: Mr. John Knight CHECKED BY:
PROJECT: PD 01-025 & CUP 01017 TOPLANNING:___

All conditions marked are applicable to the above referenced project for the phase indicated.
D. PRIOR TO ANY PLAN CHECK:

B4 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:;

] L. 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.

O 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”.

X 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”,
uniess 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 Qak tree is designated for removal, an approved Oak Tree
Removal Permit must be obtained from the City, prior to removal.

X 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-sitc detention/ retention if adequate disposal facilities are not
available, as determined by the City Engineer.

X 5. A Preliminary Soils and/or Geology Report shall be prepared by a registered engineer for
the property {o 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:

X 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.

X 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.

{Adopted by Planning Commission Resolution 94-038) Page 4 of 8
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K4
3 5
X 6
K7

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.

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.

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.

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

Dry Creek Road Collector Street A-11

The owner shall offer to dedicate to the City the following casement(s). The location and
alignment of the easement(s) shall be to the description and satisfaction of the City
Engineer:

. Public Utilities Easement;
. Water Line Easement;

. Sewer Facilities Easement;
. Landscape Easement;

. Storm Drain Easement.

Ao ot

o]

O00XKO

G. PRIOR TO ISSUANCE OF A BUILDING PERMIT:

X 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.

24 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.

B 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.

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

3 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.

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

{Adopted by Planning Commission Resolution 94-038). Page 5 of 8
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Street lights;

Parkway and open space landscaping;

Wall maintenance in conjunction with landscaping;
Graffiti abatement;

Maintenance of open space areas.

agoono
00 o

M 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, VI1-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,

O 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:

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

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

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

B3 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. AH slope
areas shall be protected against erosion by hydroseeding or landscaping.

X 5. The applicant shall install all street names, traffic signs and traffic striping as directed by
the City Engineer.
a 6. If the adjoining existing City street is inadequate for the traffic generated by the project, or

will be severcly 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).

3 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).

O 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).

(Adopted by Planning Commission Resolution 94-038) Page 6 of §
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10.

11.

12,

13.

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.

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.

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 inciuding trench paving restoration shall be at
the developer's expense.

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.

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

***************************************************************************************

PASO ROBLES EMERGENCY SERVICES/FIRE DEPARTMENT - The applicant shall contact the
Emergency Services/Fire Department; (805) 237-3973, for compliance with the following conditions:

1. GENERAL CONDITIONS

X

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 shalt be 300 feet. On-site hydrants
shall be placed as required by the Fire Chief,

Buildimg 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.

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

It 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.

(Adopted by Planning Commission Resolution 94-038) Page 7 of 8
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O 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 {rimming. 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.

X 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.

O 7. Each tract or phase shall provide twe 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.
(Adopted by Planning Commission Resclation 94-038) Page 8 of 8

Agenda Item No. 4 - Page 53 of 141



Q8-T

£10-10 4P 8 ST0-T00d |

:
2002 ‘22 saquiaion

£

e|d 931s odeospuey21)ewWaYos|(\

Mo/

—
e gy ST T
VoM AR WAl T BT 0L $L R ok oaes £t

o N

BIUJIOlI[BO ‘sa[qol osed

L L —
dNOYH NDISTQ WRYL

WidoN

BIUDLUY LB

payainny
1004 1RULE4

fo unag
AWTILTRH

youey yoela

o Hqnpa

NVId dHLSVIN HONVYE ¥MDOVT1d

HONY Y

o s ks mparat
Amaitoey Loy )

Py sirpreg Mot Sy
Pty baabons oy vmanima
vy g oot

- oA T Y eehiry
onduay ) imriend
wnay = [lecsss o]
ey L i oy et d

o aabbebie] ey
ddfeisarin] vnINE e e

vy oy a2
it vy [ crgloreon ]
] B o]
._..E.-.ﬂ-u v nanmmg
- P
sy Semmer

oy Ani Ar
XS 0 02 F = HLQDANNES

ey mlm Wikt ey
e R bt Biein 4

NI Ay Psge sy A dyeg
A Ay ey vintes oy
poonteg boy 3oy AR P
Furmbry G e ol
Friang Buismas ]
Povoias ey pr e

KIH4 5 05 0T - mvs sngr )
et e

b ey ey [t yragusnein-

D ittt Wwiaapge P

Aoy mp e

ey kevay Popaey Py
oy iy pra Y ApLii)
T84 08 O I0 ~ BENVE FYISTNYT

™o Apx ) Iradeng

Pty 4 iy Sy g
) T A ARt
Vourna Il ket T4 09 O3 $6 « SINNI KERNIS
s s s
Py gordhainl ey medum) W VY iy nepadan
SAEE C 08 01, = SOl A o Nrmd franguimid
dnkg Hug Masoydany pnssing
WY eAale enasen
—— P SIL4 OF OF PF = SXNUL T @
S Wiy smplln gy
0 weiy Adg of —— m——r .I.l.l“tc“...i okdng ooy o g
POOY o - it ooy Pymoirns s —
Freacy Mouadatrug .. ¢ o -y ey pertrprmiond
; LFTE 8 08 1« LNEOIY Tt £ LXNL OF 05 S ~ FINVI 3
. . . i

LEIT INVId JILVWEHIS

Agenda Item No. 4 - Page 54 of 141



2%

00on
TOFL 0 ey
TO02 ¥l B:B.mw

€

T R TR T e e BIUIOJI[RYD ‘Sajqoy osed

IOWCH DD W) WM WS 1207 4S M5 At 0o gu0

o

(57 'pT 71 5902} I eseqq

'] osuyq oL . paesdms 20 paunad 2222722
PaAGUIR 0q OF S8 ‘ 29 3q81 990 UM LAY N&\“\\\& "

PSS g NVId SdISVIN HONVY XOV1d Evgguf
A

B e, = .
Mihdy frog \ & ?:nﬂ. uya

ity aariang
s3mss0s0 Yoz J
008 = Bog
> By amg g
-y 2008 00F 002 .0
ssanog J1on

pagsrouep
3q o sdupimg

(@AnRU-UOL)

ueid wor)o223osd 29211 SIIVPWIYOS

LT0-T0 dND 8 STO-10 Dd

ot

LT
) $uTUan NN sapvmas
o) 1oda; rasuogze o sy

LR
-
[T ATANR 0 BT T o, it
N W A
.._ﬁmh-..asnﬁﬁo&-uﬁoa_.s
ey ¢ awsred ey ind 190 o 199 Jeath; p0p'0p Ataieirkosddy o[

“NEE U0 PJTE[EG &9 01 11T F I [TV 6

wpmd aigna
005009 9 COU'00F 94 0 #iaheD) Jiog 2q) 1y 1wedun Sojped pomwnrg g

"R ) JO GUONE A ipataiuy Sumouaz ApEn Sipnda
STONEARIINIONRT 951028 J0F odal WHoGH O 01 J)ey “Iseuyans safoud
#0) £q posordys 2q 758 £:0B4UR S2TUITID 38U 99100 SARGWSY]Y ‘Soedun
9D (0 PIOAT 0) 104 ow Aq paosuow 9q [bn B0T6ea KRR 'L

TRAGRIS 330 R0 RIAR 03 RNt ARAPIAIDY] 94 [[j FRR3 (1Y '9

303 §108 arp o wleap rewy o

Smpmoxof “odar wpoger siwreden v o) 300fgns 84 [[Le T] serg o poroadon
Appuaiod saal), wamuve; panajaz JjoB pue aemed jod s Lq pasosdus

o 4910 3941 £ $3pn[oul [F ooy "umrd eI U0 WaOLE 1Y PYT LIqUING
POUB{IF U39 94T | avRid 1 POSRAPPY WM, B9TT] AI[IUR PO ‘seniiouy

=

! 4qn12 J108 ‘FIPING Mow 9 eapnjsL | wegg

"wosud 0w O poesaappe M1e G0 BT MORGLD] 44 ¥ RUDIOY °§

“Hodat

152008 013 fq p3p gy v pae IPIC 4], X80 =[0G

o Jo A 39 the P Ul WINPT 9 OF QLAY [TV ¥

1931} PARQEING JO ]|

901dwe ¥ Jof wodar 1uoqe o) Jajey wwid sRp 00 TMOGS st edmping

proy yasdy Mig of HOR: 991 4q paroeda; Ajjenvaiod arm vt ssm pasquu [y joN *f

#aosy Aouafirug

youey yoe|d

.atsaks_._aaéwﬁnﬁsao?uz@ﬁ_ﬂw:.ﬂ
D yqiuxg

"E00T $R90I3 0T PATP BOGTY 1Y Wol 1odsd 1k et A

Ty

woder -

Agenda Item No. 4 - Page 55 of 141



~
g

?

-
£eo
Sa
)

!

aoﬁ!
"
afsa
2x?
-t
233
By
i

2
.
I

_

SCHEMATIC PLANT LEGEND

L
Pahes 2oy
SRS

Agenda ltem No. 4 - Page 56 of 141

Fve Fhart £ for Piand List

SIREET TRERS

. i
] E: g
3 3
{300 ¢ 0

240

60" 120

-oi

North

RRM DESIGN GROUP

I3

3

Shaloiniilints

3765 South Himrn Strwel. SURe 1024 Soh Luie bingo, Caltiornig 3401

BLACK RANCH MASTER PLAN

paso robles,

13
Sentember 14, 2001

/5434400 + www.rmnmign.com.
o g, St £3 M ey e, T ks 8 17 - (0, . B

Phonc 808/ 1194+ Fem 00,

california



7-33

~
w
°. =
‘gg urvld s3vurteip puev 3urpei3 2r1ewWaYos mg%
52 . ,\ |
5 2\ 1
%g ;iii
cln C Rt
wes  df i
a2 OYags
2 x o KV = :'gi
- - e
affit
o 2 [l
-

il

california

. RANCH MASTER PLAN

paso robles,

g
{
i
ER]
i}l

F
If

farese2ys

Agenda Item No. 4 - Page 57 of 141



~
-t
?
£3
8%‘ weid £317{1IR 213IBWIYHEIE
g *
€1 i
w g
2&ED |
8 x o i
] g% g
Sm 8 i

Bt

RRM DESIGN GROUP
TAA S Hipsars Shresl, Sita 12> Sun Laks Ovlapt, Diabrrde 340

P S/SA5- 1704 Fme 405843 0m -

CONNECT TO

BLACK RANCH MASTER PLAN
california

£
*
]
F
b
! B4
a
s §
s% L
Eg E
) Lo
g —
3 o
o
(<
o
[}
o
o
3 . V-t
it i
LR
i, 5 ST Y
:ségé FF O e O
it SEN l.! .
s:”l.. . F\\
1 R
B

CONNECT 70 (F)

187 WATER MAN
o) 50
=i

Agenda Item No. 4 - Page 58 of 141



00|
ST-E g eamds o o et o

E14P D U aouL aA « GO -CHLIODG TD) 3 MELL-CIE/SER Ty
s dnudyey ‘dagy 4] g 3oL S THaRS asnby oS Gl

BIUJIOJI[{®O

‘sojqol osed

R 7]
dl0YHD NDISHT WHd

w
-
-+
(]

NVId dELSVIN HONVY JOV1Ig

uonoeg _

SuUo01199s

e

uonoeg

£0-T0 dND 8 STO-T0 Od
HosaY youey xoeig
..  uquxa

Agenda Item No. 4 - Page 59 of 141



uSN.‘m W] v A0 T BANE DN ¥y ey Nommapeny .

L ¥ WR ] e e e e BIUIO]ITED ‘sajgqos osed
| TS E TR

8 | nciokomsiawiy NVId dALSVIN HONVYE MOoVvVig

_ T _‘...._.a.:ﬂ JOOTY 38714 _

2jed fjuevinelsai ‘Is310Yy ‘£qqo]

Al e gL
£ ]

100[4 puoxg | 2] T ool paryL |

d4qe7 wmANKY
Ry 1 Y ]

LT0-T0 dND B §Z0-T0 2d
I W Youey yoeig

H 4quyx3 o L

Agenda Item No. 4 - Page 60 of 141



ET

6

R A 0t ey < 2 53 i ot - s 19 W e
Ve irRan o $00Y-TVS/S08 T0) 1 YBLIVRG/ LN g
IDHFS SHUPD YR 1T 6 » 201 NG A D8r] NG Jacr

9J8o /Jjuwinelsasl1 ‘[ajoyg ‘AqQqoj

BIUIOJI[ED

‘sa1qox osed

Lo T ey —
dNOYD NDISHA WHA N

VId 4ILSVIH HONVY MDOV1i1dg

T_ IR

_N _ EERFTHE

uoRBAsly Feay |

Agenda Item No. 4 - Page 61 of 141



Agenda Item No. 4 - Page 62 of 141

{ Second Floor

3-3%

I 2seyd [210q4g

RRM DESIGN GROUP

{ First Floor

BLACK RANCH MASTER PLAN

paso robles, california

Plrtstniiials
1

of 13
rember 14, 2001
Sept oo




wre-&

000N
1002 'yl U dag

R Py B ey 44231 IO Y et o | L ¥ W Sl .

£0 40

11

VoA bR UNr aAS ¢ B0 =LHS/0Q B 8OL1-CHY/S0N sy
10N BIOGED SdNGY M) D+ Z01 WMG YWY sriil nos oy
—

BIUIOII[BO ‘safqoy osed

dNOodH NDISTFgWIg

Zoseyd j230q4y

NVId qFLSVIN HONVY dO0Vi1dg

Agenda Item No. 4 - Page 63 of 141



hi-E

#omet
Q02 '¥] MRS

£T4a

cl

IR AT P | 4 MEW F1 VAR L T e - oL 3 B Lamstntn

i A e A o Ciuiojiies 'sasrqo1 osed

UOIlBAD](2 pue uejd selised

I ) e T

dNOYD NDISEA WYY NVYVId LSV HONVY MOV1g

Y 10014 3831 |

m z » R T ET= JQOTA vﬂooumfm
[} Uiyl ]
' -
S v e
121 L
= -
el L]
—lm _ ol T o UOTIBARNH IuCy m

10-T0 dND B §Z0-T0 Od
LR e wouey yoeia

1 #quyx3

Agenda Item No. 4 - Page 64 of 141



G-

oo

T002 “¥] Jequaldes

€130

ssnoyqnio

K A SR04 kg 1 KD 51 TR Ty s 4 s 1 e L
URupEbpUL AAR v KO0 —{H5/S0 203 4 1RLI-LHR/RO Mk
LOFFE SIWOIOD DA BT DG 4 204 VUG 'Hans bankk 1S SRl

BIUJIOJI[{e2 ‘sajqolt osed

dN0ED NDISHA WYY

LT0-10 dND B SZTO-T0 Dd

M

1 Youey yoelg
C uqIyx3

NVId SFLSVIN HONVY MOV1d

— I _ e

a0l $Bustiy
w3 00

@@%@_m

Ing .

8 &

o

[~}

a
aE
il
a

&
&
ge8g 8
e

2]

uonsalalg |

Agenda Item No. 4 - Page 65 of 141



$007 ‘Azenuey uejdueidold Sunodsy/FuLiouoly uoneSuI [BIUSUILOIIAUY
1zJjo | adeg (L10°10 dND B §70-10 Qd) 102l01g 1osay youry yoe[g

Suipels 10 UOTIONNSUOD
103 swnurad Jo asuensst o) 10t

: {€~AA) du0ISAIA]
e s3umerp uononusuoy)
suejd justsaoidui oys 2 Surpein zesurduy AnD oy Aq [eaoadde pue | Append) mmepm
:Ag paaorddy {g-A) ssadoag IeamBuyg ANy | mataai 1oy sued sSemrerp pue Surpeid [BUI] MMUGHS E~AA (W AL

"$001 yeo Funsixe yo aur] dup sy ojur uresp 03 JyouUN
Burpesd 10 uononIISUOD M3 MO[[E 0} PRIaNe 29 jou [JIm surened afeurerq :z-pp
107 syutrad Jo aouensst 0} ol

“S[atrueyd
H(Z-AA % 1-AL) PUOISINIIA Q1ISJJO 01 SMO[J SM0ISIY UlRIWIEWL 03 PauSIsap oq [[Im
1mewdoraasp pasodord ayy woyy 281eysstp 195em ULIO)S
e SEULMBIP UOLIONISUO))
‘Jeauiduy A1) 2 £q paaoadde
suerd tuswaaoxdwr ants 2 Sutprin pue pamalaal 3q 03 SaNIIOE] aFeuresp WI0S 0} paleuueyd | ATjend) Jatem
:Ag poaaoaddy HZ M P T-M) ssavolg Ieau3uy L) a4 [[m SWASAS UILIP WHO)S PUE WONUSIA(T T~AA (®)Al
ONIMOLINOI
AINVITIINOD ANOISHTIN ONTHOLINOIN yo4d
J0 ALYVd
NOLLYDIATIIA SSED0UL ONRIOLINOIN HTHISNO4STH TANSVH NOLLVOILIIA LOVINI

"paajoAUt Ajjeroads oy uo Sutpusdap s[enplalpul s10w
10 5U0 oq Aeul T 9YL 'MO[2q S[QEI 9Y} Ul P2IOU JOUURIU 3] Ul $91IANOE 3Y) U0 uodal pue 103IUOW [[eYS SYs/oY ‘PauIeIdl SI W Ue J] (ONT)
T0MUORA Tejuswtoniaug Aped-piny) e 01 souBInNSSe A)[enb [ejuswuoONnAUS pue Aoyne oy syedalep Aewr Joumo Auadosd sy pue A syl

'19A3] ROIUSIS Uey) s3] © 0} spoedwn fenusjod oy 27eSNIW 10/pUE PIOAE 0) IopIo i uSisap 10afoxd
U3 OJu SO.MSESU UOHESHIUI [BJUSUIUOIIAUS 1) 3jeiodIoour o) se os jueordde su1 £q poypow uoaq sey joefo1d posal youry Wor(g oY) ‘mo[eq
pa3sy st soueridwos FuniodalBulonuow pue uoneuau[dul 10] Ayqisuodsar oy A1) sy Jo uonoelsues o) o3 100foxd osaI youey
Aorlg oyy 103 payuswsidwir oq Jreys uejdawerSord SunrodasSuuoyuow UonESNIW UL S2INSEIW UONERSHIW [BIUSUILOIIAUS 3uimoqroy ayL

(31059 youey deIg) L1(-10 UL 3S[) [EUONIPHO) PuE §Z0-[0 IuswdopAdq pauuelg
uefJ/wei3o1q Sunaodoy/Surioyuopy UONEINITAl PUL SAINSBITA uonEInIN [eyumuoaIAuy Y LIGITHXT

Agenda Item No. 4 - Page 66 of 141



00T ‘Arenuer ue|daweidold Sunodsy/Funonuoly uoneSnI [BUSWIO ALY

1730 7 982 (L10-10 dND 79 $TO-10 Qd) 19efo1q uosay youry yoerg
JFounI I9z111a] somos jurod-uou oy
181y [f1am Joggng srq ] ySnoz poys oy 01 jusoefpe
paystqe)se aq [eys sse1d [ermarad sAneu JOPURQ YV @
‘snongoyioads
. [ —— § JOIMOBINUR 3Y3 [ils SOUBULIONUOD Ul Pue
Arpioey ans-uo Jo Auprqrsucdsal ‘J01e19d0 pasuddY ‘pauren e Jo uolstaladns oY) 1apun
it coﬁ@ﬁ&ﬂg@.m&ow-no Io/pue Aq parjdde oq 0} SISZIIIS] [ROTUAYD [IY »
woyvuPWAIdu] JWAD] '?[qefIEA. L[[BIOIAUIUGY SUI0D3q S9SN UM
P212pIsU0s aq [[eys S0UE)SIS3I a5LISIP Jany 2a0adun
SurpeIs 10 uoLONNSHOd pue oxeidn us§ontu 30UBYUS 01 SIALIPPE [BLINOLE o
w0y smumad g0 I saunss; o ot a[qeonoerd a10YMm SISZI[II) STUBSIO 258501 MO[S »
dIWDDI pun SBUIMDAT/SUD] seo140p Suruoydis yoeq-nuy
'pajuswdidurr aq 03 sonoexd JuswaFeuey 1504 ‘7
2U0ISANIA 9-M
‘I3jeM punois oy} SJRUMILINOD PINOY Jely)
dJINODI syoneoldde [2onULYD JO ISR 3Y) SINPSI OF SISZITMSY
pue sapronsad 0 osn a1y uo seurjspms sy1oadg ‘|
sSumelp uogannsuo)
Rreq Spnpoul [ieys JWODT
ssmed Jj08 Iauuejd 1afolg a1, ‘feacrdde pue mataa1 A1) 105 (JNOOT) weSorg
oy 107 suerd woneSiin 2 sdeospur] Juswageuey smoy) jjon payerdajuy we dofaasp [jeys | Liend) 1ore M
iAg pasoiddy 1$530014 9-A | 133U ANI[IDY) A1IS-UQ | 2AnEIUGSAIdDI PaZIIOWING SIY 10 IoUumO Kadosd UL :9-AA (MDA
BuyoB-uQ
HS~A\) SUOISI[IIAL sasse1d Jmy £q sorer axeidn yoyew sajer voneondde
ey JOZITMB] SINSUI 0) ST 0§ S[9A] JUSLNNY 10] PaICHUOW
A1) 01 1rodar [enuue Jo [ERRUGNS pue paisal A[[eatporsad aq [jeys spog “Isjesmurel Aq
Zunonuow Swod-up Buryoesy szuIIURL 03 19pI0 U [[eyurel pajotpaid  510§5q Arengd) ratepm
:£g paaoxddy H(S-A0) ssad04g | 1eeurwr Ayjioe) ais-ug SIoY {7 unpim parpdde aq jou [Jeys 10ZITIST A (AT
SuIpesd 1o UoNINnSuod
Jog syurad jo aouenssy 0) 1011y
19U0ISIMNIAL P-A4
8eQ sSuIMeBIp UoOnONYSUOY
"I31em Uone3L Aq UOHED[LIUT 13jeMpUnoId
sueld uoneSin % adeospue JO Junotlie 2y 3onpal 03 uoneuLoul nonendsuenodeas | Anpend) Iajem
:Ag peaocrddy 1§520044 pAA Iauue] g 196014 1820 221N [[m sajel uoheSun panddy tp-an (AT
ONTHOLINOIW
ADINVIIINOD ANOLSATIIN ONTHOLINOW b {0
10 ALdvd
NOILVOIATIIA SSHOOUd ONTHOLINOIN HTHISNOISTY HANSVIW NOLLVOILLIN LOVIINI

Agenda Item No. 4 - Page 67 of 141



00T ‘Arenuef uelduerdold Suntodsy/BuLionuoy uoneSuIN [RUATUOIAUT
1ZJo ¢ a82g (L10°10 401D % $20-10 ) 30°(01d Wosay Youey yoe|g

Furped 10 uonoNRSUOD
103 syuued jo eouensst 0 Jond

HEL SRR
s urezSoxd uonyensidar jusudinba

SUIWNIOP aiqeod opimajeys s uz pazzpsidon aq Lewr juswdinbs
@e( pug sEIIMBIP UOTONNSUO) ojqeiiod ‘A[2ANRWLY TUONSILNSUDS JO JUIWSOUIIIOD
01 1o11d ssurdus sjqetod oyerado o3 jmured
suerd Justuaacidun as 2 Suprin ® UEIq0 puR (JDJV I0BUO0S [[BYS J0JDRLUOD A ‘pazijun Anpendy iy
:Ag poaciddy 15530044 IoBeuey uonsNySU0) aq [[1a seUIBUS ajqetod Jeuy pauTLASIap ST JT -0V (®)A
"@OdY Aq pazuoyne

0s [nun swnsat jou Az pue doys o) pamnbar aq m
Ananoe uontjowap ‘qOJY 2 03 papraoid aq jouues
8unsay [eusyewt Burpymq pue uonsadsur Jo Jooid 31 e
'dVHSIN s
Yila 2OUBT[AWIOD UT SUOP 2q 1SN A3TAROE UCHI[OWAD
quasald a1e sTeLIsIE SUMNTRIUOS 50359GSE JT @
1eut a1e (JVHSHN) suenjod Iy Snopiezey]
J0J pIEpUEIS UOISSTHIY [EUOTIEN 313} JO TOREOLINOU
112 pire “uasaid jou are sTeLIaEI BUNIEINOD SOISAGSE
JeY) POURILIAIP ST 3 Uaym wiSeq Lewl uonOUIR
'suidaq
N1om [eaota1 1o Fuiddins soisaqse 210Jeq DIV
51 03 sAep Buryiom (] 3O SOLOU WNUITURN ¢ 9PIAOL
(@Dd V) wimsiq jonuo) uonnfied
Iy Aunoy) odsiqQ sing ueg pue L10) o) 0} a[qejIEAr
synsal Sunise) pue suodar uonoadsul ¢y 9B e
{sjusurannbal [eo0] pue
‘91838 Y JH UM S0URPIOIOR UL SOISIQSE JO IDULSQE

Aoy 3y Aq ymuzad Io aouasard o) surunIaiep 0) peisd; pue porduwes
VONIJOUISP € JO 20UENSSI 0] oty sjeneew Suiping pue pajoadsur Juipimg oy oaeH e
:PUOISANIA {[1eys sanjeasardal
ke pezuomgine sty 10 Iaumo Ausdord A ‘samgonys
sugd uonIOWa(y 10 sguipiing Suysixe Aue Jo UONI[OWSp 0} 0Ll
Ayend oy
:Ag pascaddy iss900ag 1a3euRIA UORONLSUOD) -0V pue ‘z-0v ‘1-OV (®)A
ONIIOLINOW
FINVITIINOD ANOLSTATIN ONRIOLINOIA oA
40 ALYvd
NOLLVOIATI I A SSRTI0UJ DNIIOLINOW HTAISNOdSTY TANSVI NOILVOILLIN LOVdINI

Agenda Item No. 4 - Page 68 of 141



$007 ‘Arenuef uejdaueiSold Suoday/Bunoyuo uonedn [elusuruonAug
17 Jo y ofeq (L10-10 dND % $T0-10 Ad) walo1g uosay youey 3ol

urpead 10 uoponnsuos
10} symwad Jo osouensst o Ioug

: AU0ISIIA

SIUANI0p
#RQ pue sFULMBIP UOHONLISUO.)
"J9SaIp payIed VD M A[aAlsn]oxs
sue[d yuawaaoxdu a1s 2p Furpein palety 29 [ieys juatzdmbe pazamod jeserp siqeitod Arend a1y
:Ag paaorddy 18822044 153RUEN UORONNSUCY | PUE PROI-JJC [[V '[oNJ [9SSIP PAIR[NULIOSI JO 350 :9-D)V (®A

*SIANY pa{IeIsu
ag1 yia jusdinbs sy3 Jo sojoyd pue staqumnu
Telias 19){1] JO [2UTUQNS 10 JJe1s JOJV AQ uonoadsur
[BnSIA JO ULO) ay) w1 aq Aewt Jooid a[qeidaooy e
‘payRISuI SIANY St MM uswdinba
ey Jo uoneIade 03 Ioud pIYNOU aQ TIBYS IDIY SYL e
‘dodV stp 01 paplaoid og jsnu
Pa][eIsul U2aq SAY SISY[I] 100S JNATEIBS SUI BT} JOOI] »
‘suonESyIoads §, Iamior MR
0) 3UIPIOIIE PAIONPUOD 8q JSMU SUONE[[EISU]
‘191 3008
onAreres pawrayaid a1 Sursn o) SjuTExSUOD enanied
o Surnepdxo pue Buidrnuapt oday ANpIqeing
e ‘Tesordde Oy 107 mugns [ oym Jasurdug
[BOTUBYOSA] POSUSDIT BIWION]E)) Juspusdapul
Te JO “I2Inseynuet 131 o) Jo saneiuasadal
POZLIOINE UE AQ PAUTLLISISD 8q 03 5T ANJIGEIINS

Furpesd 10 vonzonysuoo
Ioj syuwad jo souensst o) 10ug

: AUOISIAIAL
“1841B180
SHUSUWNOOp TOLEPIXO UE 35N PUB [[BISUI [[YS JSUMO 31 *S[qeHnsun
e pue STULMEIP UOHONISHO oq 0} pSUTLIalap 218 SIS 100S SNATEIED 1M
"UORINYSUOD BULIND SUOISSILUS 3SIYTTY 3G} ARY YOIgA
suetd yuatnosoxdun ars % Sutpran 10 281 }531ARRY 213 295 0) pajoadxe juewdimbs jo sacerd Apend) iy
tAg poaorddy 1882200 IoTeURIA UORINNSUO.) ¢ U0 PI[IeIsul 2q [TRUS 8131} 1008 SWZIPIXD -0V {(B)A
ONIMOLINOW
AINVITIINOD ANOLSTTIIN ONDMOLINOIW HOA
40 ALIVd

NOILYOHIYIA SSHOOYUd ONIHOLINOIW TTIISNOdSHY HYNSVIW NOLLVOILLIN LOVIINI

Agenda Item No. 4 - Page 69 of 141



ue|J/urerdold Sunodsy/BuLIoNuoly uonednIN [BIUsWINONAUY
(L10-10 41D % $70-10 Qd) wafo1d 1osey youey yoe|g

$007 ‘Arenuef
1230 ¢ 28eg

21E(]

:Ag parorddy

Burpeld 10 UOLANLRSIOo
loj syuuad Jo esuensst 0) IOl

! AUOISIIIAL
SIUUNIOP 2p STULMBIP UOIOILNSUO.)

steyd juauraaoxdwr ays 29 Jurpein
1553204

1a8euRpy UONONUSLOD)

SOIMSBAU UCTIESHIUL [BIUSIIUONIAUS
asou £q paxmbar asimiayyo se 1daoxe ‘suonesiyivads
s Jonoeynuew 1od suny ut ywswdinba ureyme :01-OV

Aend 11y
(®)A

3R]

:Ag peaocaddy

BUIPEI3 10 UORONLSTOD
107 s;muied Jo acuensst 0} Ioug

! JUOISIIA
SIUAWMD0P/SSUIMEIP UCHITLLSUO.)

suejd yuswaaoxdur ays 2 Surpein
1583001

Iadeuey uonannsuon

-a[qissod axoym Justadmbs Ajnosry 16-OV

Anend ary
{(2)A

:a1e(]

Ag peaoiddy

BuIpe1s 10 UOBONNSUSY
0] syuusd Jo o aduensst 01 Iolg

! SUOISA[IA
symawmnyop/sTULMBIp TOLINYSUOL)

suepd justwasordur 218 2 Supein
1583001

IaFeUeA UOTIONNSTO)

"BaZ0NIU JO SIPIXG JO SHOTSSIUID 95nPal 03 uoneiado
pue 2oueujurews radoid yim 1a3080) (Justearmbe
10) sowidua [9sa1p 1aqureys-axd rernidiaien Jo a5y 8-OV

L1end ny
(2)A

eq

A paaorddy

BUIpeIS 10 UOLIONYSUOD
o7 syuuad Jo  gouensst o) 10U

3 AUO0ISAIY

SJUSTUNI0P
puw sEUIMBIP UOBONDSUOD)

suerd justuascidur ayis 2p Supran
1$8900.1 ]

Ia8RURIA TONINSUGD)

"2[qQISEAY JUMNKD 21} 01
S8[2IYSA PROI JJ0 LINp AARSY 19MOU 10 0661 351} 1L~DV

Aend ay
(2)A

HONVITINOD
J0
NOILYDIdTaHA

ANOLSTTIN ONTHOLINOIW

SSIDO0Ud ONTMOLINOIN

DNIIOLINOW
q04

ALYvd
ATIISNOJSTY

TINSYIA NOLLVOLLIN

LIOVIINI

Agenda Item No. 4 - Page 70 of 141



$00Z “‘Arenuer

ugjguerBolg Suntodsay/BuLoimoly uoneSy BIusUIuOAUY

.

s
1z30 9 98eg (£10-10 A2 % $T0~10 Ad) 102014 Hosay youey Yor[g 5
P
isonianoe Suiqmusip %
110s Aue Jo uonardmos Suimorog sjqissod se uoos se 4
saImseauls jonuod 1snp Jusueunad Jo voneuswapduy S
‘papasu se seare a[1d-yo03s 1np e Jo Suldeids Ajreqg - M
‘a]qussod 210ym pasn aq 03 ST I2)eM patutedey ydw 2
1 Pa39xs spaads puim Isasuaym Lousnboyy Suriorem 8
paseaIour pue 2318 oyt SurAve] WOIJ ISNp SUI0QIUIE w
Jusaeid o3 swasAs 1opyuLIds 10 SYONY 19BM JO 357) e <
tarqissod
2194M BaIE PAGIISIP S JO JUnOWE oY} SUIONPSY e
‘A1858908U 5% JNO PA[Y
3q [[eys 301 UOUEALISQO ISTIP A[Tep © urelUTEW 0} pue
o mﬁvuﬁm 10 H“ouus.awwmo ‘siurepduros ajpuey 03 ‘g oY1 Jo uvoyewawaydu
03 SHUURCE jo souenssy o) Joud Joyuow o) suos1ad 10 vostad e Jo uoneudiseq e
t AUOISAIP ‘mononIsuod SuLmp 3snp 1oy Sunoyuol
) 10} suolsIAoad pue saInsesur oneSymu Jsnp papiwag  »
S1Bd | siuewnoop 29 sSurmerp UCTIONUSUO))
, PpNIOUL 03 ST JO(J YL "SONIANOE UOHIISUOD
sue[d juswaaordun ays 2 Supern Jojustuacusunuod o3 10ud OV 9y 4q paaoidde pue Aend) ny
:Ag paaciddy 1583004 g I9BeUE UOKONISUO,) paredaid 59 11eys (4OQ) veld [OBUO)) SN V ET-DV (®)A
Surpe1d 1o uoponnsuos
101 syuuad jo soumensst 0} Joug
! AUOISA|IW
A | susumdop % sSurmeIp uononLsoD)
suefd yustusaoxdun auts 2 Suipein Juardinbe paramod-[asatp Jo peorsur juswdmba aqigow Anpendy 1y
:Ag pasoxddy i§59001g Iafeuepy uopounsuo) | ays-uo aurdord 10 seny reiep passaadiio)y asry :71-0OV (@A
Furpesd 10 uononnsuos
1oy syumed 3o souwenssi 0p Ioug
! BUI0ISAIA]
Q| suswnoop 2 sEULMEIp HONINNSUOY)
sued Juswrosoidu ay1s 79 Sutpen auatudmbs Aend nmy
:Ag paaoiddy 15590043 IaZeUBiA UOTONLISUOS patamod-auiosed uo s1a112AU00 oni[eiEs nesuy 11-0OVv G
ONIIOLINOW
ADINVITIINOD INOLSHTTIN ONIMOLINOI qo4
J0 . Aldavd
NOLLYIOIANIAA SSHIOUd ONIMOLINOIW ATHISNOISTH TANSVIN NOLLVOILIIW LOVAIN]




p00z “Arenusy

ue[d/weidold Sumodsy/SuLonuo uoneSIA] [EIUATONIAUY

1230 £ 28eq (L10-10 dND % $20-10 (d) 2f014 1osay youey Yoelg
Burped 10 UOHONNSEOS
107 simutad jo ossuensst o1 loug
1 SUOISAIN
A | siwsumoop 29 SSUIMEIP UOHINDSUOY)
‘uoneyuswedun 03 Jond
sueqd 3uswasordunr oys 2 Suipein Teao1dde 103 qOdV o5 0) pennuqns pue paredaid ag Anrend) oy
:Ag pasoxddy HLERTRE | 13euely uononysuo) | [1pys ueld woweSeuey ANIALOY RONONUSUOD ¥ WI-OV (A
"sue[d SUIp[InG pue SUIPEI3 U0 UMOYs
Se saInsesuw voNESnIW 0TI [ Jo uoneuswaiduwy e
pue ‘speol paaed Juaoe[pe oJu0 PoLLIED ST [BLISYEW
[10s 21qIsta 31 Aep Yous Jo pus si) 18 Swidsoms 1o20S e
ien1s o Sutaes] justudinbo pue syony
J30 ysem Jo ‘510318 0u0 sproI paaedun 31xs pue
192 SAONI2A SIAYM SISYSEA [99UM JO UOLR[IEISU] o
(3aq1en Jo doy puw peol
Jo doy 1aa1aq 90URISIP [251LI0A WNWITUNL) PIECQ 201]
JO 1997 0M1 1583] J¢ JO SDURUNUIEW 10 S[LLIIEUI ISO0]
Iapo 10 ‘pues ‘UIp Fminey o0 [[e Jo Sullsaoy e
“30ez1ns pasedun Aur Uo SIOMY24A TORONNSUOD {jT
105 yduz ¢7 3o s530%2 ul 5pads S[OIoA JO UOHIQIOI] e
‘pasn a1e sIopuUIq (10§ 10 Surpeas ssaqun Superd
1ye 21q1ssod se uoos se sped Supling jo uopsydmon) e
‘orqrssod se noos se pajerdwos aq
01 ** 1032 ‘sq[emapis ‘sAemoAtIp ‘s{empeol Jo Sutaeg e
Surpe1d 10 uononnsuOd {ADdV pue A0 o
10} smnad jo soyensst o) JIong Aq soueape ut pasoadde spoyiaw 18130 1o ‘Fumau synf
‘s13puIq [10S [eopuayd paaoidde Sursn uoneieSess:
: AUOISANEIA
' 01 302{qns JoU SEaTE [10S PAqIMISIP [[E JO UOHLZIIAEIS
SIJ | swwewnoop 7 sSumEIp nonOLISUO "PAYSIIqRISa ST UONE)a3oA [Hun Wty Sulterem
pue paas sse1d saneu Suneuruuag-ysey € Yim sease
sueld yuswaaoidun a11s 2 Suipein a1 3upmos £q Superd [enrul 18y e YUOW U0 Ry} Aiend) 1y
:£g paaoaddy 5520014 Ia3RUBIA UOTIONLSUOD 1a1ea18 s31ep 1E suale punoid pesodxs Jo Surqiomsy (B)A
ONIIOLINOIN
ADNVITIINOD ANOLSITIN ONNO.LINOIW pi(a): |
40 Aldvd
NOLLYDIATHTA SSHD0Ud ONTHO.LINOI dTHISNOJSTH TANSVIIN NOLLVOILIN LOVAIAI

Agenda ltem No. 4 - Page 72 of 141



007 ‘Azenuer uejqaune1ford Sunzoday/SuLioruoy uonESNIA [RINAUITOIIAUY

1ZJo § 93eq (£10-10 dND % 2010 Qd) 10alo1d wosey youry yoelg
3urperd 10 UORANNSUOD 0) S31AISS PUE ‘S301AL9s LodTE ‘SIUaA [etoads
iop syumad o souenssy o3 loug ‘saako]duIo 10§ 901AISS SNQ [UTUY/A[INGS OPIAGI  »
P AUMISANIA (SLIED OLIOS[S M S1sonB aplacid e
121 | sjuswmoop % STUIMEIP UORONLSTOY) '10JeUIPI00Y aIeysapLiuoneModsuen € slgudisay
. ) ‘wrei3o1g uononpay duy sakorduryg ue ysyqmsy e
suerd uawaaordurr 2915 2 Surpean 1S3INSBI] JUSWI2FEUBIA Ayendy my
:Ag peaoiddy 1ssad0.d | rafeuwu Ay108) A41S-UQ) puswag uoneytodsuer] Arenonsiosi(] 81OV (®)A
FuIpeld 10 UoHONISUOD
loy s;mmad jo asouensst o) Joug
! SUO)ISAIA] 17000
191Q | sjueumoop 7 sSumeIp UONONIISUOS) pue 3unesy [emien szuuyew o) s3UIPING SO .
‘syuausmbaz
sted yustwasoiduy ans 29 Surpein 7 911 PUOASQ UOHIBNSUI OINE PUE S[[EM JSEAIOU] Lend) oy
:Ag pracaddy 18890014 1091oIy 1waforg samseay Loustoyyg AT1sug prepunls (L 1-OV (B)A
T BuIpess 10 UoLRoNNsSI00
loj spwisd Jo somensst 03 Jotg seakorditta ¢7 £19A9 10 SI3X00] 234} PUB JIMOYS
: AUOISIHIN auo ATestdA1 SfIom 0} Ylea 1o/pue Iq 0} $3940[ds
28e1nosus 03 SANUIOR] 19920] PUL JAMOUS SPIAQLJ
S1Rd | suswnoop 29 sTWMEIP UOBONUSUOD "Jupjred joodres fenusiagaid spraolg s
'xea ur Sunyred {$$300% Jisuen pue uensoped
suerd justwaacidun a31s %y Jupeuin JURTUSAUOD YIIm $1991S pIeaot SSUIPINgG JUSLID) o - Lrend) my
:Ag paaoaddy 18592014 129yo1y 1eloig saInseajq U1saq Mg pIepuls 91-OV (e)A
SpIepULlS SuE 0] P)OILISU0D
um ﬂmmm Eﬂwmohmwﬁwmv%uowb syl *2]qIseaJ jusixs atp 03 30afoxd sy aedunu
JUSWIAAOUT U] 1J3] Op YS PUNOQISED 0} 19p10 Ul PIDICJUS 3q [|RYS UONOSS SIY) U papn|oul
0} Aemoalp 10ofoxd  punoqmos mogmmumc uonednmy 9yl "$eISeIIA UONESHIA SIS
o1} 2JEPOUNIOIIE O} SUB] UOHEIASI0E 50 ﬁ vwhmﬂmﬂ%”mmﬂuwm ﬁﬁwmwwwwaomwﬁm
v WS punogises jonpsuoy izl apnjout o paninbax sy jueonddy om ‘arojaisty ‘suorssmua
1 JUOISAIAL wia3-3uo] XON pue DOY 10§ Aep/sql §T Jo plogsazy)
dOdV o4 spaa0xs yaaford pesodoxd oy :51-OV
P10 | syusmmdop 79 sSumerp vononusuon
“uo} Iad 05 eS JO 218l € 3% Jaszgo ur drmbar pinom
suepd jusureacadiut oys 29 Surpeln S2MSseSW UONEERII WI)-LIOYS Jo uonejustualduur 193¢ Aypend) ny
:Ag peaoaddy HIERLAE IaSeuriy UORONSUL)) 1b/SUO) § JO $S2IX3 UT SUOISSTUIS UONINISUOD §I-OV (®A
ONTHOLINOIN
AOINVITIINOD INOLSTTIIN ONRIOLINOIW A0A
d0 ALYVd
NOILVYOIATH I A, SSEDOUd ONTHOLINOIW HTHISNOJST FANSVIN NOLLVOLLIN LOVJINI

Agenda Item No. 4 - Page 73 of 141



007 ‘Arenuey

uejJaueiSold Sunioday/SurioNuo UoneInLN [BIUSUUONALT

1230 6 °8eq (L1010 dND % $T0-10 Qd) 199fo1q posay youey Roeig
(®)A
'SONTATE UOHONISUOD JO JUSUSIUIUIIOD
0} Iotd a0erd W 5q j[eys JUsMesLSe 23] nall-ul 10
weiBoxd porroads e our 93] vonedNL A1S-130 000°S1S
@1ed | symswmoop % sSurmesp uononysuo) poxintbal oy o Justuaoeld 199(01d o ojur pasezodiosm
2q 0} parmbal s1 uoBESUI 9}iS-1J0 JO HO0'S 1§ yeUl
sueld Juswaaoidur 2318 29 Surpein PAUTULIRRP 10MsK( Y ponnbal st uoneSunu a31s-}j0 Alrend) ny
:Ag poaoiddy 188330.1] 108eury UONONLSUO)) “ooford sty woy syoedur sy sye8nnm A[ny oL 1Z-OV (®)A
3uIpeis J0 UOHONNSu6d
10 s;mwad Jo sounsst 0 0L ‘1315 pue 55903 Aq SHEd Jj08 JIm0s[3 JO 35}
! JUOISANITA] wesoig
: uononpay diz], asfordug ue Jo uonelodiosu] e
BIE( | sjuswmaop 79 SBUIMEIP UOLORISTO)) U0YQ0S S$ JO J1BL B 1€ 19570 3q [feys
samseatu uonednnu w-Juot Jo uonwiuawapdus
surerd justasordun ays zp Suprin 12w Aep/Sq €7 JO SSI0X2 UI SUOISSTIND [euonelad] Aend) ny
:Ag paaocaddy 1852001y | 198euewr LI[108] AIS-UD samseay uonednipy as-JoO 07OV (B)A
'SUIRD JIOd AJINOS|T e
‘BurnyS1] JouAu JusIolje AS10U0 35)  #
3urpeId 10 UOHONISUOD ‘siyBi1eons pue jof Sunjied wnipos 95
Io} syured jo eouensst o0} Iolig "SMOpUIM pourd-a[qnop 25 e
-ajqeorjdde
P AU s1oUm ‘sooueijdde ustdige ARtaus t-ymq 35 .
SIUAIMAOP 29STUIMEID UOLIONYSUO)) 'sejoryaa pasjied woly suoisste aanelodeas
:a3e(y 10aNyoIy sonpar o3 s101 Suryred ur Bunuerd oon opeys .
sueld odeospue] pue ‘UONINISUOD adeospuery 10aforg "Spasu SUIO0D JoUMUNS 2onpal 03 s3uIpmg
“Jusuteacxdu a5 ‘Furpein Jo samsodxs wayinos Suofe funueld 22y speys e Arend) 0y
:Aqg poaoiddy 1559008 102301y 10efo1g semsealy Jualolyyg A810ug Areuonsiosiq :6I-DV ®A
FuipeIr3d 1o UOIONOSUOD
Iop sjmuad jo asouensst o) I0L ‘soakordus
. Io] Surpuaa ‘monerafizer ‘Junes a)1s-UC op1AOId e
a1y P U ‘sjoodues pus sasng Suisn senianoe dnoid o3 1038y
SIUBWINIOP 29 STUMEIP UOHOTLLSUO™ “Lrrong oy inoydnony sAemiped ueinsapad apracid e
*olqeondde Anjend) ny
:Ag paaoxddy suejd justsaoldur 21s 29 Surpein J1 ‘5301395 Te1sod pue LV Sunjueq 9)1s-uo aplaold e (e)A
1883004 | 1a8euew A[Iowy aps-uQ ‘areridoadde se ‘sa1qoyg 05 UMOILMOP
ONIMOLINOIN
AINVIIIINOD ANOLSATIA ONTHOLINOIW HoA
J0 AL¥Vd
NOLLV LA IA SSTO0HUd ONTJOLINOW TTEISNOdSTY TANSVAN NOLLVOILIN LIOVAI

s

Agenda ltem No. 4 - Page 74 of 141



007 ‘Arenuef
1230 01 a8eg

uefdrerford Sunrodsy/BuLIonuo UOLESHIA [BIUSWTOTAUY
(L10-10 4D % $T0-10 Qd) 1alo1g Nosay youey Yoeld

3urpeid 10 uonsNnsSUED
107 syuusd Jo somensst o Iouyg

9B AUMSIIIN
sueld juatitaoidun pue Surpein "uondnIsu0d 10 Surpeid 103 symuad Lue yo ouensst | uonenodsuel]
Ag pasoaddy 18590014 Iramdug LD 03 roud justeses uotieiAe ue Jo UONEPIOOIY -], 1A
nuisd jusumporcIOUS mnﬁza_u .
pue suepd justusaoidun
215 pue JuawaAo1duy o
AeayBiy o o eaordde suenie) o
JFO-UBIS UMM SURIE) o 'SPIepUEIs SUBR[ED [[0J 0} PAJANGSUOD
i 3q [[eys uonezipuueRyd wing Y31y Justusaow wiry JySu
HeamBug A1 ap 0) vms.ﬂ:n_:m Kemaatp 103(01d pUNOQUIIOU 0} 9p S PUNOAISIM 313
9 qreqs (s|enruqns  Jedar ot 3]EPOWIOIOE 0] UOHPZI[AUULYS WY TYSL JOMNSUOT) 1En]
01 uonIppe ul) sway Jumolo} ayJ,
‘Surpe1s 10 UoNONNSUOS "SPIBpUE)S SUBK[E]) [[NF O} PAIONLUSUOD q [[EYS uL|
[P mm 8532. p UONEBIA30L AU, JUIWSACW WY 5] 9p YS PUnogises
' ©) AemaAlIp 192foxd punoquinos a1 syepounuoode
BUOISI[IIA] 0) U] UOLBIA[I0E G YS PUNOQGISED JONUSUOD) g~
de(y " suejd jususaordu s31s-130 Splepuels suenje.) o) peIonIsuoD
pue fsued Justwaaordun RIs-upn 2Q [[BUS UONRZIDUURYD WIN] 1o  JUSWISAOW Wi
‘sueld Surpein Yol Aemoalp 102fo1d pumoquUoN gy YS punoqises o | uonepodsues 1
:Ag peaociddy 1$59001g IoawmBug AJID) | 9JEPOUNIIO00E 0] HONEZIPUURYS WIN) 319] © jongsuo) -Y, | (@A % (B)IA
Juipeid 10 uonONnSIOD
103 siuuad o souensst o) soug s1ayytemodaluatooeydal snq [0S UBS) e
Suipess 1o surerdold aoue)sisse o1EUSHPTY e
uonsnnsuos 103 synurad Jo souenss: sarpisqns/surerfold jooduey e
®®d | o3 soud Aup o o pennugns SOIAL3S JISURD OHqNg e
2q 0 po-udls  uwonum (DAY Tamodarauswoorrdas snq JISUED UBS[D e
. . :papury Lrend ny
:Agr poaoxddy : AUOISATIN 13etiviy UONONNSUOS) aq pmnoa jet suondo [enusiod jo 151 € s1 Furmorjoy sy, {®)A
DONIMOLINOIW
FAINVITINOD INOLSTTIN ONTHO.LINOW qo04
J0 ALIVd
NOLLVOIATIAA ATAISNOISTY TANSVAIW NOILVOILIN LIVJIII

SSAD0Ud ONTIOLINOIA

PN

Agenda Item No. 4 - Page 75 of 141



+007 ‘Atenues
1730 11 9824

uejduerdord Sunioday]/SuLiojuo uoneSnIA [susuItonAug
(£10°10 dND % $TO-10 Ad) 103f01g 10s3Y Youey Hor|g

Iefeuew sanioey
As-uo 4q uonwuswaydun FmoF-up)

ZurpeiF 1o wonONYSUOD
103 syuuad jo eouensst ol oy

:SAU0ISAIIAL

‘awtidoaddy

S0 ‘2010498 AIPILM P YSI] SN Y3 pup jueugndacT
DD B YS1d ¥ oY1 Aq paaoaddp aq asimaayio

dowi sp 40 portad uvad (7) omz ayp asyfo saoads fo

§s01 12u OU 51 242Y1 1Y) OF pauofiad aq jroys Suyuviday

‘aidoaddn

Sp ‘2010428 B{UPIM B YSL] 11 2y? puv JuuLndR(T SUDH
P ysid YO a3 ayp 4q panosdde asineay1o sv 4o saved

omy o porad v 40f paaostuow aq fipys sawads pajuvdai
140 PaId0IsuDLy aYL “[:7 J0 ouvd v 1p pajunyd 2q

11oys sa10ads mau ‘21qissod aq 10u uonDoO)SUDY PINOYS

‘2ivtdoadd sv ‘2010408 fip1M

P Y514 SN 21 puv pusugindaq ownd P ysid o oy fo
Jpao.ddp pun matnau o1 192fqns 1s1uproq payfiypnb sy fo
SHONDPUSWULOID4 Y] YT I 2OUDPAOIID U KNIt 10afoad
YT UINM IDRQDY AIGIIINT 4DYI0 OF §2102dS BY] IDIOISUDLY
11oys jupoyddy ayp ‘sjqispaf aq jou souvpI0AD PINOYS

suone[ndod jued a1e1 o proae o) 1osford s uBrsspar
J1eys yueonddy st yuswdoraasp £q pagisip
A1y seare utym paynuept are suonendod juejd arer Jy

'sodaz Jo0nd sy W PAYNUSP] oM B PUE BAIE 9Y)
woyy papiodal saroads snotrea st 10§ sporrad Sunamopy
aexdordde ot umiM pelonpPUOD aq [1BYs sAoAIns asay |

DR | SIUSWNOOP 7p STUIMBIP UOTIONISUOY)
“a)ts uo justudoraaep 10 pesodold seare ssowy uy syueyd $20mMosay
suerd Juswsaordiur 2115 2 Surpein aIel 10] sAoAIms uonoNIsUOD 21d Jonpuod 03 juesrddy Teatdororg
:Ag paaoiddy 18590023 neoryddy 10efo1g oy AQ pauTelal aq [[eys IsTuejoq payenb v if-g (&) 1IA
ONRIOLINOW
TAINVITIINOD ANOLSHTIN ONIMOLINOIN p: (oL
40 ALYVd
NOLLYOIATHIA SSTD0Ud ONRIOLINOI JTHISNOLSTH HANSVAIN NOILVOILIIN LIOVINI

Agenda Item No. 4 - Page 76 of 141



P00T ‘Azenuep
1230 71 98eq

ue]daueiSord Suntodey/Sunioimon uoneSniy [euswuonAUY
(L10-10 dND % $70-10 (1d) 103014 WosTy Youey Yor|g

Iofeuwn
UOLONNSUOD 9)is-U0 AQq  PaIOUOW
¢ o uonmusmwardun  SuroS-ug

41D a1 03 papruqns aq |[eys
SjaWannbal AaAns uonsnysuos-a1d
3 yim soueldiiod Jo WONBULIFUGD
Rl ‘uchonusucy pue  Surpeid
1o} sywrsd jo esuensst o) ol

IaSeuey
UONONUSEOD A)S-UQ)

syoedunt 20npal 10 PIOAE 0} 19pI10 1T pajuatuaydun
3q 01 samsestc uopeSHMU Sy JO  MAIAdI  [nJoIED
PUE SILI0ISIY SJ1f S “XOF 1Y 9Y) 1O UONBULIOFU! 2pnouT
03 st wrexoxd sty y, ‘(o7 31y wnbeof weg “a'1) eare 3oafoid
atp ur Burunado Aqenusioed s30mosal [e9150]01q SANISUIS
1 BurpreSar umerdord uonyeonps laylom e puspe
Jieys 105foxd o1 Yitm parersosse jauuosiad [je 9oUsII0d
sonianoe uononnsuod 10 Fwpeid Aue aiojeg  ip-g

Agenda Item No. 4 - Page 77 of 141

A0 103Ia1Y 103f014 SUSP X0J 113 SALIOR
3 0} PARTUANS 2q [[BYS SIUINDO -axd ‘aoud
ooy S gy | P st | 0 e s e
"2A0QE 2y “UORINBSUCD Pue BUIPRIS | 1oy 0 payIuay g | SWeD % Ul VO ‘991A10S SJNPIM Pue USLI 'S oy
To} simued Jo oduENSSI O} I0L ' . 01 a]qeidoooe 151801019 payirenb v a1ny jreys juesidde sy
PDUOISIIIAI PI03Y Jo 15180[01g | ‘UONONLSUOD JO uoneniut o) zoud sAep O UMM io-g
oL -1g |
SJuSWNIOP % sTULMRIP UOLINISUOD) Sueanddy 1oselorg uonandisuo)) Suln( pue alojog
suejd juswascrdun a1 29 Surpern SAINSEATA] 3ADD9)0Ld X0 I minbeor ueg
A peaorddy 1859301J SOOI 71~ Ydnoay; g-gq
1S0[ $2108-8"/ 7T 943 JO 4082 10] S2I15e-¢ JO Justuasedal
SWeD % USId YO 91 PUE SINP3301d PUE ULIO] UOHEBR{BAY
‘siuswannbal uoneassaid jerqey X0,§ 13 U3 WIOLJ 3J00S ) UO Paseq $AI9E p' €8¢ JO Jedqey
oy Mim 2ouendwlod Jo UOHEOYLIA Juaureoe[dal {2101 B 10] AOUBAISSUOY) SIMEN YL O] AIdE
Supracid juetmmedsq juswdoraas(g 12d 00$T$ Jo 237 mer-w ue yo Juswded 1oy womnredacy
ATUnunuoy) 211 o) papmUqns 2q [[eys swen @ ysli YO UHm juswearfe ue omn 1ous
BNe v ‘uononnsuos pue Surprad 03 A[iqe 3t sy {1eys Jueoydde oy Joalsyp wondey fo
Ioy syunad Jo 2ouensst ayl o3 Iong ‘ustdofaaap jo alow ysea 10§ Joaroty uonoRIy IO JR3Iqey
Jo saxoe samp o} 1enbs junowe ue up usunreds(y swen
12UOISANIIA] ¥ Ustd vO oy o sjqeydoooe unoy e wp ‘wonearasaid
jenqey 1oy oplaocxd qreys jueondde oy ‘symuad
ARA | sjuewnoop % sSUIMBIp HOBONLSUOD sanmuasarday uononnsuoo/urpeid Aue jo wonsedswr jemy o1 roud 10
PRZLIOYINY | yononnsuoos/Superd 103 simuad Jo aouensst a3 03 JouJ §IdMOsaY
sueld juawasordwr 23ts 2 Swprin 1o yueonddy aforg [es18ojo1g
:Ag panoxddy 15530043 110 UOIN uopjeatasatd 1NqeH/X0 13 umbeop ueg :7-g ®na
DNTIOLINOIW
AINVITIINOD ANOLSTTIN ONIIOLINOIW qod
J40 ALAVd
NOILVDIADIFA SSTD0Ud ONTHOLINOW HTHISNOJSTH TANSYAN NOLLVOILLIN LOVJINI




00T ‘Arenuep
1730 ¢] a8eq

ue|d/uwerdold Suntodsy/SuLonuoy uoneSuIA [BIUSUIONAUY
(L10°10 41D % $70-10 Qd) 33f014 L0say youry yoe|g

IsFeuew
UOONSUOY  9)Is-U0 AgQ Pp3I0IIOW
#q 01 uonegawadur  Buiod-uQ

A1) 211 0} pantuqus 3q [reys
sjuawsInbal £aaIms uonongsuoa-axd
A Yilw dduedIos JO UOTELIIU0D
uonuAa  ‘uononpsuor pue  Surpeid
Ioy siumed Jo souensst 03 loug

10
31 03 PIRNUQNS 2 [[BYS SIUSWNIOP
pue ‘sBuimerp ‘sueld paousidyal
-3A0Q€ 31} ‘uononnsuoy pue Juipeid

Ia8vuew
TOLONISUOD AIS-UQ

ATV 10efoig

1wapyo1y adeaspuer]

‘padease
sey X0y I} A [hun ‘Ayanoe yo yed oy woy 11 sAOWal
0) 20U0 A[UC PIAOWI 9q |[a AIBSS200U JI 10 ‘Pasotu
2q 1ou [1im adid Jo uonoes e ‘edid e apisur pa19A0SIP
81 %07 1] ®© aseyd uononysuod oty Swmp j ‘Aem Lue w
PaAoW JO pasn asimIayo Jo ‘paddes ‘parmq Apusnbasqns
st adid y10sfqns a1y a10Jaq saxoy inf umbeoy ueg padden
Ioj pewoadsur AmySnozom oq jeys spouad ySuoso
10Ul 10 3u0 103 315 399loid a1 1B parols ale Jey Jojesrd
10 SSUOUT INOJ JO JASWIEIP € ()l SSIMJONIS IR[IUIS 10
‘suaAIno ‘sodid Aue ‘eseyd wononmsuos eyl Suung :9-g

‘papedurrun adeoss
o} paaojfe pue 3st3ofo1q payifenb e £q a[oy 10 Youay atp
WIOK PIACWIAL 10 ‘SWINSSI S3YIANDE DIoY a10Joq adeoss
0] PaMmOlje aq [[eys PIISAOISIP 05 XOJ Iy Auy  -x0j 11y
paddenua 103 pajoadsm AjySnozoy aq reys Lep ‘parrz
e SoYouan I0 S3l0Y yons alojag 'Aep Sunylom yoes
Jo pua 2y 1e poomA(d ym Surroaos 01 zoud L[syerpeuy
PUE S3UIANOE PIOY Jo jasuo o) soud Sumurowr yowe xoj
1y paddenus 105 paroadsm 2q os[e [[eys ssyousr], “syuwerd
U3poom 10 [[1J tpIed Jo pajonnsuos sdwer adesss siow
10 3uo W paplaoid 1o ‘sjenarewr Jerruls 1o poomAld Aq
Aep 3uryIom Yoes 30 95013 Y} I8 PAISA0D aq [feys pdap
Ul 193] 0] JO SS80Xe UI $5UIUAN 10 sejoy pejlem-des)s
‘uoneaedxa [ ‘pefoad sy Jo aseyd uononmsuos
oy Sutmp xoj 3 oy Jo uamdenus easid 0] ig-g

-Sunesw
SIY1 pioy 01 spuayut juediidde oy3 jey) SwWy Y3 JO paLLOU

loj suuned Jo souensst ) I0Lg ISHOGTY peyRIe) VST 3q [reys wewnredsq juewdopeasq Arununuon  syp
HPUOISIIIA] pIcoay o 1s18oj01g
@eqg ‘19afo1d 213 Jo uonONSUOD
SIUDWINSOP 29 STUIMBIP UOHONDSUC)) Jueonddy josfoirg | yua  pasoaur  aunosiad  Iayi0 pue ‘sioAorduie 530In059Yy
suerd Juswesordun a8 2 Swipein nam ‘sIooenuOd [[B 03 uoungusip oy paredexd tesrdolorg
:Ag peaorddy 15833013 SIOUOR | 5 Os[e [reys uonrumopul sy Sui{sauod 120Us 10w v (®1A
ONTHOLINOW
AINVITINOD INOLSHTIN INRIOLINOIN o4
H40 AL¥Vd
NOILLVIDIADIHA SSAO0Yd ONTHOLINOW ATHISNOJSTH TUNSVIN NOLLVOILLIN LIVIINI

Agenda Item No. 4 - Page 78 of 141



$007 ‘Atenuef
1230 #1 #3eg

uejdreisord Suntodey/Sutionuo uoneEniy _Sﬁﬁcoh_ém
(£10-10 N0 7 §70-10 Ad) 102014 HosaY Youwy Aoz(g

IoFeuew
UOHLOMYSUOD JYIS-U0 £q Ppoloyuow
°q o1 uonwmuswajdun  Jurof-up

A0 ey 01 paurgns aq [[eys
sjuswaImbar K2aIns uonINHSUOs-21d
3 L soueldiies Jo UOTEMLIUOD
uaylm  ‘wousnpsuos pue  Surpesd
Ioy syumed jo Qouensst 01 roLg

gtle)
SUl O} pepmuqns ag J[eys Sjusmndop
pue ‘summerp ‘sueid peousiayml
-340qe S ‘UONOnNMSUed pue Furperd
oy sjuued jo aouEnssT ©) loug

JoFeuew
UONINISUOD 1S-UQ)

1821y 302fo1g
AYory adesspue

1SLI0GTY PIYNId) VS]

:Ajdde Jreys
samsesw uoueSnIU SWIMO[Io] s ‘AsAns uOLSNYSUL)
-21d pamnbar oy Suump pearesqo Apuenbasqns sre
susp xoj 1] umbeof ueg umoty 1o [enuaod Aue Jp :1-g

“S[ELUTUE 259U} JORINE 10U PINOM JBUY JOUNEL B
ut Jo pasodsip aq [jeys syonpozd aisem e ‘eare oy 03 s3op
ONSOUIOP 10 ‘S3J0A09 ‘XO] Pal 10BMIE O 10U St 0 :(I~g

uoysodsip
Jo ‘stshjeur ‘ares 10 jueunteda] swern) % YSIF VO oy
03 AJ3JRIPSUIUT IOAO PAWING 3q [[€YS PoIn[ul I0 PEsp punoj
sawads parsuepus 10 pousiesry Auy  JuspIdOW A
JO §30UBISIUNOND PUE UONEDO| ‘SWN ‘9)ep a1} Spn[dUI [[eys
uonedynoN ‘(s)ewrue yons Lue yo Fupuy ey jo skep
Suryiom sarp urpe Supum ul papraoid g ose Jreys
uonesynou [euio,] suoydsial Aq justupreds] sureny 7
USd VO U3 pue a01AIeg SJIpPIm PUe YSIE 'S’ o1 A7n0u
Aparerpaunut [reys jueodde oy “xoj a1y pesp Io pamfin
JO 9pEUI 218 SUOLPAIISO ONS Je) JuaAd o) up 1deford
oy Zureasioao Ioslazadns v 01 A[sjerpsunut jueptour
oYy podaa 03 paxmbar aq [[eys paddenus 10 ‘pamfur ‘pesp
Iayys [ewtne yans Aue spuly oym o X0 Wy € samfuy 1o
S[IE Apusireapeur yeuy eakojds 10 JojoenU0D AUy g-g

('puadap saxoj 1 yorym uodn As1d
Jo uonsrdop oy pue ‘syenqey jueocel(pe Swizinn ssroeds
pazsBuepus jo Jutwosiod Lrepuosss 1o Arewmd jusasid
0] ATessa0au st siy]) ‘suonendal [elapa) pue a)els [EI0]
Tie qua 2ouerdwos ur aq Jreys sepronsad Jo ssp) :g-g

"Pamof[e 29 [[eys SH[P[IM Jo Bpas) sieaqrep
ON "Ajfenour 10 AIfU1 JO JSLI PaseaIoul 0} S[BUUE Yons

}UOISIIIA pi0oay Jo 3siSojorg | Sursodxa Apusnbasuos ‘aus osford oy ojuo saxoy Iy
E=H:0q | 10BINE ABWI SWI3YL POO SIS OU) WX paaowial Apie[ndal
SIUSUINOOP 29 STUIMBIP UOTIINNSUOD Jueorddy 10801 ; pue A[uo srsuwued paso[d u Jo pasodsip oq [[eys oseyd 532MOsaY
sueld jusmoacadwr ans % Surpein uonINNISu0d 3y Sulmp payelsuad sdeids pooj puw ‘sapnoq eorSororg
'Ag peaciddy 1853004 g ISI0UORY | ‘sued ‘sieddeis se yons swan ysen pajesI-poo] [V ‘L-g (B)IA
ONIJOLINOW
AINVIIIINOD ANOLSATIN ONTJOLINOIW Joi1
q0 ALYvd
NOLLVOIITIIA SSAD0Yd ONDOLINOIN ATHISNOdSTY TANSVAN NOILVOILIN LIOVAIAL

Agenda Item No. 4 - Page 79 of 141



$007 ‘Arenuef
1230 g1 o8eq

ue[duerBord Sunnoday/Burioyuo] uoneBnIp [BIUSUmIONAUY
(L10710 dND % $Z0-10 (d) 102fo1g Hosay yYouey Yoe[d

Ipeurma
UOUSRDSUOS 3js-to Aq  paiojuow
5q o3 uonmudswadun  Furod-up

A1D s 01 pannugns aq [reys
sjuawsnnbar £aams uononysuos-sid
oY Wm 2oueIdIod JO UOHEULIFUOD
usnUm  ‘uoyomnswod pue  Jurpesd
10 sjnwad Jo asuensst o} loug

IaFeueny
UONONGSUOD 931S-UQ)

*Sp1099l1
$11.20} A1) 3U3 03 paplaold 9q [[eys paaladal UONEZLIOWNE
yons Aue jo Adoo v iuswmredaq owren) % ysty v
pue 331AISG SJHPIIM PUE USL{ "S'[] 91p WO uoyezLoyne
moyum possoid 10U [[eys SUSP X0J IO JO UOHBAEIXS
10afoxd pasodoid sy £q pakonssp A[qeproasun 3q [[eys
qomm eale 199o1d pareudisap sy umpIM PAISA0ISIP BIe
suap %0y 3 umbeoy ueg 1enualed 10 umoty Aue Jp ()

"AO0IIMG JO USp 193[qns a1
Tesu Io o saplanoe Jumqimstp punoid o; oud souzpms
1oy payenod 2q Jreys Juswedsq swen W ysid vo
PUE 201AISS IUPIIA Pue YSL] 'S'[] 9B ‘uoswar Lue 10j
PRAISSQO 3¢ J0TUED SUOZ UCISNIAXd paytoads JT "peaciual
3q [eys ULy} pur ‘PIIPUINILS) UG IAPY SIJURGINSID
pajefar-osford (B [RUN pouleNUiEWl o [[BYS SSUOZ
uoisnioxg  pajrqmord oq [[eys “oe ‘e8wI0is s[enIelEW
‘uonerado a[otaa se yons saniAnse 193ford [[e ‘ssIMISO
'S9UOZ UOISNIIXI 953U} Umpm papmuad aq [[egs oigen
100 Jqduwns pue (peOl B S)99SIAIUI SUOZ UOISN[OXS B
31) speox 3unsixs uo uonelado oJomyoA [ERULSS? AU (Q)

1997 051 ‘usp Jurddnd xog 1wy »
193] (0T ‘USP XOJ IN] UMOUY »
193] (0§ ‘USP XOJ 11 [BNUN0 «

£ PANRIV Paforg
oY) 03 PANIUQNS 2q [[elS SIUSWINDO ISPOUBIUS AOXING 10 USP 91 WIOY PIemINe PSMSBIul
pue  ‘sSummep ,n_man_m woo.:ﬁ&um 33y adeospue souwysip Sutmoqoy sy Jo msmwwﬁ uaﬂ_ﬂa ncswéwmnoo
- I3 M w ¥
soj sind Jo. seuney o sowg | oWV PSR VS | FLINONS SHFL 58 I ouon vorsmioxe toeE oy
OIS Pi00ay Jo 1s13ojotg | 49AIS 10 ‘PI0d J0 ado1 Aq pardeuuos saxels peddey of1e[
g=31:Tq 13ara Jo 1sisued qleys Furousy suoz uolsn[oAs isenrande
SIUFUNOOP 29 SBUIMEBIP UCTIONLSUO) Jueanddy josforg | 109fo1d £q parordun Apususapeur oq ABW Ing paploAr $20MOSYY
suerd juswesordunr ans 29 Surpein 8Q med jey) suap XoJ I [[® punose istfojoiq payrenb |eardojorg
:Ag pasciddy 18830014 SIONUOTA] | ® AQ DIUSIQEIS 8q [[EYS SSUOZ UOISToXa padusg (®) (B)IA
ONTHOLINOIW
ADNVITIINOD ANOISTTIA ONTHOLINOI qo4
J0 ALYVd
NOLLVOIARIAA SSED0Yd ONDMOLINOIN HATHISNOISTT HANSVIN NOILVOILLIIN LIVAII

Agenda Item No. 4 - Page 80 of 141



$007 ‘Arenuef
173091 adeg

cmE\EﬁmoE Bunoday/BuIoNucHy ROTESINA [EIUSUIIOTIAUT
(L10-10 dND % §70-10 Ad) 1990014 L1053y youry yov|g

‘uodar uondadsul teuLy

e una L1170 aptaoad o) Swrsaady (p)
pue ‘suiogie

PayIed vS] a1 £q paymstuardunt 5q
0} weaSosd Sunoirmowr uonInysUod
ay1s-uo ayy Burystyqessy ( 2)
‘sjuatuaImbal a Jnoge

PAULIOJUL 1 SINI0M [JE 18] 2I05UD
[T JostAtadns uononysuos pue
Is3euew 1oford ayy moy Sunsry (q)
‘sSumerp uonongsuoo s

oy sjusurannbal uonosold son ay
Jo uonerodiosur 3mpsjmomyoy (v)
1$2[1J 511 107 K1) 813

0} JUSWISIEIS USHLIM B JTIIQNS [[BYsS
PIOY8I JO 1S110G18 POUIISD VST YL,

-ojenrdordde sroym ‘pasusiafai-ssoln
2q [1eys pue sued [emyoNoIL
adeaspue] oy pue ‘s)usUIMocp

PUE SUIMBIP HOTIONYSUOD

a3 ‘suerd usursaoxdur ays

pue Buipead oy yo spred srendordde
a3 UC PAIIIUAPT aq [feys suondadsu
puE SUONEIIILSO panmbal

Isuoqre adesspuey pue ‘sjusuralmbal
SuLIC)UOW UCHONNSUOD ‘SamSEaW
aanoaloxd ‘suswanmbal [y

‘uonsnnsuod pue Juiped
Iy symuad jo asuensst ayy o} 1011g

IUOISINTA]

‘srerdordde areym ‘poesusia)eI-sso1s aq Jjeys
PUR ‘SUSWNOOP puR sEWMEIP UONONDISUOY o ‘suejd
Juawaaoxdun ays pue Fupesd oy Jo sued sendordde
93 uo paynuspl aq Jjeys suonoadsul pug SUOLESISS
paxmbai 1s110¢1¢ adeospue] pue ‘sjuswronmbai Suponuow
uononusues  ‘semseall dapodjord ‘sjuswormber qy

"OOUBUIPIO) UOLIBAIISII 921] HeO S, AN YL e

pue
*£007 ‘67 Tequindag parep ruSewe ], diyo pue zarealy
usaslg £q pajep uodsy uoyeado pue SISLIOGIY oYL e

:1 eseyq 107 uepd oSeurei(]
pue Supeln SueWaYdS Ueld JNSEIN Youry Joelg YL e

‘dnorny udisaq WY Aq
uetd HMosay adeospue- ueld IaISeIn youwy NovIg oYL

‘dno1n ufse@ N Aq uelq UonLs01g
9211 omEWaYdg Ue|d ISB Youwy Noeig SYL e

‘as ayy jo juawdoldasp Aq pascwusl aq Aew Adouws

10 52213 Jeo JunsIxs 3 JO 94,0] ULy} SI0W OU JeIp

uoneinu oy Furpnjour 9sidororg urdny, susiden) £q

JUOWISSISSY $90IN05Y Jeo1Bol01g Areununsid 8661

SUN{ 9U1 Ul PAUIEIUCD SSINSBITA] IDURPIOAY /OANDN0I]
BUUBARS qB()/PULIPOOM HEQ UL e

:uoherado
pue ‘moponusuod ‘udisap wsford Syr Jo jJuswIe[s
TesBaur we se A1) aup Jo uonowgsnEs A 0) parucwa]dr

Agenda Item No. 4 - Page 81 of 141

PR | SjUSWNOOp 2% sTUmeIp HonINISUC) °q [IEys suquxa pue ‘spiodsr ‘sjuswmoop  Surmoljoy

sueld [erosiyore sdeospue- Sy Ul yuoy jes sjuswarmbar uonosjord sen eyr Sa2IMOSHY

suerd juswasordun a)1s 2p Suipein PI023Y JO 1sLI0GTY 1ev13o0101]

:Ag peaorddy 1853204 P YSI s3a1] HeQ 719 (a1A
. ONIIOLINOIW
ADINVITIINOD ANOLSETIN ONTIOLINOIW uoda
40 AL¥vd

NOLLVOIATHdA SSEFO0Ud ONTHOLINOW ATHISNOJSTH TYNSVIIA NOLLVOLLIIN LIOVAI




p007 ‘Arenurep
1230 21 38eq

uedauerBolq Suntodsy/Sunoyuopy uoneSn jeIusUIoNAUg
(L1010 4ND % $T0-10 Qd) waforg possy youry Yor|g

"Hodas nonsadsit [euy

e ya A optaocid 0y Swready (p)
pue “1sLioqie

PalIueD vS] o Aq payurewardiur aq
0) werdoxd Surzonuow UOLIONNSUOD
ayis-uo a3 Sumysiqersyg ( o)
‘syramaImbal at Inoqe

PRWIOIUI 918 SISNIOM [[B IR SINsUD
T4 J0s1atadns UONONIISUOD puE
1o8eurw tosfoad oy moy Supsiy (q)
‘sBuLMeIp UONONIISUOD A1)

ot sjuawrarmbal uonoajold 235
Jo uonerodroow Fuidpaimowdy (v)
15211 S31 107 A3y A

0] JUSWI}E)S UIRLIM B LGNS [[EUS
PI032I JO 1510418 POYILIes VS Sy

‘areudordde s1oym ‘pesuastagoi-ssorn
aq Jjeys pue suefd [ermyoeyyore
adeospue] o) PUE ‘SIUSUTOOP

pue sTUIMEIP TOLONYSIOD

oy ‘sueld suauraaoldun ans

pue Zuipesd o jo sured seudordde
A UO PIYNUAPT 99 [reys suondedsuy
pue suonEoyIa0 parmbal

1sueqe adesspue| pue ‘spustuanmbar
SuLIoNUOW TONONSUOD ‘SaInseall
aano2101d ‘syustannbal [y

‘uononasuos pue Surperd
107 syuwad Jo aouensst oy 0y Joiig

19U0ISITITAL

"Bupous) vononnsuos 20 Surdsey orqsia A[YSn yim
PaqIBW 2q [[RYS 221 Yoes Jo sul] dup oy uononnsuos
durpring pue ‘sjustuoscidun 31s ‘Furpers ‘uoneredsad
3)Is YANOIY) pagImSIp 9q 0} Sease 31s-Uo Aue ‘01 Jusdelpe
nq ‘Jo 3pISINO Paiea0] 994 JBO Yoes Jo eate | dup

oy reur £[1es[o 01 1SLI0QIV PAILRY) V'S 0 35130]o1q
payifenb e urejax o3 si yuesndde oty ‘wononnsuod 03 1011y

SAINSEIA] UOTIIN0AJ 93], e :SI-g

‘Troune)) Aty st o uonoe sjredss £q paziompne

08 ST [BAOWISI IT ‘35UBUIPI() UOLBAISSAI] 201 ¥e() 5, A1)
oy ut payroads oner Jusweserdes a1p 16 pajue]d oq [rm
331 Jeo Juawaoe(dal s1 S1aym (q) 0 2]qISRa JT ONIS o1
uo pajue|dsuen 3q [[IM 52313 Yeo Supsixa (¢) a1y a1 ()
319yx JuLMOYs sjuswnoop pue ‘sSumerp ‘sueld PRUIIpOIN

IO ![BACUIRT 10J UMOUS $951 JBO
() samy a1y Surureas [az0y ayp 303 uejd 23S pIIPOW vV

(1 oseyq) [BAGIIDY 10 UOHIUR)AY UL YO :HI-g
‘uoneaasaid 107 pasodoid seare pue ‘pueipoom

}eo Sunstxa jo surBrew o) Suoje paeso] seare ssom W
9)15-U0 P3Jed0[a1 2q pinoys s3urjdes asoy ‘21q1see) JUXD
) 01 ‘pUR PSIBUAPT 3q [[BYS UOKEO0[21 JOJ J[qENNS

a1e yeq vare uswdolsasp o unpim s3udes e
UONE.01SIY BUUBABS/PURIDOGA HEO CI-H

:dumorroy sy syesodioour osfe

BeQ | SUsWNoop % sSUIMEBIP UCUONISUC) Ileys sjuswaxinbal uondedsur/Burioyuow UONSNYSU0D

sueld [zmoayoIe adeospue] sy pue siustwanmbayssmseowr sanoxord yim 53008y

sue[d Juswasoxdu ayts 29 Burpein PI002Y JO 1sH0qIV | ajuerjdwoes jo uonesyLaa 01 se jeacidde/maraat 107 L1 rearSojoig

:Aq panoaddy 18830014 PAUIISY) VST Y 0} PIRTUANS SHUSWNOOP pue ‘sEuimelp ‘suefd oy (1A
ONIIOLINOW
AINVITdNOD ANOLSTITIN ONIMOLINOIW do4a
40 ALYV

NOILLYOIATIIA SSIO0UL ONIIO.LINOIN HATAISNOdSTH JANSVAN NOLLVOILIN LOVdII

Agenda Item No. 4 - Page 82 of 141



007 ‘Arenuef
1230 8] o8eq

uejd/werdoiq Suniodsy/Suionuoy uoneSn reIuswIONAUT,
(L10°10 dND % $20-10 A4} 10901g Nosay Yyouey Yorjg

p1odat Jo 151307014

2y} pue tedeurtt UOTIONNISUOD
as-uo oy £q pelojuow

2q 0} uonelnsweydur Surod-up

A1) sy 01 panugns

3q [Jeys saInsesur uonedu

puE sjudalbal voneaw[ap pueam
o3 i aouel[diuros Jo UoneULI o
USHLIM ‘UONINNSUO pue Surpesd

10§ syuntad Jo souenss 0} 10114

411D
31} 03 PORIUANS 2q [[BYS SIUMNIOP
pue ‘sSuimerp ‘sueld peoualsjal

JaSeurw
UOIIONISUOD JIS-U()

quswdoaasp jusoelpe pasodoxd

a3 JO AJISUSITL JO [9AS] ST} PUE ‘PUR[IOM PILNUIPI

31} UM PSIRISOSSE Sanjes pUR suOnouny Sunsixs

S} JUNO20E OJUT 3yu} [{eYS pue SIS Aq pasoidde se
aq [[BYS YOrqISS PUB[ISM 3Y2 JO S0UBISIP Y] 'Alepunoq
puepiam a3 3o Jusixs puerdn oy3 woig 1833 ¢ 03 0§ JO

-34A0QE 217 ‘U0 suoa pue Surperd
’ wawauw&w asuensst 01 sorig 103U 123004 | \unugrumn e pareol seare o) pamuy 2q [reys uswidofeAsq
1UOISIIIA waory adedspue] "pUEIoM PRIRIE JO TalE [2107
pue s3t1Epunoq 251991d sUMLISISP 0} RONEAUISP pULpIm
SHUAWNIOP 79 SSUIMEIP UOHINIISUOD) 1SL10QFY PAHUD) VST & 3ompu05 [jegs (pasoxdde s asy) 181800t paypnenb v
. sue]d justwaaoidusy oys 2 Swpeiny piooay Jo 1sifojorg 030 ‘shemy[ea ‘shemypied 2smoo 3103 ‘sjustusacidury
@eg s ‘Surdeospue| ‘Sunpouan Aun ‘Surpeid ‘sourqmsip
ue({ uawdorasaq feurg Suestyddy 1oefoig a1rs Surpnyoul ‘Justudo[aAsp JoJ PAHUSPT Seale UG muom_zo%m
[esisojorg
:Aq poaciddy 15830003 S210)IU0TA uopeaUTR PUBISA :LI-9 (P) 1A
109(01d 110531 youwy yoelg Ay Jo
I aseyq 107 ueld juawidopsAaacy teurd ‘soudisep Joy STy 10
o} Jo [eacrdde/mataar sapnuwor) lopan(] yuawdolsas( Aununuo)) pue L3wiony A1) aipp
#I1AY 1uatitdoransg o) 1011 0} a]qeidaooe wrrey pue Jeuuew e ut Ausdold oy jsureSe
Paplooal oq Jeys suonipuoy) a1 pue 4osfoxd youey
1BUOISHIIA Jorlg 2y 107 pajuswd]dun oq 03 samseaw uonednnu
Heg [BIUBUILONAUS 873 ‘Sjuswannbal syr pue soueuIpi(y
ued justidojoaa Jeurg uoneAIasald 9911, JeQ AN 31 JO 210U 3ANINNSUO)) SIM0OSIY]
1eo13orotg
:£q panorddy issadoad Isuueld 10afo1g SPIL HEO 0T- @ua
ONIMOLINOIN
AINVITINOD ANOLSHTIN ONTHOLINOIN Hod
40 ALIVd
NOILLVOIATIHA SSHD0Ud ONIIOLINOI HTHISNOdSAY THANSYAIW NOLLYOLLIIN LOVAII

Agenda Item No. 4 - Page 83°0f 141



00z ‘Arenuer .
1230 61 98eg

uejd/uesdord Surodey/BuLoNuo uoneSnI [EMeUONIATg
(L1010 dND % $T0-10 Ad) 103fo1g 1osaY youey yoelg

p109021 J0 351807019

oy pue Jadeueur uoyoNLSUOD
ay1s-uo 21 Aq paroyuows

q 01 nopeuswatdun fured-up

A1D ay1 01 popnugns

aq [reys samseotu vone§yRu

pue sjuawsnnbal UOHBSUIIP puellam
3 Yl 33uET[dUIoD JO UOTRUIIIUCD
UM ‘gononnsuco pue Jumpeid

10} syurad Jo souwnss o 1011g

gtl'e)

3N} 03 pPARMUQNS 2q [LYS SITAUWNIOP
pue ‘sBurmelp ‘suejd paousiazal
-2A0QE 24} “uonONNSUOY pue Surpes
10} syutad 3o souensst o 1oL

ueld Justdoaasc] peurg

'sI[nsax
ety uodn Juopusdsp pue sioams pajou sy Suimoq[ol
sjood Jewsaa peddew a1y Jo a0UBQINSIP PIOAE 0} PAYIPOW
aq [reys 1aloxd 1osar youey yoe[g oY) Jof e[ I9iSepN
oy Jo udisap joofoxd [euy syl Auadoid youey oejg
A jo sjeqey [ood [BWISA UMM SUBRORISTUD SALISUSS
1oyi0 pue sardads sigy 105 skaams jonpuod o) jsidojolq
Aaamg pra1g sjoo4 jewap panmuuad ‘peyyenb e wes:
1eys uesnddy oy (SMASN o Aq panmbar og Aew
§8 WD JO UOnRIND INRO 10) UOHONNSUOD Iajje sikad om)
Jo pourad e 103 Sumunuoo pue udisep 10afoxd [euy 03 J0Ug

Jaueploay Joedw] isjood [Bud Q7

"ATepunoq paysIateM PSSP SU3 UMM Pamo][e

8q jou [[eYs asn ap1dnsad 10/pue PG (SIS F8)
1oafoad sy 1540 yomod [eacidde Arevonatsp SBY yoIym
AsuaBy olqisuodsey Aue pue ‘suresy 2 ystg v ‘(sj00d
[EUraA pue SPUEam ‘91) S30IN0SAI [BIMIBY J940 Mme[ £q
uonotpsun( Sutaey Louady sarsru] ayeg Aue ‘At o Jo
UOROBISIIES 0] $8le PUB(IaM PIYLUSPT PUE S[00] [BWISA
oy Jo paysiajem paddew o) uniim 219390 39 ‘skeayjesm
‘sAemyred asmoo 108 ‘sjustrssoxdun oy1s ‘Furdeospue]
‘Sunpouan Aynn ‘Surperd ‘a0UBQINSIP 211§ PIOAE 0)
‘osmoo 3708 oy Surpniowt 90afod posar youry yoerg

ey a1y Jo jeaozdde/malaal sapmuiion) Ui J0j ue[q Ioise]y o3 smBFuodal [eys jueorddy ey,
Aa1AY Juswrdolaaa(] 0} 1011g L1-g st sweg
Stood |BUISA PUE SPUB[IAAL JO UOPUIINY 6-H
:Aq paacaddy 13T0)SAIIAL tS10j[UOYA
21q1sta Aurerd st 31 3ew os proy sy ut pafsep
SJLAWNI0P 29 SSULMLBIP UOHONLSUOY Ajrea]d oq [1eys A1epunoq peysiajem oy, Junds pue
Toquia wt sjood [ewsea renusiod asatp Jo sdoams a1e)dwos
@eq suejd Juswaaodut a31s 2 Surpein I[EYS PUE T PUE [# SO0 [RWIIA JO PaysIojem o1y
30 £32I9U2 91 ‘SIN0IUGD 300F 3UO Jr Ksams omderSodoy
ue]q juswdofasa(] [eui] L1-g SE sweg el ‘dew qreys yueoyddy sy; ‘wononnsuod of Iot1g muo.MSmom
[ed180jorg
:Aq pasoxddy 15530044 :S10J[UOTA] Buiddepy sjood [euisp :g91-g PY1IA
ONIFIOLINOIN
ADNVITIINOD INOLSTITIA ONTHOLINOIN q04
d0 : ALYV
NOILYDIAAA SSEO0Ud ONDIOLINOIW ATIISNOdSTH TIASVIIN NOILVOLLIN LOVdNI

Agenda Item No. 4 - Page 84 of 141



$00Z ‘Arenaep ue[d/uresold Sunodsy/BuLoimoly uoneSRIN [RUSWUONAUY
1230 07 98¢ (L1010 dN1O % $70~10 Qd) 303f01d HOsY Youey yoelg
*A1epumoq padSeyy o Jo 123 (S UTYIA PIMOJ[E 3q 10U
piooas 3o 1519001q a3 pue Zaeusw 1reys Suwiyseas 1o/pue Surengs1 wawudmby spoysisem
UOHOTLISUOD IS-UO o) £q PRIOIUOW © ;e pue s[ood [EeUIoA POIUSPT ) PUB POYSISIEM
2q 03 uouguswaidun Surod-ug pa83eyy pue pajou o1 UM 38Iado 0 pamor]e
5q 100 [eqs Jwandmbs Lavey uswudorsasp ans Funmngg
A0 a1 0} paprqgns aq 3 d ,
{1eys samsesta ueneSunu sjqesrydde suonEwyy suppeLd) %y uoneredaly S 77-4
pue ‘sprsurarmbal soueploaz s[ood . 5
[euwtaA ‘sjusurarmbar vonesurjap UOHESHIW 10 pasu ou 51 31313
puE[aM o) T SoueNdion jo Jeyl pagps|mowior ary serousfe Alessaosau
UONBWLIIUOD UaRLm () pue (A0 oip ol jey} uONEIUSWNOOP UaNLm aplaoxd Jreys
03 PaPNUQRS 39 [{eys SHUSUMO0pP pue tueoridde o), AIessessu sy uoneSnnu ou pue
‘sBuimerp ‘suerd paousIazaI-sA0qQe PIsSaIppe Usdq ARY SUIOUOD BU3 JO [[B IBY)
oyt (e) ruononnsuos pue Suipess ‘lood [eWaA JO puepem SB paynuapt Auadoxd
30§ syuad JO SOUENSST 0] 10LG ) Jo seare Aue jo no Ams 0} paudisopar
‘Juswdofeasp aurs st Bunospe 2q [pm  1efoad uﬂwu asnedaq jeyl. SWBH
samseawl yoneSnnu [esidololg PuE ystg jo Eowﬁ.a d &EWMEO uﬂmg EEM
3Y1 Jo Tre Jo uoneuswe[du yaeonddy poeforg | LU0 IEYS jstsojolyg swueoridde ay Juus
03 se feaoxdde/mataal Supping 1o Suipesd v Jo oouenssi 0} IOLJ
10} FINTURIO)) MaTasy Jemdo[aaa(]
§,A31D) Y1 03 panmugns 3q JIeYs 's)nsa1 ey} uodn yuspuadap pue sAaAins pajou sy
qouey Jovlg 10] Ueld 12Se PastAdL Zurmol)oy sjood jewaa paddew sy Jo aourqIsIp
1+ J.N?Ohﬂnﬁ\gvm.#oh _uaﬁ& uﬁOEﬁHQHU.)OQ .HOMQGNE ﬁ..nokfm OH ﬁuommﬁoa Qﬁ* :ﬂﬂm HQO.%.O.HQ tOWUH SOHHN.NH
PUL] "M JURLMOU0D 10 ‘a1 SOl UOHONNSHOO A)IS-U0 Jow|[g ay3 10§ Ur|J JoISEIN o Jo uBisap 10ofoid
19U0)SIA] 109ITIY 103001 _mm\”% SYL 1BNqRH 100 JeWdA 2y Sunoeduy
[9SI3APE JOU 2le sjuswaAoidull Jayjo pue
SJUAUIN2OP 79 SBUIMBIP UOLONNSUOY) 109yory adeospue] | 9SINO2 J[OF A1 1YY 2INSUL O} SA3AINS POy po:wuom
03 18180101q A2AING p[a1] S[00] [EUISA PINIULID
suejd yuswoaoxdur a11s 2 Surprin I$HOGTY PRYIIZ) VSI ‘payyienb & ureso1 [eqs jueonddy 3y (SMASH
youey ¥o0[g 10] UBld JNSEN PaSIATY yearyddy 199fo1g ® 10] wEsc.sa.oQ pue udisap joofoxd jruyy 0) h.:.& moomsmom
ledreoforg
:Aq paaoiddy 1$85300.19 IS10TUOTA] JUAWBSEH UOTIRAIISUOY) 1S|00] [BUIIA [Z-H (PIA
TINVITIINOD ANOLSTTIIN ONTHOLINOIW oA
J0 Alravd
NOILVOIITIIA SSTD0Wd ONTHOLINOIN ATEASNOISTI TUNSYAW NOILVOELIW LOVIII |

Agenda Item No. 4 - Page 85 of 141



#DOT “Arenuef . ue|g/ueidold Suntoday/Bulioyuop uoHRENIA [BIUSIIUONAU
Izjo |7 e8eq (410710 dND % $TO-10 Ad) 102fo1q Hosay youey Yoeig

51T

uonsnysues pue Julpessd
lo] smnmiad Jo eouEnssi 03 0L

1AU0ISIITA]

SAUINO0p 79 STULMEIP UOIONISUC)

sue(d juatsaoxdu a11s 2 Suipein

‘ueld adeospue] pasodoxd sy wo pajestpur se ‘Furdeospusei
1610 10 ‘sasseIF '50109ds aanen Yim pajuerd-a1 og

291TYD
uejq wawdoraaa(g Teur] &mu%amm HM.M_,OMM TTeys ses1e pape1s pue adofs [[v '[eimyeu eadde o) paperd

pu® paInonrIas aq J1eys Aemy2ny o woly afqrsia sadors SoTRLISOY

:4q paaciddy 1859001 1eourduy 109f0dd | [y eMs-uo souefeq o} paudisap oq eys Swipeln I-AV (B)AIX
ONTHOLINON
AINVITIINOD AINOLSETIN ONIIOLINOI BO4
J40 ALdvd

NOLLVOIATYIA SSID0Ud ONTHOLINOW HTHISNOdSTI HYNSVIN NOILVOLLIN LOVANI

Agenda Item No. 4 - Page 86 of 141



RESOLUTION NO.: 04-009

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF EL PASO DE ROBLES
APPROVING CONDITIONAL USE PERMIT 01-017 FOR THE BLACK RANCH RESORT PROJECT
(RRM DESIGN GROUP FOR MATT MASIA, BLACK’S HATCHERY & TURKEY FARM)

APN: 025-431-044, -045, AND -049

WHEREAS, Conditional Use Permit 01-017 has been filed by RRM Design Group on behalf of Mr. Matt
Masia for Black’s Hatchery & Turkey Farm; and

WHEREAS, Conditional Use Permit 01-017 has been filed in conjunction with an application for a
Planned Development to allow a resort hotel with a golf course and other ancillary facilities in the Parks
and Open Space (POS) Zoning District; and

WHEREAS, Planned Development 01-025 is a proposal to establish a Master Development Plan for the
proposed Black Ranch resort project on an approximately 386-acre site north of Highway 46 East, south
of Dry Creek Road, and west of Airport Road; and

WHEREAS, the proposed Black Ranch resort includes a 200 room hotel with an additional 80 casitas, an
18-hole golf course, a 9-hole executive course, wine information center, outdoor events area, spa
facilities, tennis courts, restaurant, café, golf clubhouse, pool, and conference facilities; and

WHEREAS, the development project applications for the proposed Black Ranch resort would establish
the following:

¢ The Planned Development would establish the site plan, development standards, architectural theme,
landscaping, and required infrastructure for the Black Ranch resort; and

¢ The Conditional Use Permit would establish the allowable land uses for the Black Ranch resort,
including authorizing development and operation of a resort hotel and restaurant with greater than
5,000 square feet of area if determined not to have a significant adverse effect on the economic
vitality of the downtown as required by Ordinance 568 N.S.; and

WHEREAS, the General Plan land use designation is POS (Parks and Open Space) and the Zoning
Ordinance designation is POS (Parks and Open Space), and

WHEREAS, at its January 27, 2004 meeting, the Planning Commission held a duly noticed public hearing
on the proposed Black Ranch resort project the public hearing was open an continued at the request of
the Applicant in order to allow additional time to review the project conditions; and

WHEREAS, at its February 10, 2004 meeting, the Planning Commission reopened the public hearing to
accept public testimony on the proposal, including Planned Development 01-025, Conditional Use Permit
01-017, and the environmental review/determination therefore:; and

Attachment 4
CUP 01-017 Black Ranch Reso Resolution 04-009 i
(Black Ranch)
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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 Black Ranch resort project qualifies for adoption of a Mitigated Negative
Declaration and Mitigation Monitoring/Reporting Program/Plan; 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:

¢ That the establishment, maintenance and operation for the Black Ranch resort, including the requested
land uses applied for, will not, under the circumstances of the particular case, be detrimental to the
health, safety, morals, comfort, convenience and general welfare of the persons residing or working in
the neighborhood of such proposed use, nor will it be injurious or detrimental to property and
improvements in the neighborhood or to the general welfare of the City; and

¢ That establishment, maintenance and operation for the Black Ranch resort, including the requested land
uses applied for, will not, under the circumstances of the particular case, have significant adverse
impacts on the economic vitality of the downtown, since it is a destination resort hotel with a golf
course and other ancillary/related land uses consistent with the City's Economic Strategy. The
proposed Black Ranch resort project is designed to complement adjacent recreational opportunities
and the City’s existing wine industry. Overnight and dining accommodations are designed to support
the guests of the resort facilities.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de Robles
does hereby approve Conditional Use Permit 01-017 subject to the following conditions:

SITE SPECIFIC CONDITIONS

1. The project shall comply with all conditions of approval in the resolution granting approval to
Planned Development 01-025 and its exhibits.

2. Approval of this Conditional Use Permit shall run concurrently with the Planned Development
approval, and shall expire under the same conditions of that entitlement (2 years, with additional one
year time exiension increments permitted to be considered). However, once the project/site
development is complete, the CUP will run indefinitely (in accordance with the provisions of the City’s
Zoning Ordinance).

3. All on-site operations shall be in conformance with the City’s performance standards contained in
Section 21.21.040 (General Performance Standards Applicable to All Uses) of the City’s Zoning
Ordinance.

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 made unless the Commission finds that such modification is necessary

CUP 01-017 Black Ranch Reso 2
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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 Conditional Use Permit 01-017 allows for development and operation of the following land
uses:

A, Permitted Land Uses for Black Ranch

Resort Hotel with 200 rooms and 80 casitas (detached hotel rooms)

Restaurant — Café (1,500 square feet with an outdoor seating area with 25 tables)
Wine Information Center (1,500 square feet)

Gardens

Bl e

B. Permitted Accessory/Ancillary Land Uses for Black Ranch

Golf Course with an 18-hole Championship Course and a 9-hole Executive Course
Driving Range, Putting Green, and Chipping Green
Golf Course Clubhouse (10,000 square feet)
Snack Bar/Pro Shop/Restroom (1,500 square feet)
Satellite Restroom (250 square feet)
Golf Cart Storage Building (6,000 square feet()
Maintenance Building (6,000 square feet)
Health Spa (1,500 square feet)
Pool, Hot Tub/Spa, and Tennis Courts (4 courts) for the Resort Hotel and casitas
. Restaurant — “Fine Dining” (6,000 square feet, approximately 100 seats)
. Conference Facilities and Meeting Rooms (14,286 square feet)
. Administrative/Professional Offices in the hotel and in the clubhouse
- Outdoor Events in the designated areas in the north and south portions of the site
. Crop production (includes dry and irrigated farming, orchards, vineyards) if conforming to
Section 21.16E.040 of the Zoning Ordinance
. Temporary Construction Yard in connection with a valid building permit on the site of the
building permit or on an immediately adjacent site, subject to issuance of a Temporary Use
Permit.
16. Temporary Trailer and/or Building for use as a construction office subject to issuance of a
Temporary Use Permit.

O N oL L

e e T e T ey
O — o

p—
Ln

C. Conditionally Permitted Land Uses for Black Ranch

1. Temporary Special Events of 300 or less guests subject to the review and approval of the
Community Development Director or designee as to compliance with the terms and
conditions of Conditional Use Permit 01-017 and the following provision that the Resort/Spa
Hotel and Golf Course Owner and/or Operator shall work with the City to:

a) Mitigate and/or abate noise related to any outdoor special events that are scheduled to be
held before 9am or after 9pm; and

b) Establish maximum standards for acceptable noise levels during the outdoor special
event. In the absence of a specific standard being established, the noise level measured
at the property line shall not exceed 65 dB/Ly, (Any noise levels above the established
standard shall be subject to nuisance abatement and/or revocation of the Temporary Use
Permit).

CUP 01-017 Black Ranch Reso 3
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2. Temporary Special Events of 300 to 400 guests subject to the review and approval of:

a) The Community Development Director or designee as to compliance with the terms and
conditions of Conditional Use Permit 01-017 and the following provision that the
Resort/Spa Hotel and Golf Course Owner and/or Operator shall work with the City to:

1} Mitigate and/or abate noise related to any outdoor special events that are scheduled
to be held before 9am or after 9pm; and

i) Establish maximum standards for acceptable noise levels during the outdoor special
event. In the absence of a specific standard being established, the noise fevel
measured at the property line shall not exceed 65 dB/Lg, (Any noise levels above the
established standard shall be subject to nuisance abatement and/or revocation of the
Temporary Special Event Permit),

b) A security and traffic control plan by the Police Department (which plan is to be
approved at least 10-days before the event or, subject to Police Department concurrence,
a standard plan may be placed on file with the Police Department).

3. Temporary Special Events with over 400 guests subject to the review and approval of a
Temporary Use Permit; the TUP application shall include parking plans, security and traffic
control plans, and noise mitigation plans, in addition to the other application requirements.

4. The land uses listed below are not expressly authorized through the Master Development
Plan for Black Ranch (PD 01-025) and Conditional Use Permit 01-017. While not expressly
authorized herein, any of the following land uses or combination thereof may be established
as part of the Black Ranch resort project subject to issuance of a separate or amended
Conditional Use Permit:

a) Additional restaurants as an accessory to the resort (outdoor seating and liquor service
included),

b) Additional tennis courts;

¢) Racquetball and/or handball courts;

d) Ball fields, playgrounds, stadiums, and amphitheaters;

€) Museums and/or art galleries;

f) Public Facilities;

g) Parks and/or playgrounds; and

h) Public Utilities Facilities

D. Prohibited Land Uses for Black Ranch

I. Residential land uses are prohibited as a part of the Black Ranch resort. This prohibition is
consistent with the POS General Plan and Zoning designations and is in accordance with
General Plan Land Use Policy LU-1B (Airport Land Use Compatibility), which states that

CUP 01-017 Black Ranch Reso 4
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new residential development is an undesirable land use within the Airport Influence Area and
which requires the City to prohibit further subdivision of land within the Airport Land Use
Review Arca (AP Overlay Arca) and/or to prohibit changes to General Plan land use
designations or a site’s zoning in such a manner that would accommodate additional dwelling
units,

2. Residential iand uses are prohibited within the Black Ranch resort since the site located
within the Airport Influence Area of the Paso Robles Municipal Airport and the Airport Land
Use Review Area (AP Overlay Area).

PASSED AND ADOPTED THIS 10" day of February, 2004 by the following roll calf vote:

AYES: Johnson, Ferravanti, Mattke, Kemper, Flynn, Steinbeck
NOES: None
ABSENT: Hamon

ABSTAIN: None

ATTEST:

ROBERT A. LATA, PLANNING COMMISSION SECRETARY

TRYDER/CURRENT PLANNING/BLACK RANCH CUP

CUP 01-017 Black Ranch Reso 5
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RESOLUTION NO.:

A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF EL PASO DE ROBLES APPROVING
SUBSTANTIAL COMPLIANCE WITH
PLANNED DEVELOPMENT 01-025 & CONDITIONAL USE PERMIT 01-017
(BLACK RANCH / VAQUERO)
APN: 025-431-044, 045 & 049

WHEREAS, PD 01-025 & CUP 0-017 (The Black Ranch project) was approved by the Planning
Commission on February 10, 2004, via Resolutions 04-007, 04-008 & 04-009; and

WHEREAS, the Black Ranch resort is located on the approximate 386-acre site north of Highway 46 East,
south of Dry Creek Road, and west of Airport Road directly across Highway 46 East from the entrance to the
Hunter Ranch Golf Course; and

WHEREAS, the Black Ranch resort includes the development of a 200 room hotel with an additional 80
casitas (detached hotel rooms), an 18-hole golf course, a 9-hole executive course, wine information center,
outdoor events area, spa facilities, tennis courts, restaurant, café, golf clubhouse, pool, and conference
facilities; and

WHEREAS, King Ventures purchased the project and have submitted a revised resort project known as
Vaquero de Los Robles Resort (Vaquero); and

WHEREAS, the intent of the Vaquero project (Phases I and II) is to substantially comply with the Black
Ranch project in terms of the number of hotel/casitas units, golf coutse, spa facilities, and other amenities
similar to Black Ranch; and

WHEREAS, although there would be differences in site planning and on-site circulation, impacts to site
grading and oak tree impacts would be less; and

WHEREAS, consistent with the Black Ranch project, the specific site planning, design, grading and oak
tree impacts for the golf course would need to go back before the Planning Commission for review and

approval; and

WHEREAS, in the future if King Ventures wishes to expand the resort beyond Phases I and 11, the
expanded project would need to go back through the development plan process including environmental
review; and

WHEREAS, at its November 13, 2007 meeting, the Planning Commission held a duly noticed public

hearing on the Project, to accept public testimony on the proposal including the substantial compliance
with Planned Development 01-025 & CUP 01-017 and related applications; and
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WHEREAS, based upon the facts and analysis presented in the staff report and the attachments
thereto, the public testimony received, and subject to the Conditions of Approval listed below, the
Planning Commission makes the following findings:

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

2. The proposed resort project is designed to complement adjacent recreational opportunities and
the City’s existing wine industry as well as offer overnight and dining accommodations designed
to support the guests of the resort facilities;

3. Since the Vaquero project is consistent in scope and physical disturbance to the site and would
be subject to the existing environmental mitigation measures applied to the Black Ranch, the
Vaquero project would not have a significant impact on the environment.

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

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

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

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

PASSED AND ADOPTED THIS 13" day of November, 2007 by the following Roll Call Vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

CHAIRMAN MARGARET HOLSTINE

ATTEST:

RON WHISENAND, PLANNING COMMISSION SECRETARY

h:darren/PD/BlackRanch/Vaquero/Res
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VAQUERO de los Robles Resort

Highway 46

(formerly Black Ranch)

at Paso Robles, California

July 2007

Exhibit A
Development Plan & Project Summary
(Vaguero/Black Ranch)
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Inn at Oyster Point

Sauth San Francisco
18001 642.2720
vevewz InnatOysterfoint.com

Springs

Al Beach
f800) 234-5831
wrarw SycomereSprings.corm

Costanoa
Lodge & Camp
Pescadero
(877)262-7848

wwnw. Costanoa.com

Clitfs Resort

Shell Beach
(800} 826.7827
www.CliffsResort.com

Marina Dunes Resort
Maring, on Monterey Bay
(877) $44-3863
www.Marinalunes.com

Pisme 3each
[BO0) 662-5545

www.SeaVerture com

Inn ot Morro Bay
Morra Bay

{803} 321-9566
www lnnatMorroBoy.com

Royal
Scandinavian inn
Sol\'ong

1800) 624-5572

www, SorvangRSLcom

OLLECTION

OUTIQUE ;C%//TEL

www.BoutiqueHotelCollection.com

800.928.9970

5

Apple Farm Inn

San Luis Obispo
{800 255-2040
www.Applefarm.com

Desert Hot Springs
800; 472-4334

wenw. TwoBunchPalms . com
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VAQUERO . Section 1

de los Robles Overview and Introduction
Resort

M . Section 2

Side-By-Side Project

Comparison to

The concept for the resort
at VAQUERO is to establish a
destination meetings and con-
ference facility that will bring
gathenngs, both large and
e mtimate, to thg‘Pas

2004 Mascia Approvals

« Section 3
Site Plari sind Project Details

VlSltOl‘S to'V
be treated to an'lS%e}T _
course, 3-hole golf teaching
academy, vineyards, a wine
center and tasting room, fine T Conference Center Pl
dining and all day faire restau- Funiculars (fixed rail tram)
rant facilities, world class wine

bar and lounge, acres of hik-

ing trails, a recreational center + Section 7
including pool, tennis and fit- Infrastructure and Phasing
ness center, and a resort con-
cierge to direct our guests to

all the amenities the Paso

. + Section 8
community has to offer. | Biology & Traffic Analyses

Agenda Item No. 4 - Page 96 of 141



Section |

Overview and Infroduction

Agenda Item No. 4 - Page 97 of 141



VENTURB ERS
August 14, 2007

VAQUERO de los ROBLES RESORT at Black Ranch, Paso Robles

Overview , :
Our primary goals fall into the following general categories and objectives:

* Introduce additional emphasis on viticulture by expanding adding
vineyards and a wine concierge to the site

+ Maintain the emphasis on the stand alone, detached “casitas”
visitor bungalow units located within clusters among the oaks of the site

* Introduction a “corporate retreat” unit (*hacienda”) that will accommodate
small group meetings in a secluded compound

* Introduce an emphasis on water features throughout the site
by adding walking trails around expanded pools

* Reduce the golf holes from 27 to 21, including a single 18-hole
golf course and a 3-hole academy training area

* Modify the routing plan for the golf course to more efficiently use available lands,
and introduce an instructional golf academy to expand conferencing synergy

* Establish within the new routing plan a concept that allows golfers to
play 8, 9, 12, 15, 18 or 21 holes in multiple combinations
to facilitate longer or shorier rounds, dependent on their individual time demands

» Defer a "stand alone” restaurant and instead include a fine dining restaurant
along with an all-day cafe and lounge within the main hotel complex

These elements have been conceptualized to maximize consistency of the first 2
phases with the original City of Paso Robles approvals.

King Ventures 285 Bridge Street  San Luis Obispo, CA 93401 805 544-4444 805 544-5637 FAX
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Vaguero de los Robles Resort
August 14, 2007
Page 2

Hotel Unit Concepts

We have enclosed a sketch of the floor and elevation plans for our stand alone
“casitas” units in Section 4 of this packet. These designs are fashioned after our project
in Monterey, at Marina Dunes Resort. | would invite you to visit our website at
www.KingVentures.net to see how this and our other properties compare.

The “casitas” units will be a centerpiece of Vaquero, affording visitors extremely private
and intimate accommodations. Our desire is to joint venture the ownership of a casitas
unit with a local winery or other business interests. The resort would be the managing
entity and the unit would solely be used as visitor serving. Other than investment profits,
the only other benefit to the winery and investor is the ability to provide advance
reservations for their guests at the hotel and golf course.

To accomplish this, we prepare and record a commercial condominium tract map,
followed by a commercial condo air space plan. This would allow the airspace
subdivision of the casitas units, and the opportunity to offer a commercial condominium
interest to investors. Appropriate use restrictions and cc&r’'s would be recorded against
the title to the properly to insure this. In every respect these units would operate as a
hotel.

In addition to the hotel rooms, we will introduce a new “corporate retreat” guest facility,
which will include detached building clusters of 6 or so rooms and a smail meetings
space that will serve smaller gatherings. These units would also accommodate family
reunions, weddings and similar small group activities. An initial unit is planned in the
area between holes 9-10-11, and if successful we could present similar options to the
City for consideration in later phases.

Hotel Guest Services

Mr. King and his hotel operations now total some dozen sites in California. We have
recently placed a significant new emphasis on our “Health and Wellness” division of the
hotet operations. Properties such as Sycamore Mineral Springs, Avila Hot Springs and
Two Bunch Palms in the Coachelia Valley provide guests with much more than
traditional “spa” services. We want to appoint the spa approved at Black Ranch as a
more complete health and weliness facility. These facilities would be available to
visitors to Vaquerc as well as the general public, but would notinclude a general
fitness-style membership format.

Golf Concepts

Our thoughts concerning golf revolve around making the course “fun” and convenient to
our visitors. By this we are thinking that the course will not be a “pro-am championship’
style course, but rather a course that will be memorable for its setting and physical
design rather than its difficulty. We believe that the goif originally set forth was an
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Vaguero de los Robles Resort
August 14, 2007
Page 3

exceptional design, but was very long and geared to tournament play. We envision a
shorter course with forgiving design within landforms that minimize grading in favor of a
layout that hugs canyons, river bed washes, waterways and lakes, clusters of oak frees
and functioning vineyards.

We aiso see the opportunity to make Vaquero truly a destination resort by providing a
golf school and training academy that would lure all levels of skills to learn how to
improve their golfing experience. The goif academy would be linked to the conferencing
center and facilities, taking full advantage of attending instructional classes both on the
greens and within the classroom setting. Our redesign of the golf layout is also driven
by state of the art irrigation practices, and a desire to use the property more efficiently
in order to offer the additional features we are presenting.

But | also indicated we wanted this to be “fun” and convenient to our visitors. By this we
envision an unconventional routing layout that wouid be based on three 6-hole patterns.
This will afford our golfers the opportunity to play a "short” round of 6 holes, or combine
it with any grouping of holes, along with the 3-hole teaching facility, when if is not in
use. We feel more and more people that play goif would welcome the flexibility of
shortening or lengthening their experiences dependent on their unique time demands.

Outdoor Events Center ,

The original approvals for Black Ranch included visitor activities, with varying levels of
use standards based on the size of events pianned. We are prepared to follow the
standards established under the Planned Development approval.

What we would fike to do in the future is explore a more comprehensive plan for staging
outdoor events, such as concerts and large group gatherings, but we recognize this
would be a significant departure from the approved Planned Development. For that
reason we see this element being a matter to discuss at a future time.

Project Phasing

The original 2-phased Black Ranch approvals are outlined in detai! in the enclosed
“Project Summary” matrix, and is compared side-by-side to our 2-phase proposal,
within Section 7 of this packet.

Biological and Traffic Analyses

Follow-up biological and traffic engineering materials are included in Section 8 of this
packet to aide the Commission in evaluating the consistency of this project with the
approved plans. '
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Vaquero de los Robles Resort
August 14, 2007
Page 4

In summary, our project includes:

Phase 1 Phase 2 Totals

Hotel units 160 40 200
Hacienda units 51 28 78
Corporate units 4] 1 1

Visitor Units 211 69 280
Restaurant Cafe - 2,500 sf 2,500 sf
Hotel Lounge and 5,000 sf - 5,000 sf

Fine Dining Restaurant

Restaurants 7 500 sf n 7.500 sf
Conference Center 14,500 sf 14,500 sf
Wine Center 1,500 sf 1,500 sf
Heaith Spa 2,500 sf 2,500 sf
Golf Course 18 holes 18 holes
Teaching Academy/Driving Range 3 holes 3 holes
Ciub House 5,800 sf
Maintenance 6,000 sf
and Storage 6,000 sf
Parking 382 spaces 255 spaces 637 spaces

VAQfinancingsummany(81407
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Section 2

Side-By-Side Project Comparison to
2004 Mascia Approvals
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Section 3

Site Plan and Project Details
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Section 4

Hotel Lodging Plans
Bungalow Casitas Units
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VENTUR E®S

VAQUEROQ Resort Hotel Units
The hotel units are broken down into the following sub groups:

« Main Funicular Hotel and Lobby 50 rooms Central Porte Cochere’
This hotel facility includes the main check in lobby, the primary fine dining restaurant,
wine bar and lounge. The building is designed to step down the bluff face in this area
for a total 4 stories. As one drives up to the check in area, the building will appear to be
2 stories in height, with 2 additional floors stepping down the biuff face.

« Eastern Wing Main Hotel 50 rooms Near Eastern Casitas
This hotel wing is an extension of the main hotel. This building includes 2 stories of
hotel rooms.

* Conference Hotel 60 rooms West and adjoining Main Hotel

This facility includes the conference center (14,500 sq ft total) on two floors. The upper
floor includes 10,000 sq ft of exhibit and meeting halis, with various break out
configurations possible with folding walls/partitions. The iower fioor includes another
4,500 sq ft of meetings space, and sforage to support the various uses of the center. In
addition to 2 stories of meetings space, there are hotel rooms to the west and east of
the central conference area. There are 10 rooms per floor times 3 floors in each wing,
for a total of 60 hotel rooms.

* Spa Hotel 40 rooms East of Conference Hotel
The Spa Hotel facility includes a 2,500 sq ft area dedicated to the spa treatments and
operations, and includes another 40 hotel rooms on two stories to the west of the spa
facility. The Spa Hotel is a total of 2 stories in height, with options for dispersed clusters
of units rather than a single building under consideration.

* Casitas Clusters Total of 80 units

* FEastern Casitas 51 units includes 5 units
at Golf Hole 18 lake

The eastern casitas cluster includes 46 detached bungalow units, and an additional

5 casitas are included at the lake/reservoir for golf located around Hole #18 green.

¢ Western Casitas 29 units between 9-10-11 holes

1 corporate retreat Hacienda
The western casitas cluster includes 28 detached units located in a courtyard-style
area between and along golf Holes #9-#10-#11. 1 corporate retreat hacienda is
proposed fronting Hole #10 in this area for a total of 29 units.

King Veniures 285 Bridge Strest  San Luis Obispo, CA 93401 805 544-4444 805 544-5637 FAX -
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Section 5

Commercial Ownership
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v. ENTUR E¥S
July 12, 2007 y J

Re: Outline of Casitas Hotel Units - Comnmercial Hotel-Ownership;
VAQUERO de los ROBLES RESORT, Paso Robles

The “Casitas” as a Hotel Land Use

The 2004 Black Ranch approval provided for the construction of up to 80 detached
hotel bungalow units, termed “casitas”. These casitas were clustered in various
locations of the property and provided an alternative to “traditional” hotel rooms within
larger scale buildings.

For the Vaquero Resort project, we wish to maintain these casitas units, as they fit well
into the site, allowing for maintenance of trees and placement of units without extensive
grading operations.

The approvals granted in 2004 required, among other things, that the casitas units were
to be operated and occupied by transient visitors, identical in all respects to the
traditional hotel room operations. No changes in this requirement are presented under
the Vaquero presentation.

Commercial Condominium Ownership of a Casitas Unit
While the look and appearance of the casitas units will continue to be a single story, 2

bedroom bungalow (see enclosed plans in Section 4), the airspace of each unit would
be subdivided and made available to investors under a joint venture partnership with
the resort owner. The resort would maintain 50% interest in each airspace unit, and
would be the management entity responsible for operations, maintenance, repair and
replacement for the units. The resort would handle all reservations and hotel
management services, including payment of business license and transient occupancy
taxes to the City of Paso Robles, and the investor co-owners would not be permitted to
manage or rent their unit to parties independently of the resort. ‘

The commercial investment would entitle the co-owner to priority advance reservations
- for the casitas unit and golf, but the investor and his or her guests, would pay a
per-night fee comparable to a discounted rack or government rate. The investor and all
guests would aiso be responsible for all TOT payments for their respective stays. The
co-owner will not be entitled to any free or extended stay use of their casitas unit.

Deed Restrictions to Accompany Final Tract Map and Condo Plan

These operating restrictions would be placed on each casitas unit by recording a
“Declaration of Use and Operational Restrictions and Requirements” against the title of
each airspace unit. Operating standards and reporting requirements would be met
through submittal of materials to meet City oversight needs. '

VAQeasitasdaseription

King Ventures 285 Bridge Street  San Luis Obispo, CA 93401 805 544-4444 B80S 244-5837 FAX
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Section 6

Visitor & Wine Center Plans
Conference Center Plans
Funiculars {fixed rail fram)
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VAQUERO
de los Robles
Resort

e

Funiculars —
fixed rail
cable cars

Dugquesne Incline, Pittsburg

One of the guiding design principles for our resort at VAQUERO is to introduce
the hotel and related uses on the property by taking advantage of the wide range of
- topographic relief of the site. This is to say we have attempted to present the hotel
Bl;;i,ldings- along the prominent eastwest bluff ridge running through the property
and to step"the hotel buildings down the bluff faces, essentially ‘digging in’ the visi-

to pull the ascending ve
up the incline. Funiculars can

also be asingle ram unit 5 yAGUERO Resort, funiculars will
operating along the same ;1 olled to serve as elevators for the
pr.mmps. Main and East Wing Hotel buildings. A
B . funicular will also extend from the Main
Hotel to the Recreation Center below the
bluff face and ridge. This additional rail-
way will provide guests the option of ac-
cessing the pool and recreation areas with-
out hiking up and down this hill.

‘Montmartre Funfeular)

4th Street Elevat

Dubuque, lowa

Monongahela
Incline,
Pittsburg W
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VENTUR E®S

VAQUERO Resort Infrastructure and Construction Phasing
The conditions of approval prescribe various requirements for water, wastewater,
circulation and storm water improvements, both on-site and off-site.

These conditions will be addressed as foliows:

»  Water Infrastructure Phase 1

Conditions require a “looped” water main system for service between Airport Road and
Dry Creek Road. This plan can be accomplished in one of 3 ways being studied with
the City Engineer and staff. A final improvement plan will be constructed in Phase 1.

*  Wastewater Disposal Phase 1

On-site coliection and conveyance systems will tie into an extension of City wastewater
collection lines down Dry Creek Road. The specifics of these systems will be approved
by the City Engineer and constructed with the Phase 1 project.

* Storm Drainage Improvements Phase1/2

Storm drainage detention facilities will be completed prior to initiating buildings
construction in Phase 1. Expansion of both storm water and ornamental water features
are planned in conjunction with the wetlands enhancement, vernal pools and oak
woodlands protection features of the mitigation monitoring conditions of approval.

* Dry Creek Road Improvements Phase 1/2

Initial improvements in Phase 1 include: (a) dedication of right-of-way to the City for
widening; (b) agreement to participate in an area-wide assessment district to coordinate
improvements of the road; and (c) widening and a project entry at Dry Creek Road for
the resort project. We anticipate the City's assessment district will complete area-wide
improvements near our Phase 2 project timing.

+ Highway 46 Improvements Phase 1 In coordination w/Caitrans
improvements required include: (1) left turn channelization for east bound vehicies; (2)
west bound acceleration and deceleration lanes at the project entry. These
improvements were conditioned before building permits. Now that Caltrans has
programmed the project, we believe limiting Highway 46 access and utilizing Dry Creek
Road for construction access would allow construction to take place prior to the State's
highway improvements being finalized.

* On-site and Emergency Access Phase1/2

The resort includes the main entrance planned at Highway 46. Additionally, a
secondary access for right-turn-only movements exists on Highway 46 at the far
eastern end of the site. Discussions with adjoining Eberle Vineyards concerning joint
emergency access will also be Pursued. VAQrosoridaseriplion

King Ventures 285 Bridge Street  San Luis Obispo, CA 93401 805 544-4444 806 544-5637 FAX -
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Section 8

Biology & Traffic Analyses
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David Wolff | nvironmental

P.0O. 6552, Los Osos, CA 93412
(805) 235-5223
{805) 528-3504 FAX

july 19, 2007

David Watson, AICP

King Ventures

285 Bridge Street

San Luis Obispo, CA 93401

SUBJECT:  King Ventures Vaquero at Black Ranch Vernal Pool Watershed Mapping in
Compliance with Resolution 04-008 General Condition 11(C) and Mitigation
Measure B-18

Dear David:

David Wollf Environmental (DWE) is pleased to provide this letter documenting the vernal pool
watershed mapping in compliance with Resolution 04-008 General Condition 11{C) and Mitigation
Measure B-18 for the Vaguero at Black Ranch project in Paso Robles. 1 have conducted this study at
your request based cn the review of available background information and field surveys of the areas
mapped with vernal pools.

Vernal pools on the Black Ranch project site were identified through the environmental review
process in 2002 for the Black Ranch project and mapped on project plans prepared by RRM Design
Group. Earlier biological resources reports prepared for the Black Ranch project in 1998 and 2001 did
not acknowledge the presence of vernal pools. The vernal pool discovery was a result of the Caltrans
Highway 46 corridor study that identified two vernal pools just north of the highway in the southeast
area of the project site. Federally listed vernal pool fairy shrimp (Branchinecta fynchi) were positively
idertified in the northernmost vernal pool and suspected but not observed in the southern pool near
the property line fence.

The extent of the two vernal pools and their approximate watershed were shown on a September 9,
2002 map prepared by RRM Design Gmup David Wolff, DWE Principal Ecologist, conducted a field
survey of the vernal pool area on April 11 gud June 19, 2007 to field locate the vernal pools with King
Ventures representatives David Watson and Deborah Bowdey. During the June 19 field survey,
David Wolff flagged the limits of the two vernal pools and the associated combined watershed of the
both pools that was then surveyed and' mapped by an EDA Design Professionals survey team. We
designated the southern and northern pools as vernal pool #1 and #2 respectively.

The EDA survey map on one-foot contours showed the vernal pools and watershed approximately
200 feet to the east of the RRM mapping. While confident of the field location and mapping based on
observed topographic drainage partern and vernal pool plants, DWE contacted Calerans biologist
Mitch Dallas who had discovered the vernal pools to confirm the location. Mr. Dallas provided
photographs of the two pools that confirmed the DWE field location and EDA survey mapping of the
location and extent of the vernal pools and associated watershed. As such, I consider the DWE fieid
mapping and EDA survey of the vernal pools and watershed as accurate and should supersede any
previous mapping efforts of the two vernal pools on the Vaquero at Black Ranch project site.

Biological Resources Analysis, Planning & Monitoring " David@DKWEnvironmental.com
Reguiatory Compliance Spedalist www.dkwervirgnmental.com
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The attached Figure 1 provides the Caltrans photographs from the 2001 discovery. Figure 2 provides
the surveyed location and extent of the vernal pools and associated watershed based on the DWE
field flagging and EDA surveying on the one-foot contour topographic map in compliance with
General Condition 11(C) and Mitigation Measure B-18.

i

Thank you very much for the opportunity to provide biological resources consulting services. Please
contact me if you have any questions or need any additional information.

Very truly yours,
”_./ ) f.,-‘f ,.1 ‘%}) ;‘;4}:}
TG //j/ / i
;W/ 7 ‘,-"e-"/jf’:{”f/’f;
A
David K. Wolff et

Principal Ecologist
Certified Professional Wetland Scientist

Attachments:
Figure 1 - Vernal Pool Photographs
Figure 2 — Vernai Pool Watershed Map

Bibkﬁgicé! Resources Ana(ysiﬁ, P!annlr;g & Mbﬁitoring - . David@DKWEnQirénfnéﬁtal.éorﬁ
Regulatory Compliance Speciaiist wenw. dkwenvironmental.com
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King Ventures Vaquero at Black Ranch
Vernal Pool Watershed Mapping David Wolff I nvironmental

FIGURE 1 ~ VERNAL POOL PHOTOGRAPHS
SOURCE: MITCH DALLAS, CALTRANS, 2001

Fhoto 2 - Vernal pool #2 approximatc!g 275 feet north of the property fence on,HwH 46

Bioiogicai Resources Analysis, Pfamﬁng & Monitoring ' ) David@DKWEhvironmentai_com
Regulatory Compliance Specialist www .dkwenvironmentat.com
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®| ASSOCIATED TRANSPORTATION ENGINEERS

106G M- Hope Avenae, Sulte 4, Banta Barbara, GA 83110 » [B0D) 687-441 8 » FAX (BUE] 682 8508

Fichard L. FPoaol, P.E.
Boott A, Schall, AICF

July 31, 2007 | | 07074101, WPD

David Watson

King Ventures -

285 Bridge Street

San Luis Obispo, CA 93401

TRIP GENERATION COMPARATIVE ANALYSIS FOR THE
VAQUERO AT BMCK RANCH PROJFCT, PASO ROBLES, CALIFORNIA

Pursuant to your request, Associated Transportation Engineers (ATE) is providing the following
trip generation analysis for the Vaquero at Black Ranch Project, The project is located along
Highway 46 in the City of Paso Robles. The project was approved by the City of Paso Robles
and included a 280-unit resort hotel, a free standing restaurant, a winery/visitors center, and

a 27 hole golf course.

The proposed project includes many of the same componeh'ts as the approved project with
the following changes:

a The number of hotel rooms has been reduced and the number of bungalows
has increased, but the total number of rooms, 280, remains the same.

] The golf course has been reduced from 27 to 18 holes.

. The free-standing restaurant is incorporated as a restaurant within the hotel.

The purpose of this analysis is to compare the trip generation of the approved project with the
irip generation of the proposed project to determine if the proposed uses would generate
additional traffic, and thus create potential impacts not considered in the traffic analysis for
the approved project.

Enginesring » Planning « Parking « Signal Systems » Impact Aeparts = Bikaways « Transi
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Trip Generation Analysis

Trip generation estimates were calculated for the approved and proposed land uses based on
rates published in the Institute of Transportation Engineers {ITE) trip generation manual.! The
- Ingtitute of Transportation Engineers trip generation publication does not contain trip
generation rates for wineries. Trip generation estimates for the proposed winery were
developed using rates gathered from local winery studies along the Central Coast of
California. The trip generation estimates are summarized in Table 1. Detailed trip:generation
calculations are shown on Exhibit A,

Table 1
Trip Generation Comparison

Land Use Average Daily Trips | AM. Peak Hour | P.M. Peak Hour

?roposed Project | 2,041 144 190
Approved Project | 2,803 168 260°
Difference -862 -24 -70

The proposed project would generate 2,041 Average Daily Trips, with 144 trips occurring
during the A.M. peak hour and 190 trips occurring during the P.M. peak hour, The approved
project would generate 2,203 Average Daily Trips, with 168 trips occursing during the AM.
peak hour and 260 trips occurring during the P.M. peak hour. The difference between the
proposed apd approved project is 862 less Average Daily Trips, 24 less AM. peak hour trips,
and 70 less P.M. peak hour trips, as shown in Tabie 1.

Parking
Parking for the Vaquero at Black Ranch was evaluated by ATE using Chapter 21.22 of the El
Paso De Robles Municipal Code and project data provided by King Ventures,

Hotel: The hotel with restaurant, casitas, east/west hotels, and the hacienda corporate retreat
has 280 total rooms, which requires a minimum of 310 parking spaces plus employee
parking. The plan proposes 339 parking spaces, which allows for 29 employees working the
largast shift. (Section 21.22.040B1-2}

© Trip Generation, Institute of Transportation Engineers, 7th Edition, 2003.
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Conference Center: There are 113 parking spaces proposed for the Conference Center and
ihere must be one parking space per 100 square foot of net fioor area fo meet code
requirements. Therefore, the net floor area of the conference center must be less than orequat
to 11 300 square feet. {Section 21 .22.040C1)

Wine/Visitors C-enter and Health Spa: Retatl and Service establishments should provide one
parking space per 250 square feet of gross floor area. The proposed project offers a total of
30 parking spaces, which exceeds the zoning requirements of the 4,000 square foot retail
space by 14 parking spaces. (Section 21.22.040D17)

Golf Course: The requirements for this fand use is not specified in El Paso De Robles
Municipal Code. According to the previously approved projedt, six parking spaces per hole
was approved. The proposed project provides more than 6 parking spaces per hole.

ft should be noted that the parking calculations are for each land use. Many aof the hotel
patrons will also use the other facilities which could reduce the number of overall parking
spaces necessary for the development. A parking demand study would give a more accurate
assessment of the parking needed for the proposed project.

As‘;ociated Transportation Engineers

M oy

N
= y chhardi. Pool. P.E.
 President
RLPAIK

Antachiment: Exhibit A - Vaéguero at Black Ranch - Trip Generation Calculations
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EXHIBIT A
Vaguerc at Black Ranch « Trip Generation Calculations

Associated Transpodation Engineers
Trip Generation Worksheet
YAQUERD AT BLACK RANCH PROJECT - APPROVER PROJECT
ADT AM. P.M,

Land Use Size Rate} Trips Rata] Trips Rate] Trips
1. Resort Hotel {a) 280 Units 489 1470 0.37 104 0.49 137
2. Free Bianding Restaurant 6,000 sg.ft. . - '89.95 540 a.81 s 7.42 45
3. Winery ! Visitors Center (o) 1,500 sq.ft. 1880 28 n.00 g 243 4
4. Golf Course 27 Holps- 35.74 965 222 30 2.74 74

Project Total: 2,903 168 250
LHEN .
{2} dssumas 100% Oecupansy. Resort Hotzl includes Cale, Conference Cemer, and Health Spa.
(b} ITE data not availablg. Winery / Visitors Center trip generalion bizsed on locaf studics.
Assodiated Transpertation Englneers
Trip Generation Worksheat

VAQUEROD AT BLACK RANCH PROJELT - PROPOSED PROJECT
ADT AM. P

Land Use Size Raie|  Trips Ralei  Trips Rale|  Tiips
1. ResortHowl ﬁé) 280 Units 4.8% 1,37C 0.37 104 0.48 137
2. Winery / Vigitors Cenler (b) 1,500 sq.ft. 1B60 28 a.60 0 2.42 4
3. Colf Course 18 Holes 3574 643 2.22 48 274 45

Project Toial: 2,041 144 190q
Motes: o
{2} Assumes 1060% Occupanny, Resord Hotel includas Restaurant’Lounge, Cafe, Conference Center, and Healtit Spa.
{b} ITE data not available. Winery / Yisitors Cenzar irip genaration based on local studiss.
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AFFIDAVIT
OF MAIL NOTICES

PLANNING COMMISSION/CITY COUNCIL PROJECT NOTICING

I, _Lonnie Dolan _, employee of the City of El Paso de Robles, California, do hereby certify that

the mail notices have been processed as required for Planned Development 01-025 & Conditional

Use Permit 01-017 Substantial Compliance (Black Ranch/Vaquero) on this 31st day of October

2007.

City of El Paso de Robles
Commumity Development Department
Planning Division

Si@%w@\\

J Lonnie Dolan

forms\mailaffi.691
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PROOF OF PUBLICATION

LEGAL NEWSPAPER NOTICES

PLANNING COMMISSION/CITY COUNCIL
PROJECT NOTICING

Newspaper: Tribune

Date of Publication: November 1, 2007
Meeting Date: November 13, 2007
Project: Planned Development 01-025

& Conditional Use Permit
01-017 finding of Substantial
Compliance (King Ventures/
Vaquero formerly Black Ranch)

I, _Lonnie Dolan , employee of the Community

Development Department, Planning Division, of the City
of El Paso de Robles, do hereby certify that this notice is
a true copy of a published legal newspaper notice for the
above named project.

Slgned Qi —

ﬁ_&hy\__u a
, Lonme Dolan

forms\newsaffi.691

o4

" The. Black Ranch pro;ect was. iap

- and t‘.onference faca!mes {APN; 025-431-044,

1Library ‘Conference . Room, 1000 Spring
Sireet, Paso Robies, California, at the tiour of

.are recejved prior. to the time of the hearing.

! ‘Darran R, Nash, Associate Piannaer
i ovember 1, 2007 887783

NOT[CE OF F'UBLIC HEARING

NOTICE 15 HEFIEBY GIVEN That’ lhe Plar-
ning Cormrigsion of the City, of El Paso de

Robles will hold_a Pubii¢ Hearing to cahsmer a
+tequest by 'King ‘
FCommission 16° make -Hndings, of su

g Ventures fot! fhig

compliance. with' their -proposed. -Vaguers
project " with: ‘the d)rewously approvéd-Bl
Rarich ‘project (P 01-025.& Condmo

Perrmt 01-01 7) i )

the Planning . Commission -on. Februéry 10,
2004, consigting of the 1oilnwmg program

Planned Development. 01-025. & .Condi-
tionial Usé Parmit-01-017:-to deveiop & resort
comiplex with 200 hotel rooms and 80 casitas
on an approximate 386 acre area bounded by
Mwy 46 East on the South, Dry Creek Road
on the North, and Airpest Road on the East
(also known as the Black Ranch property).
The Development ‘application includes an 18-
hole golf course as well as an additional 9-
hole executive course, wine information cen-
ter, outdoor events. area, spa facilities; tennis
courts, restaurant, café, golf clubhouse, pool,

045, & 049).

Slnce ‘the pl"Ojth was prevmusly approved
the -only issue befora the Planhing Commis-
sion . will be the determination of whether the
Vagquero project is in substantial compliance
with the Black Ranch pmject

This hearing will take place in the ‘City Hallf

7:30 PM on Tuesday November 13, 2007, at
which time all. mterested parties may appear
and be heard

Comments on the proposed project may be
mailed to the Community Development
Department, 1000 Spring: Street, Paso. Rob-
ies, CA 93446 provided that such comments

Should. yaiz, have any questions fegarding this
appfication; please call Darren Nash.at (805)
237-3970, .

The propos,ed project will be available for
review at the Community Development
Department, 100G Spring Strest, Paso Rob-
les, CA 93448, on the Thursday before the
scheduled daie of this hearing. ;

If you challenge the substantiaf compllance
applicaticn in-court, you may be [imited tc Tals-
ing only those issués you or somecng else
raised at the public hearing described in this
notice, or in writlen correspondence delivaren
1o the F'Ianning Comemission al, or prier to, the
pubhic Hearing,
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