
TO:  CHAIRMAN AND MEMBERS OF THE PLANNING COMMISSION 

FROM: RON WHISENAND, COMMUNITY DEVELOPMENT DIRECTOR 

SUBJECT: PD 05-016 AMENDMENT (WINERY ROW – HOSKINS) 

DATE:  AUGUST 11, 2009 

Needs:  To consider an application filed by Larry Gabriel, Architect, on behalf of Chris Hoskins to 
amend PD 05-016, the Airport Business Park, to allow for winery related uses. 

Facts: 1. The Airport Business Park is located on the southwest corner of Airport Road and Dry 
Creek Road (see attached Vicinity Map). 

2. The zoning designation for the site is AP-PD (Airport – Planned Development 
Overlay) and the general plan designation is BP (Business Park). 

3. The Planning Commission on October 10, 2006 approved the following resolutions 
which allowed for the entitlement of the Airport Business Park: 

Resolution 06-0084: approved PD 05-016 and established development 
standards for the business park by adopting Development Design Guidelines.  

Resolution 06-0085: approved Tentative Tract 2772 to subdivide a 39-acre 
property into 36 lots ranging in size from .25-acre to 7-acre parcels, for business 
park development;  

Resolution 06-0083: approving a Mitigated Negative Declaration for the project. 

4. On April 22, 2008, the Planning Commission in conjunction with an application for a 
Parcel Map to further subdivide a few parcels within Tract 2772, approved Resolution 
08-023 amending PD 05-016 which clarified that the development review process for 
each lot could be approved by the DRC as long as the plans were consistent with the 
Design Guidelines. 

5. In September 2008, Phase I of Tract 2772 was recorded creating Lots 1-18 of the 
business park. This Winery Row project would apply to Lots 2-15, see attached 
Vicinity Map, Attachment 1. 

6. The Winery Row project is proposing to develop small-scale wineries that would allow 
for wine production, barrel storage and wine tasting. The Zoning Code allows wineries, 
wine tasting and warehousing in the AP zoning district. See attached project 
description for further discussion, Attachment 2. 
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7. The application before the Planning Commission at this time is to update the Design 
Guidelines to add a new section (Section VI) allowing the development of Lots 2-15 
with the Winery Row project. (See a copy of the Guidelines with new Section VI. 
attached as Exhibit J to the draft PD Amendment Resolution); 

8. Larry Gabriel has designed conceptual site plans and architectural elevations for the 
lots. If approved by the Commission, the final details would be reviewed for each lot by 
the DRC prior to the issuance of a building permit. 

9. The applicants are requesting to construct a 10-foot tall vinyl coated chain line fence at 
the rear of lots 2-8 (the lots that back up to the Boys School). The zoning code allows 
fences in commercial zones up to 8-feet, however since this site is within a PD overlay 
area, the Commission does have the flexibility to allow alterations in the development 
standards. It will be up to the Commission to discuss whether the fact that these lots 
back up to a prison necessitate a fence 10-feet in height. The prison has existing 10-feet 
tall security fencing along its southern boundary approximately 60-feet from Lots 2-8 
northern boundary. 

10. On July 27, 2009 the project was presented to the DRC, where the DRC was generally 
in favor of the proposed project including the site plans, architectural elevations, 
landscape plan and amendments to the Guidelines and recommended that the 
Commission approve the Winery Row amendment to the Airport Business Park. The 
DRC did have some discussion regarding the lack of architectural details on the side 
and rear elevations for the buildings. Larry Gabriel will be prepared to present some 
suggestions adding additional architectural details at the Planning Commission meeting 
on August 11th.

   
11. A Mitigated Negative Declaration was approved for the Airport Business Park. The 

environmental review studied the impacts of the full development of the project 
with business park uses (i.e. manufacturing, research and development and office 
type uses). Mitigations measures were necessary to reduce the impacts of the project 
in relation to added traffic trips and biological impacts related to kit fox. 

12. The kit fox mitigation has been completed for Phase I of Tract 2772 which includes 
the Winery Row lots. Some of the traffic mitigation has been completed such as the 
street improvements to Airport Road and Dry Creek Road which included dedicated 
turn lanes. The remaining traffic impact mitigation will be implemented with the 
payment of traffic impact fees as each lot develops. 

13. Since wine tasting, wine manufacturing and warehouse uses are permitted uses in the 
AP zoning district and are generally lower traffic generators than business park uses, 
additional environmental review is not necessary. All existing mitigation measures 
established with Resolution 06-0083 would apply. 

14. That being said, wine processing will generate a waste discharge that will need to be 
regulated. See the attached memo from the City Engineer addressing this issue. 
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Analysis and 
Conclusion: The Winery Row project is a request for the Planning Commission to amend the Airport 

Business Park project, specifically the Design Guidelines originally adopted, to incorporate 
winery related uses and establish site planning and architecture for lots 2-15.

  Once adopted, the development of Parcels 2-15 could be approved as long as the plans are 
substantially compliant with the Design Guidelines as determined by the Development 
Review Committee (DRC).  

  The Planning Commission will need to discuss whether the project would need a 10-foot 
fence or if an 8-foot height, consistent with the current code standards would suffice. If 
screening is the intent of the height increase, then chain link does not seem to be the best 
fence material since it can be seen through. The applicants are proposing vines to climb up 
the fence however; only a minimal (less than 1-foot) planter area is being provided along 
the fence, which does not seem adequate. Regardless of the height of the fence, it seems 
that a larger planter area is necessary. 

  The project as conditioned would meet the intent of the General Plan and Zoning 
Ordinance by providing the opportunity for clean attractive businesses to be located in the 
Business Park/Planned Industrial designated areas of the City.

Additionally, the Winery Row project would allow smaller business owners the 
opportunity to own their own building which would meet the intent of the Economic 
Strategy by providing the opportunity to promote local industry, products and services. 

Policy
Reference: General Plan Land Use & Circulation Element; General Plan Update EIR certified in 2003; 

Zoning Code, Economic Strategy and California Environmental Quality Act (CEQA); 
Airport Land Use Plan.

Fiscal
Impact:  No fiscal impacts are anticipated in conjunction with these applications.   

Options: After consideration of all public testimony, that the Planning Commission considers the 
following options:

  a.   Adopt a Resolution adopting PD 05-016 Amendment approving the Winery Row 
project, subject to site specific and standard conditions of approval; 

b.  Amend, modify or reject the foregoing option. 

Attachments: 
1. Vicinity Map 
2. Applicant’s Project Description 
3. City Engineer Memo 
4. Draft Resolution approving an amendment to PD 05-016 
5. Newspaper and Mail Notice Affidavits  
           darren\PD\WineryRow\PCReport
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MEMORANDUM

TO:     Darren Nash 

FROM:    John Falkenstien 

SUBJECT:   Amended PD 05-016, Winery Row 

DATE:   July 31, 2009 

I have reviewed the documentation submitted with the PD amendment application.  The 
following are my comments. 

Site Plan 

Buildings proposed on Lots 11 through 14 encroach into easements established with the 
recordation of Tract 2772.  All lot owners in Tract 2772 must acknowledge quitclaim of 
these easements prior to issuance of building permits.

Streets and Traffic Impacts 

Dry Creek Road has been developed as an Arterial Street in Tract 2772 consistent with 
the circulation element of the General Plan.  A center landscape median has been 
provided.  The proposal to develop wineries open to the public will generate pedestrian 
traffic that was not considered in the context of a business park.  Improvements should 
be made to accommodate and encourage pedestrian traffic.  A plan of sidewalks and a 
cross-walk across Dry Creek Road should be provided.

In accordance with the conditions of approval of Tract 2772 each building permit within 
Tract 2772 will provide its share of the cost of intersection improvements at Airport Road 
and Highway 46 East.  A plan for improved right-turn access to Highway 46 at Airport 
Road should be developed prior to issuance of building permits. 

Sewer 

Sewer is available to the project from an 8-inch line placed in Dry Creek Road with the 
development of Tract 2772.  Wine processing will generate a waste discharge that will 
be regulated by the City’s industrial waste program and must comply with the source 
control ordinance.  Specific limits are available from the Wastewater Division Manager. 

The ideal form of treatment would be a common processing facility incorporating a 
constructed wetland and/or lined pond.  The effluent could be used to irrigate the 
landscaping for the entire project, including the medians in Dry Creek Road.  Recycling 
of the effluent would preclude the need for regulation through the waste discharge 
program.
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Conditions of Approval 

Prior to issuance of building permits, easements conflicting with proposed buildings must 
be quitclaimed by all holders of interest 

Prior to occupancy of building permits on the south side of Dry Creek Road, a plan of 
sidewalks including a decorative cross-walk across Dry Creek Road shall be submitted 
to the City Engineer for approval.

Prior to issuance of any building permit, a plan of improved right turn access at Airport 
Road and Highway 46E shall be submitted for approval by the City Engineer.  All 
building permits will share in the cost of the improvements outlined on the plan. 

Prior to issuance of any building permit, plans for a winery waste discharge pre-
treatment facility, for the common use of all of the properties involved in the project shall 
be submitted to the Wastewater Division. 

Prior to issuance of any building permit, landscape plans for the Dry Creek Road median 
shall be submitted to the City Engineer for approval. 

Agenda Item No. 1 - Page 7 of 53



Agenda Item No. 1 - Page 8 of 53



Agenda Item No. 1 - Page 9 of 53



RESOLUTION NO.: 

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

 TO APPROVE PLANNED DEVELOPMENT 05-016 AMENDMENT 
(WINERY ROW) 

APN: 025-438-001, 006-015 & 018-020 

WHEREAS, The Planning Commission on October 10, 2006 adopted Resolution 06-0084 
approving PD 05-016 and Resolution 06-0085 approving Tentative Tract 2772, creating the Airport 
Business Park; and 

WHEREAS, the Airport Business Park consists of 36 lots to be developed as a business park; and 

WHEREAS, the Airport Road Business Park, is located on the southwest corner of Airport Road 
and Dry Creek Road; and 

WHEREAS, an amendment to PD 05-016 has been filed by Larry Gabriel, Architect on behalf of 
Chris Hoskins, to establish winery related uses for 2-15 or Tract 2772; and 

WHEREAS, at its August 11, 2009 meeting, the Planning Commission held a noticed public hearing 
on the Project, to accept public testimony on the proposal including amendment to Planned 
Development 05-016; and 

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act 
(CEQA), and the City’s Procedures for Implementing CEQA, Resolution 06-0083 was adopted by 
the Planning Commission with the original approval of PD 05-016 and Tentative Tract 2772, 
adopting a Mitigated Negative Declaration for the Airport Business Park; and 

WHEREAS, the proposed amendment would be consistent with the original environmental review 
and be subject to all mitigation measures that would apply within Resolution 06-0083; 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 Project will not be detrimental to the City’s efforts to revitalize Downtown 
Paso Robles since the Project is not in the downtown area would typically not have uses that 
would be found in the downtown area.

2. The proposed Planned Development is consistent with the purpose, intent and regulations set 
forth in Chapter 21.16A (Planned Development Overlay District Regulations) 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, by providing the opportunity for clean, attractive businesses to be 
located in the Business Park/Planned Industrial designated areas of the City.
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 B. The Project maintains and enhances the significant natural resources on the site.  
This has been accomplished through the use of extensive landscaping, and 
preservation of all oak trees on site. 

 C. The Project is designed to be sensitive to, and blend in with, the character of the site 
and surrounding area.  This has been accomplished through the conditions within the 
resolution along with the applicant’s Development Design Guidelines (Exhibit D). 

D. The design and the density of the Project is compatible with the surrounding 
development and does not create a disharmonious or disruptive element to the 
neighborhood.

 E. The Project is consistent with the purpose and intent of the Planned Development 
Chapters of the Zoning Ordinance and the 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 an amendment to Planned Development 05-016, subject to the 
following conditions: 

1. This amendment to PD 05-016 allows for the development of winery related uses on Lots 2-15, 
subject to the conditions that follow as well as any conditions within Resolutions 06-0085, 06-
0083 & 08-023. With the approval of the amendment the Commission also allows a 10-foot tall 
vinyl coated chain-link fence along the northern boundary of Lots 2-8. 

2. All criteria within the original Design Guidelines for the Airport Business Park shall comply, 
except that with the approval of this amendment, a new Section V. will be added to the 
Guidelines that addresses the development of Lots 2-15. Section V. is attached as Exhibit J to 
this resolution. 

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

EXHIBIT DESCRIPTION 

   A  Winery Row Title Sheet 
   B  Site Plan & Street Elevations 
   C1-C2 Enlarged Site Plan 
   D1-D2 Copy of Tract Map 
   E1-E3 Conceptual Landscape Plan  
   F1-F2  Architectural Elevations 
   G  Elevations Schemes and Materials List 
   H1-H2 Preliminary Median Landscape Plan 
   I1-I5  Exterior Light Cut-Sheets 
   J  Design Guidelines – Winery Row 
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4. Prior to issuance of a Building Permit for each individual site, the applicant shall apply for a 
Site Plan Review where the following information will need to be provided for review and 
approval by the Development Review Committee. The Site Plan shall be consistent with the 
Design Guidelines established for the Business Park. The submittal shall include but not be 
limited to the following items:  

a. Site Plan (see application guide for requirements for a site plan) 
b. Architectural elevations 
c. Landscaping Plan 
d. Grading and Drainage Plan 
e. Color and Materials Board 
f. Fencing Plans 
g. Exterior Light Cut-Sheets 

6. Any outdoor storage shall be as an accessory to the on-site business and shall comply with the 
screening standards described in Section 21.21.110. Outdoor storage areas shall not back up to 
or be visible from Dry Creek Road or Airport Road. 

PASSED AND ADOPTED THIS 11th day of August, 2009 by the following Roll Call Vote: 

 AYES:   

NOES:   

ABSENT:  

ABSTAIN:   

      _________________________________________ 
      CHARLES E. TREATCH, CHAIRMAN 

ATTEST:

_____________________________________________________
RON WHISENAND, PLANNING COMMISSION SECRETARY 
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