
1 
 

TO: Planning Commission 
 
FROM: Ed Gallagher, Community Development Director 
 
SUBJECT: Planned Development (PD 13-005), Tentative Parcel Map (PR 13-0109), and 
 Oak Tree Removal (OTR 13-008), and Mitigated Negative Declaration for Marriott 

Residence Inn 
  
DATE: May 27, 2014 
 
 
NEEDS: For the Planning Commission to consider recommendations to the City Council to adopt 

a Mitigated Negative Declaration (MND), a mitigation monitoring program, and approve 
entitlements for Planned Development (PD 13-005), Tentative Parcel Map (PR 13-0109), 
and Oak Tree Removal (OTR 13-008) for the Marriott Residence Inn located at 121 
Wilmar Place (the “Project Approvals”) 

 
FACTS: 1. Pursuant to the California Environmental Quality Act (Public Resources Code 

Sections 21000, et seq. ("CEQA")), and the State CEQA Guidelines (California Code 
of Regulations, Article 14, Sections 15000, et seq.), City staff prepared an Initial 
Study of the potential environmental effects of the proposed project. Based upon the 
findings contained in that Initial Study, staff determined that there was no substantial 
evidence that the proposed project would have a significant effect on the environment 
with the implementation of mitigation measures.  Staff subsequently prepared a 
Mitigated Negative Declaration. Thereafter, staff provided public notice of the public 
comment period and of the intent to adopt the Negative Declaration as required by 
law. The public comment period originally commenced on February 24, 2014 and 
expired on March 25, 2014.  

 
 2. The Planning Commission considered the Project Approvals at the Commission’s 

meeting on March 25, 2014.  
 
 2. The Commission received two comment letters from Mr. Greg Sanders, an attorney 

representing an adjacent property owned by Quorum Realty Fund.  The first letter 
was received on March 25th, and the second letter was received on March 31st.   

 
 3. Given the timing of the letters and the scope of issues raised, staff requested that the 

Planning Commission continue the hearing on this matter on both March 25th and 
April 8th.  The hearing was continued on April 8th until May 27th to allow time for 
staff to respond to the comment letters and make clarifying language changes in the 
MND.  Although not legally required to do so, the City elected to recirculate the 
MND for  an additional 30-day public review period.  The MND was re-circulated to 
the affected public agencies and for public review starting on April 28, 2014 and 
concluding on May 27, 2014. 

 
ANALYSIS & 
CONCLUSION:  The Planning Commission received a full presentation of the proposed project at the 

Commission’s meeting on March 25, 2014.  The applicant subsequently made one 
minor modification to the project  to add five additional parking spaces to ensure 
there are adequate parking spaces for hotel employees.  This change is reflected in 
the revised MND project description and site plan.  No other changes to the project 
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have been made and no new or increased environmental effects will result from this 
minor modification. 

 
  Several sections of the draft MND were modified to clarify the environmental 

analysis and these changes are reflected in the recirculated MND.  In general, the 
modifications to the draft MND are clarifications and provide additional information 
in response to issues raised in the correspondence received from Mr. Sanders.  
Modifications occurred in most sections of the MND, except for the section on 
Mineral Resources and Recreation, since no changes were deemed necessary.  The 
most relevant issues related to: aesthetics, water resources, and traffic impacts.   

 
  Staff’s clarifications to the aesthetics section details the findings necessary for the 

City Council to approve a height limit exception for the project.  The applicant is 
proposing that the hotel structure exceed the 50 foot height limit in the Planned 
Development (PD) Overlay Zone.  Included within the Project Approvals is a request 
to exceed this height limit to allow for a maximum of 66 feet. . In particular, the 
Zoning Code requires that the City Council consider any proposed height limit 
exception under the Planned Development (PD) Overlay Zone. 

 
  Staff’s clarification to the water resources section of the MND reconfirms that the 

City has an adequate water supply to serve this project.  In particular, the City’s 2010 
Urban Water Management Plan already considered this site for commercial type 
uses, including hotels, and determined that adequate water exists for this type of 
development.  Further, the City has implemented a number of conservation measures 
and plans to obtain water from alternative sources, further supporting the finding that 
adequate water will be available to serve the Project. 

 
  The clarifications to the  traffic discussion reconfirms that the project can adequately 

mitigate potential cumulative and Year 2035 traffic impacts through the payment of 
the projects’ proportional share of transportation impact fees into the City’s 
Development Impact Fee (DIF) program.  The payment of funds into the City’s DIF 
program will be used to implement improvements at the 101 SB/SR 46 W 
interchange as already analyzed and studied by Caltrans in its December 2009 initial 
study and mitigated negative declaration.  The payment of fees into the City’s DIF 
program will adequately mitigate any potential cumulative and Year 2035 traffic 
impact. 

 
  Finally, a clarification should be noted in regard to mitigation measure GHG-1.  The 

applicant has two options to choose from to mitigate Greenhouse Gas (GHG)  
emissions - either, (a) compliance with the Climate Action Plan – Consistency 
Checklist; or (b) payment of off-site in-lieu fees (or a combination thereof, if 
necessary) as articulated in the recirculated MND and in the mitigation monitoring 
program.  Either option is expected to fully mitigate the potentially significant GHG 
emissions impact to a level of insignificance, but as written originally, it appeared 
both options in the mitigation measure were required to be implemented.  Instead, the 
applicant can choose either option, and if City staff determines the greenhouse gas 
emissions amount is not adequately reduced, the second option in the mitigation 
measure may be triggered.   

 
  The correspondence from Mr. Sanders also raised several legal questions that are 

addressed through a separate response from the City Attorney.  A copy of the City 
Attorney’s response letter is provided in Attachment 8. 
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  As noted in the “Facts” of this report, the revised draft MND was re-circulated for 

public review for an additional 30 days.  A copy of the draft MND was sent to the 
State Clearinghouse, Office of Planning and Research for distribution to affected 
agencies in full compliance with CEQA.  Additionally, as a courtesy, a copy of the 
MND was sent to the neighboring property owner, Quorum Realty, as well as Mr. 
Sanders at the beginning of the 30-day public review period.  A copy of the draft 
MND and all special studies were posted on the City’s website, and a copy was also 
made available in the City Library and Community Development Department. 

 
Policy 
Reference: City of Paso Robles 2003 General Plan Update and EIR, Economic Strategy, Zoning 

Ordinance, Gateway Design Standards, 2010 Urban Water Management Plan, 2007 
Sewer Master Plan, CEQA. 

 
Fiscal 
Impact: No fiscal impacts identified. 
 
Options: After opening the public hearing and taking public testimony, the Planning Commission 

is requested to take one of the actions listed below: 
 

 (1) a. Recommend that the City Council adopt a resolution to adopt the draft 
Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program; 

 
  b. Recommend that the City Council adopt a resolution to approve Planned 

Development 13-003, including a Height Exception under the Planned 
Development Overlay Zone, as specified in Section 21.16A.010; 

 
  c. Recommend that the City Council adopt a resolution to approve Tentative 

Parcel Map PR 13-0101; 
 
  d. Recommend that the City Council adopt a resolution to approve Oak Tree 

Removal Permit 13-008. 
 

b. Amend, modify, or reject the above-listed action. 
 
Attachments: 
 
1 – Vicinity Map 
2 – Site Plan and Landscape Plan 
3 – Tentative Parcel Map 
4 – Initial Study and Mitigated Negative Declaration 
5 – Resolution to Approve of a Draft Mitigated Negative Declaration and Mitigation Monitoring and 

Reporting Program  
6 – Resolution to Approve of Planned Development 13-005 and  

Tentative Parcel Map PR 0109 
7 – Resolution for the City Council to approve Oak Tree Removal 13-008 
8 – Response Letter from City Attorney 
9 – Memo from City Engineer 
10 - Public Hearing Notices 
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Attachment 4 
Initial Study 

 

  
ENVIRONMENTAL INITIAL STUDY CHECKLIST FORM 

AND MITIGATED NEGATIVE DECLARATION 
CITY OF PASO ROBLES  

April 28, 2014 

 
1. PROJECT TITLE: Residence Inn by Marriott 

 
Concurrent Entitlements: Planned Development (PD 13-005) 
 Tentative Parcel Map (PR 13-0109) 
 Oak Tree Removal (OTR 13-008) 

 
2. LEAD AGENCY: City of Paso Robles 

1000 Spring Street 
Paso Robles, CA  93446 

 
Contact: Susan DeCarli 
Phone: (805) 237-3970 
Email: sdecarli@prcity.com 

 
3. PROJECT LOCATION: 121 Wilmar Place (Vine Street & Wilmar Place)  
  Paso Robles, CA  93446  
  (See Attachment 1, Vicinity Map) 
   
  Assessor Parcel Number 009-631-011 

 
4. PROJECT PROPONENT: Excel Paso Robles, LP 
 

Contact Person: Rob Miller/Wallace Group 
Phone:   (805) 544-4011 
Email:     Robm@wallacegroup.us 

 
5. GENERAL PLAN DESIGNATION:  Regional Commercial (RC) 
 
6. ZONING:     Commercial Highway – Planned Development 
       (C2-PD) 
 
7. PUBLIC REVIEW PERIOD:  April 28, 2014 through May 27, 2014 
             
8. PROJECT DESCRIPTION:   
 
 This is a proposal to establish a 4-story, extended-stay hotel with 128 guest rooms.  The building is 

proposed to be an average of 53 feet in height, with roof and tower elements that project up to between 
60 and 66 feet in height.  The hotel architectural design theme is Mediterranean, and includes use of 
stucco and stone veneer exterior finish materials, and clay tile roofing.   

 
 The guest rooms include: 75 studio rooms; 24 studio/double queens; 26 1-bedroom units; and three 2-

bedroom units, with a total building square footage of 98,500 square feet.  In compliance with the 
applicable City Zoning Code standards, the site includes 140 surface parking spaces allowing for one 
space per guest room and 12 spaces for employees.  Parking spaces include standard, compact and 
handicapped accessible parking stalls, plus motorcycle spaces and bicycle parking racks.  The existing 
dirt access driveway (Wilmar Place) will be improved with paving to 25 feet wide and approximately 
200 feet in length.  A new transit stop is planned to be installed along the project frontage on South 
Vine Street.  The exact location shall be determined in collaboration between the City and  the San 
Luis Obispo Regional Transit Authority (SLORTA), to accommodate local and regional transit needs, 
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(e.g. SLORTA, Route 9), and shall be shown on final frontage improvement plans. See Attachment 2 - 
Site Plan, Attachment 4 - Elevations, and Attachment 5 - Floor Plans.  The hotel will include ancillary 
guest facilities including: 

 
• breakfast lounge for hotel guests 
• meeting rooms 
• fitness center 
• business center 
• wine tasting bar 
• outdoor pool, BBQ and patio terraces 
 
The total existing lot area is 12.6 acres.  The proposal includes a tentative parcel map to subdivide the 
property into a 3.17 acre parcel and a “remainder” lot of 9.44 acres.  The hotel is proposed on the 3.17 
acre parcel.  The hotel site has an existing single-family home (originally constructed in 1951) which 
would be removed upon approval of the hotel.  The home is not on the City’s adopted Historic 
Inventory, nor does it have relevant characteristics or qualities to be considered historic.  It is not 
known at this time if the home has materials such as asbestos or lead paint that would need to be 
handled with special permits through the SLO County Air District.  The project incorporates standard 
mitigations and conditions of approval that require the building to be assessed for said toxins, and 
utilize standard practices for removal (as permitted) through the Air District prior to commencement of 
demolition. See Attachment 2, Site Plan and Attachment 7, Air Quality Study. 

 
9. ENVIRONMENTAL SETTING:  The project site is located at the northwest quadrant of US 

Highway 101 and State Route 46 West.  Properties located to the north and west are within the 
jurisdiction of San Luis Obispo County, and are designated in the County’s Land Use Ordinance as 
Agriculture and Residential Suburban.  The existing site is accessed from South Vine Street along an 
unimproved access road, Wilmar Place.   

 
 The existing landform of the property consists of flat areas to rolling hills.  There are several oak trees 

located on the property near the area of the proposed hotel.  The applicant has requested removal of 
five oak trees that are either in poor health and/or would be a constraint to the proposed development.  
The proposed hotel would be within the area already disturbed by the existing home site, which has 
ruderal vegetation.  The balance of the site is vegetated with Savanna grassland habitat.  The biological 
report did not identify any protected botanical or animal species on the site.   

 
 A road realignment design and environmental analysis to realign South Vine Street with SR 46 West 

through the applicant’s property (along the southern-most area) connecting to SR 46 West adjacent to 
Gahan Place has been completed and approved by Caltrans.  The general realignment is identified in 
the City’s Circulation Element, however neither the City or Caltrans are committed to this specific 
alignment, so long as the future connection of South Vine Street aligns with the extension of Gahan 
Place on the south side of SR 46W.  The applicant has adequate access from South Vine Street to serve 
this project and the hotel does not need access from the road realignment.  As shown on the 
Preliminary Grading Plan (Attachment 2), the proposed lot split demonstrates that if a future road 
realignment through the proposed “remainder lot” were to occur, that it would not impact access or 
utilities for the hotel site (Parcel 1).  Traffic impacts, which are evaluated in Section XVI 
Transportation of this study, indicate that development of the proposed hotel would not require 
dedication of this potential future road alignment because it does not meet the nexus requirements for 
dedication as mitigation.  Traffic impacts for the project are mitigated by the payment of impact fees in 
accordance with Council Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Traffic Improvement Needs List.  The Needs 
List includes the improvement of the interchange of Highways 101-46W.  This improvement project is 
a separate multi-phase project between the state, county and city that will reduce interregional, regional 
and local congestions through the US 101/State Route 46 West interchange.  The improvement project 
was analyzed in a Project Approval/Environmental Document or (PAED) and in a separate IS/MND 
prepared by Caltrans and the City of Paso Robles dated December 2009 (SCH #2008051102).  Phase I 
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of the U.S. 101/SR 46 project (the re-alignment of Theatre Drive) has been constructed and is in 
operation, which has reduced traffic congestion in this location. Phase 2 of this project is the future 
realignment of Vine Street. All future phases of the interchange improvement project comprise Item 
#30 on the Needs List. 

 
 Since the proposed hotel site does not conflict with this potential road alignment (since it is not within 

the footprint of the alignment) it does not conflict with the Circulation Element, and would not 
preclude future opportunities for this alignment location.  There are no firm assumptions regarding the 
actual future location of the South Vine Street road realignment location, and therefore no further study 
of road realignments is required with this environmental analysis. 

 
 The property is within the City limits and is zoned for commercial development, including hotels.  The 

land use classification and potential commercial development of this property was included in the 2010 
Urban Water Master Plan.  If this project is approved, the property would be served with municipal 
water service for potable and irrigation water needs.  A more thorough discussion of municipal water 
supply and the City’s ability to serve development anticipated in the Urban Water Master Plan is 
provided in Section IX, Hydrology and Water Quality. 

 
 
10. OTHER AGENCIES WHOSE APPROVAL IS REQUIRED (AND PERMITS NEEDED):   
 
 No other permits are required from other agencies for implementation of this project.  However, should 

improvements occur within the Caltrans right-of-way, Caltrans will have authority on design 
specifications and permits necessary for implementation. 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
 
The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages. 
 

 Aesthetics   Agriculture and Forestry 
Resources  

 Air Quality 

 Biological Resources  Cultural Resources   Geology /Soils 

 Greenhouse Gas Emissions  Hazards & Hazardous 
Materials 

 Hydrology / Water Quality 

 Land Use / Planning  Mineral Resources  Noise 

 Population / Housing  Public Services  Recreation 

 Transportation/Traffic  Utilities / Service Systems  Mandatory Findings of 
Significance 

 
 
DETERMINATION: (To be completed by the Lead Agency) 
 
On the basis of this initial evaluation: 
 

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

 I find that although the proposed project could have a significant effect on the environment, there will 
not be a significant effect in this case because revisions in the project have been made by or agreed to by 
the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

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

 I find that the proposed project MAY have a "potentially significant impact" or "potentially significant 
unless mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in 
an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation  
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL 
IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed. 

 I find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to 
that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are 
imposed upon the proposed project, nothing further is required. 

 
 

  
Signature:   

  
Date 
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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 Impact” 
answer is adequately supported if the referenced information sources show that the impact simply does not 
apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). A “No Impact” 
answer should be explained where it is based on project-specific factors as well as general standards (e.g., 
the project will not expose sensitive receptors to pollutants, based on a project-specific screening analysis). 

 
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 operational 
impacts. 

 
3. “Once the lead agency has determined that a particular physical impact may occur, then the checklist 

answers must indicate whether the impact is potentially significant, less than significant with mitigation, or 
less than significant. “Potentially Significant Impact” is appropriate if there is substantial evidence that an 
effect may be significant. If there are one or more “Potentially Significant Impact” entries when the 
determination is made, an EIR is required. 

 
4. “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the 

incorporation of mitigation measures has reduced an effect from “"Potentially Significant Impact” to a 
“Less Than Significant Impact.” The lead agency must describe the mitigation measures, and briefly 
explain how they reduce the effect to a less than significant level (mitigation measures from “Earlier 
Analyses,” as described in (5) below, may be cross-referenced). 
 

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect 
has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In this 
case, a brief discussion should identify the following: 
 
a. Earlier Analysis Used. Identify and state where they are available for review. 
b. Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope 

of and adequately analyzed in an earlier document pursuant to applicable legal standards, and state 
whether such effects were addressed by mitigation measures based on the earlier analysis. 

c. Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures 
Incorporated," describe the mitigation measures which were incorporated or refined from the earlier 
document and the extent to which they address site-specific conditions for the project. 

 
6. Lead agencies are encouraged to incorporate into the checklist references to information sources for 

potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside 
document should, where appropriate, include a reference to the page or pages where the statement is 
substantiated. 

 
7. Supporting Information Sources: A source list should be attached, and other sources used or individuals 

contacted should be cited in the discussion. 
 

8. The explanation of each issue should identify: 
a. the significance criteria or threshold, if any, used to evaluate each question; and 
b. the mitigation measure identified, if any, to reduce the impact to less than significance 
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I. AESTHETICS:  Would the project: 

a. Have a substantial adverse effect on a scenic 
vista? 

    

 
Discussion:  The project site is located at the northwest corner of Highway 101 and State Route 46 West (SR 
46W).  This location is identified as a “gateway” to the City in the City’s Gateway Design Standards.  It is 
also designated in the General Plan, Conservation Element (Figure C-3), as being in a scenic view corridor.  
The property is visible from Highway 101, SR 46W, properties east of Highway 101, and South Vine Street.    
 
The project site is elevated above South Vine Street, and it is located in the foreground of a largely rural, 
undeveloped landscape with rural home sites, vineyards, and open space.  Properties to the south are 
developed with hotels of a similar scale as the proposed project, and regional commercial development is 
located further south.  Urban light-industrial and highway-oriented development exists across Highway 101 
to the east.  Therefore, the property is surrounded by a mix of land uses, development intensities, and building 
forms.   
 
The primary “long” view of the site and surroundings is from northbound Highway 101 towards the 
northwest.  The project will not impact the long view of the rural landscape beyond it since it would not 
extend up into the hillsides to the north or northwest and/or otherwise block these views, nor would it impact 
ridgeline views, arroyos, riparian habitat, or oak woodlands on surrounding properties.  The applicant 
submitted visual simulation images that depict the proposed development superimposed on the site.  (See 
Attachment 3, Visual Simulations.) 
 
To reduce potential visual impacts that may result from development in scenic vistas, project site and 
architectural design needs to be designed so that it is compatible with the surrounding landscape by providing 
well-articulated, attractive architecture that transitions well into the site, that presents elevation massing that 
is in scale with the surroundings, adds visual interest to the site, and contributes to an overall positive 
aesthetic quality of the area.   
 
The proposed project includes a four-story, 128-room hotel building and ancillary site improvements.  (See 
the full Project Description on the Title Page of this Initial Study, #8.)  The development envelope and 
building is set deep into the site.  (See Attachment 2 – Site Plan and Attachment 4 - Elevations.)  The front 
elevation includes a one-story porte-cochere and entrance lobby.  The single-story element helps transition 
the building into the site by providing reduced massing at the entrance.  The closest portion of the building 
footprint would be setback approximately 110 feet from South Vine Street.  The majority of the building is 
proposed to be set back about 120 feet or more from South Vine Street.  The primary views of the site are 
from Highway 101.  The nearest point of the hotel to Highway 101 (southbound) is approximately 220 feet.  
The setback of the hotel from the most visible point (northbound on Highway 101) is approximately 300 feet.  
The earliest view of the site (northbound on Highway 101, just after crossing SR 46W) is approximately 500 
feet away, and it is over 600 feet from SR 46W.  These setback distances help reduce the visual massing of 
the hotel as viewed from the highways. 
 
Most of the roof elements are proposed to be 53 feet in height with a few architectural features that would 
extend up to between 60 and 66 feet in height.  The maximum building height permitted in the C2 zone is 50 
feet.  However, since the project is in a Planned Development (PD) Overlay Zone, an applicant may request 
approval to exceed this height limit if it can be demonstrated that it the project would meet the “Purpose and 
Intent” of Section 21.16A.010, PD Overlay Zone, which is provided below.  The City must consider six 
specific criteria, as listed below in Section 21.16A.010 (i), in addition to the required findings contained at 

Agenda Item No. 1  Page 16 of 419



 

7 
 

  
Potentially 
Significant 

Impact 

 
 Less Than 
Significant 

with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

21.16A.070.  Ultimate approval of a PD Overlay to allow for an exception to the City’s height standard is 
required to be approved by the City Council, subject to specific “findings” of consistency and compatibility.  
While the narrative above generally describes how the criteria is considered, formal consideration notes 
follow the code section below. 
 

“21.16A.010 Purpose and intent.  The purpose and intent of the planned development (PD) 
district zoning overlay is to provide for innovation and flexibility in the design of residential, 
commercial and industrial developments. Approval of a planned development can allow 
modification of certain development standards as specified in Section 21.16A.030. Such 
modification shall be permitted only when it can be demonstrated to the satisfaction of the 
planning commission and city council that it would result in better design or greater public 
benefit.  
 
i.  Encourage establishment of specific building heights for an individual planned 

development project where it is determined that allowing the buildings to exceed the 
height limitations of the zoning ordinance would be appropriate based on due 
consideration of:  
 
1.  The proportion, scale, and nature of the project; 
2.  The visual quality and aesthetics of the project; 
3.  The design of the project; 
4. The project's compatibility with the established character of surrounding development; 
5. The project's ability to not create an adverse visual impact or otherwise have a 

negative effect on public views from nearby roads and other public vantage points; 
and  

6. The project's risk to fire life-safety when considering building safety features and 
emergency response capability.” 

 
Response to PD Overlay Zone considerations: 

 
1.  The proposed hotel building includes significant building articulation, incorporating numerous projections 

and recesses along the building façades, undulations in roofline profile roof types such as hip and gable, 
and flat parapets. The buildings mass incorporates a tripartite design, utilizing three distinct components, a 
substantial base, refined middle, and articulated crown (roof). This placement of building mass produces a 
building that is balanced and in proper proportion and scale, and an interesting attractive silhoutette 
against the hills and sky beyond. 

 
2.  The proposed hotel is designed with a Mediterranean architectural design theme in keeping with the 

regional design imperative of the Central California Coast, and Paso Robles in particular. Of special 
consideration was the culture of the surrounding wineries. Within these themes, there is a unique warmth 
and quality of place that their architecture provides. The design of this project will also achieve this by 
providing quality building materials. This, along with the depth of building articulation noted in No.1 
above, will create a strong, inviting attractive warm texture. This is demonstrated through use of authentic 
Mediterranean materials and elements of old-world craftsmanship.  This includes use of clay barrel tile 
roofing materials, use of earth-toned stucco exterior building wall colors, and liberal use of El Dorado 
finish stone veneer for the foundation and the first story, as well as on several vertical building pylons. 
Additionally, the building fenestration incorporates wrought-iron balcony features and awnings, and 
framed by trim. Projected eaves adorned with exposed rafter tails provide shade, and are substantially 
pronounced with thick fascia beams. The overall composition of design and materials will result in a high-
quality design identical to the architectural themes mentioned above. 
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3. As noted above in both considerations #2 and #3, the design of the project is of an overall scale and 
massing that would be complemented by taller roofline features, and will thereby provide balance to the 
overall design and scale of the project. 

 
4.  As noted in the narrative above, there are similarly scaled hotel developments located to the south of the 

proposed project site (e.g. Hampton Inn and La Bellasera Hotel), thus the proposed project would continue 
this development pattern incorporating similar and compatible architectural design themes and building 
scale.  For instance, the Hampton Inn is designed with aspects of California Craftsman design themes and 
it is of a similar scale of the proposed project with 3-stories (with raised ceilings heights), and a front 
parapet that mimics the height of a 4-story building.  Additionally, the La Bellasera Hotel is designed with 
a Mediterranean architectural design theme and is also of a similar scale as the proposed development 
with 4-stories and a raised front parapet.  Therefore, the proposed hotel, including taller roofline 
projections, would be similar to and complementary with the existing established development pattern and 
height of hotels in the vicinity. 

 
5.  As noted above, per the General Plan, Conservation Element (Figure C-3), the project site is located in a 

scenic view corridor.  The project will be visible from public views, including Ramada Drive, Highway 
101 and SR 46W.  As noted in the narrative above, the building would be located deep into the site, 
ranging between 200 to 500 feet or more from public views.  When buildings are located at an increased 
distance from a view, they appear smaller in scale and result in reduced visual impacts.  Coupled with 
high-quality architectural design and materials, the visual impact of the proposed hotel, including taller 
roofline projections would not have adverse impacts as viewed from public vantage points. 

 
6. Item #6 was included in the Zoning Code prior to subsequent building codes that now require fire 

sprinklers to be installed throughout buildings this size.  Specifically, compliance with Municipal Code 
Chapter 17.04.030 (D), requires automatic sprinkler systems be provided for all new buildings that exceed 
5,000 square feet.  The 2013 California Fire Code includes the same code requirements. 

 
In consideration of the above criteria, exceeding the height limit of 50 feet, the roofline would provide an 
attractive, better design that is well articulated and a better public benefit, as compared to a building that 
complies with the height limit, but that would present an unarticulated, “box-like” building design.  The City 
has recently approved other similar requests to exceed the 50 foot height limit for two other hotels including 
the Oxford Suites and the Ayers Hotel.  The architectural projections up to 60 and 66 feet are ornamental and 
do not provide habitable space. 
 
Some of the building massing and height is mitigated through the setbacks, as well as through foundation, 
perimeter and parking lot landscaping.  The proposed landscaping, trees and setbacks help to soften the 
building massing.  The applicant suggests that the project would make a more positive impact on the site and 
surrounding through use of the taller roofline elements because it would provide balance with the scale of the 
proposed building.  The applicant’s letter requesting flexibility in the height limit standard is provided in 
Attachment 6. 
 
The project is consistent with the Gateway Design Standards since it adheres to the design guidance of the 
Gateway Design Standards by orienting the building footprint and entrance toward South Vine Street.  The 
site plan provides the required parking in separate smaller parking bays along the side and to the rear of the 
site.  Parking areas proposed along South Vine Street are reduced to single-loaded automobile spaces (plus 
motorcycle spaces) so that the parking lot is not a visually dominant feature of the front elevation of the 
project.   
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With significant setbacks incorporated into the site design the visual impact of the proposed project on the 
scenic vista and gateway can be determined to be reduced to a less than significant level.  Additionally, a 
mitigation measure to plant trees of various sizes and species (in accordance with the approved Landscape 
Plan) around the periphery of the site and parking lot is incorporated to further reduce the visual impact of the 
proposed development.   

 

b. Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic buildings within a 
state scenic highway? 

    

 
Discussion:  There are no scenic resources such as rock outcroppings or historic buildings located on the site.  
Among the oak tress located on the property, there is one 40-inch dbh oak tree that will be preserved and be 
incorporated into the site plan as a “focal” point and scenic resource.  Four of the five oak trees proposed for 
removal are in very poor health and are not readily visible from the public right-of-way.  The fifth tree 
proposed for removal (tree #17 – 9 inches dbh), is in good health, however it is small and not is not visually 
prominent compared to the larger surrounding oak trees that are proposed to be maintained on the site.   In 
accordance with the City’s Oak Tree Preservation Ordinance, oak tree removals require compensatory 
replacement of oak trees at a ratio of 25% of the diameter of all oak trees that are 6 inches or greater diameter 
at breast height (dbh) to be removed.  This will enhance the scenic aspects of the site since the trees proposed 
for removal are mostly in decline and the new, healthy oak trees will be incorporated into the landscape plan.  
Therefore, the project would not result in significant impacts to scenic resources. 

c. Substantially degrade the existing visual 
character or quality of the site and its 
surroundings? 

    

 
Discussion:  The visual quality of the site is moderate since it has a lot of undeveloped open grassland visible 
from nearby roads, however, as noted, there is an existing older, not well-maintained home, outbuildings, and 
storage of miscellaneous junk located toward the center of the site.   
 
The proposed project would replace the existing older home and outbuildings.  While the project will alter the 
visual character of the existing site, the new development provides ample open space areas and landscaping 
that would improve and be compatible with the visual quality of the surrounding areas.  As shown on the 
building elevations, the architecture is proposed to incorporate façade and roofline articulation, and quality 
building materials including use of stone veneer and clay tile roofing.  The site will include rural landscaping 
and fencing materials surrounding the property to blend the project into the site and surroundings to the extent 
possible.  Therefore, the proposed project would not likely significantly degrade the existing visual character 
of quality of the site and its surroundings. 
 

d. Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area? (Sources: 1, 2, 
10) 

    

Discussion:  The existing site is minimally developed with one residence which produces little to no light or 
glare.  The proposed building and site lighting will introduce new light sources in a location that is primarily 
dark.  Any new light fixtures will be required to comply with the City’s regulations to shield lights and be 
downcast to control light from shedding onto adjacent property and reduce night sky light impacts.  The 
project incorporates standard conditions of approval to ensure lights are downcast and shielded (versus 
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radiant), and that parking lot lighting fixtures be the minimum necessary to ensure site safety.  Therefore, the 
proposed project will result in less than significant impacts from light or glare. 

 
     
II. AGRICULTURE AND FOREST RESOURCES:  In determining whether impacts to agricultural resources 
are significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and 
Site Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. Would the project: 

a. Convert Prime Farmland, Unique Farmland, 
or Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared 
pursuant to the Farmland Mapping and 
Monitoring Program of the California 
Resources Agency, to non-agricultural use? 

    

Discussion:  The project site is designated in the General Plan and is zoned on the City’s Zoning Map for 
commercial development.  The property is not identified in the City General Plan, Conservation Element 
(Figure C-1, Important Farmland Map) as having either prime, unique or farmland of statewide importance.  
Farming is not conducted on the site.  Therefore, the project would result in impacts on converting prime or 
other significant soils to urban land uses. 

b. Conflict with existing zoning for agricultural 
use, or a Williamson Act contract? 

    

Discussion: The site is not under Williamson Act contract, nor is it currently used for agricultural purposes.   

c. Conflict with existing zoning for, or cause 
rezoning of, forest, land (as defined in Public 
Resources Code section 12220(g)), 
timberland (as defined by Public Resources 
Code section 4526), or timberland zoned 
Timberland Production (as defined by 
Government Code section 5114(g))? 

    

Discussion:  There are no forest land or timberland resources within the City of Paso Robles. 
 

d. Result in the loss of forest land or conversion 
of forest land to non-forest use? 

    

Discussion:  See II c. above. 

     

e. Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of 
Farmland, to non-agricultural use or 
conversion of forest land to non-forest use? 

    

Discussion:  The adjacent property (270 acres) to the west and northwest are used for light-duty cattle 
grazing.  No other agricultural activities are conducted within the near vicinity of the project site. Properties 
to the south and east are zoned and developed as regional commercial and/or light manufacturing.  
Development of this site for lodging would not have a significant impact to agricultural or forestry resources.   
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III. AIR QUALITY:  Where available, the significance criteria established by the applicable air quality manage-
ment or air pollution control district may be relied upon to make the following determinations. Would the project: 

a. Conflict with or obstruct implementation of 
the applicable air quality plan?           
(Source: Attachment 5) 

    

Discussion: An Air Quality Analysis was prepared by AMBIENT Consulting for this project. (See 
Attachment 6.)  The study evaluated project consistency with the SLO County Air Pollution Control District 
Clean Air Plan (APCD CAP), in particular with land use and transportation control measures.  These 
measures include: campus-based trip reduction; voluntary trip reduction program; local transit system 
improvements; regional transit improvements; bicycling and bikeway enhancements; and others. 

The CAP also includes various land use policies to encourage the use of alternative forms of transportation, 
increase pedestrian access and accessibility to community services and local destinations, reduce vehicle 
miles traveled within the County, and promote congestion management efforts. 

The study notes that the project is located within two miles of the Amtrak and multi-modal transportation 
station.  The project will include hotel shuttle service for hotel guests.  Additionally, (per the Traffic and 
Circulation Study prepared by Associated Transportation Engineers for this project) the site is served by the 
“Paso Express”, a local fixed-route transit system on South Vine Street and a new transit stop is planned to be 
installed along the project frontage on South Vine Street.  The exact location shall be determined in 
collaboration between the City and the San Luis Obispo County Regional Transit Authority (SLORTA).  The 
local transit system also connects to the regional transit system provided by SLORTA.  SLORTA provides 
service to surrounding destinations and communities.   

In addition, consistent with the City’s Bicycle Master Plan, South Vine Street provides bicycle connection for 
this project via a (red paved) bicycle lane that connects to the center of Paso Robles, as well as points south.  
The site plan also includes bike racks and bike lockers per City parking regulations.  Lastly, the site will be 
served with pedestrian sidewalks with the South Vine Street realignment project (whichever alternative is 
constructed in the future.)  This will provide for pedestrian connection to restaurants and retail businesses on 
the south side of SR 46W.  Therefore, considering these measures, the project does not conflict with the SLO 
County APCD CAP.  MM AQ-2 would implement the above measures to ensure consistency with the SLO 
County APCD CAP. 

 

b. Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? (Source: 11) 

    

 
Discussion:  The northern area of San Luis Obispo County occasionally exceeds ozone levels (both federal 
and state standards).  The Air Quality Impact Study indicates that the project would exceed local thresholds 
for construction-related emissions, however the study also includes mitigation measures that can be employed 
to reduce those emissions to less than significant levels.  In particular, the study indicates that the project 
would exceed maximum daily emission of ROG+NOx, particulate matter and fugitive dust.  Implementation 
of mitigation measures MM AQ-1 (see Attachment 1, MMRP), which includes 13 construction-related 
mitigation measures will ensure compliance with SLO Co. APCD’s 20% opacity limit (APCD Rule 401), 
nuisance rule (APCD Rule 402).  With implementation of these mitigation measures fugitive PM emissions 
would be reduced to approximately 7.22 lbs/day and approximately 0.03 tons/quarter, potential short-term 
construction emissions would be less than significant level.  
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c. Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions 
which exceed quantitative thresholds for 
ozone precursors)? (Source: 11) 

    

 
Discussion: See III b. above.  Short-term increases in emissions would occur during the construction process.  
Construction-generated emissions are of a temporary duration, lasting only as long as construction activities 
occur, but have the potential to represent a significant air quality impact.  The construction of the proposed 
project would result in the temporary generation of emissions associated with site grading and excavation, 
paving, motor vehicle exhaust associated with construction equipment and worker trips, as well as the 
movement of construction equipment on unpaved surfaces.  Short-term construction emissions would result 
in increased emissions of ozone-precursor pollutants (i.e., ROG and NOX) and emissions of particulate matter 
(PM10).  Emissions of airborne PM are largely dependent on the amount of ground disturbance associated 
with site preparation activities and can result in increased concentrations of PM that can adversely affect 
nearby sensitive land uses.  Because estimated emissions of ROG and NOX occurring during initial site 
preparation and grading would exceed applicable thresholds, this impact would be considered potentially 
significant. 
 
With mitigation measures included in the Mitigation Measure Summary, (Attachment 14), which includes 
SLOAPCD-recommended Standard Mitigation Measures for Construction Equipment, and additional 
mitigation measures included to encourage the reuse and recycling of construction materials and the use of 
heavy-duty construction equipment meeting CARB’s Tier 3 engine emission standards, short-term 
construction-generated emissions would be reduced to below 2.5 tons/quarter and would not exceed 
SLOCAPCD significance thresholds.  With mitigation measures incorporated, this impact would be 
considered less than significant.   See MM AQ-8. 
 
Long-term operational emissions associated with the proposed project would predominantly be the result of 
mobile sources.  To a lesser extent, emissions associated with area sources, such as landscape maintenance 
activities, as well as, use of electricity and natural gas would also contribute to increased emissions.   
 
Operational emissions were quantified using the CalEEMod computer program based on the default modeling 
parameters contained in the model for San Luis Obispo County.  Operational emissions were compared to the 
SLOCAPCD’s significance thresholds in Table 11 of the Air Quality Study.  As indicated in Table 11, 
operational emissions are not projected to exceed SLOCAPCD’s significance thresholds. Therefore, as noted 
in item III b., long-term operational emissions attributable to the proposed project would be considered less 
than significant.   
 

 

d. Expose sensitive receptors to substantial 
pollutant concentrations? (Source: 11) 

    

 
Discussion:  Localized concentrations of CO are the primary concern in areas located near congested roadway 
intersections.  Access to the hotel site would be via South Vine Street.  Based on the traffic analysis prepared 

Agenda Item No. 1  Page 22 of 419



 

13 
 

  
Potentially 
Significant 

Impact 

 
 Less Than 
Significant 

with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

for the proposed project, nearby signalized intersections at South Vine Street and SR 46W are projected to 
operate at LOS C or better, under existing-plus-project conditions. With implementation of planned future 
roadway improvements, nearby signalized intersections are projected to improve under cumulative conditions 
and long-term (year 2025) due to congestion relief improvements at the intersection.  Additionally, there are 
no sensitive receptors in the nearby vicinity that could be affected by localized pollutant concentrations.  
Therefore, this impact would be considered less than significant. 
 
However, there are naturally Occurring Asbestos (NOA) has been identified as a toxic air contaminant by 
the California Air Resources Board (ARB).  In accordance with ARB Air Toxics Control Measure (ATCM), 
prior to any grading activities a geologic evaluation should be conducted to determine if NOA is present 
within the area that will be disturbed. If NOA is not present, an exemption request must be filed with 
the District. If NOA is found at the site, the applicant must comply with all requirements outlined in the 
Asbestos ATCM (SLOAPCD 2012). 

 
Based on a review of the SLOAPCD’s map depicting potential areas of NOA, the project site is located in 
an area that has been identified as having a potential for NOA.  As a result, the disturbance and 
potential exposure to NOA is considered to have a potentially significant impact.  A map of areas within 
the County potentially containing NOA is included in Appendix A. 
 
Demolition activities can have potential negative air quality impacts, including issues surrounding proper 
handling, demolition, and disposal of asbestos containing material (ACM). Asbestos containing materials 
could be encountered during demolition or remodeling of existing buildings, particularly older structures 
constructed prior to 1970. Asbestos can also be found in utility pipes/pipelines (Transite pipes or insulation 
on pipes). If utility pipelines are scheduled for removal or relocation or a building(s) is proposed to be 
removed or renovated, various regulatory requirements may apply, including the requirements stipulated in 
the National Emission Standard for Hazardous Air Pollutants (40CFR61, Subpart M - asbestos 
NESHAP). These requirements include but are not limited to: 1) notification to the APCD, 2) an asbestos 
survey conducted by a Certified Asbestos Inspector, and, 3) applicable removal and disposal requirements 
of identified ACM. 
 
The project site will require demolition of an onsite residential structure, which was initially constructed in 
1951.  As a result, demolition of this structure has the potential to result in the disturbance of ACM.  
The disturbance and potential exposure to ACM during demolition of the onsite structure is considered to 
have a potentially significant impact. 
 
Mitigation Measure AQ-3, AQ-5 and AQ-6  includes measures for the control of localized pollutant 
concentrations, as recommended by the SLOAPCD.  With implementation of these measures, this impact 
would be considered less than significant. 
 

e. Create objectionable odors affecting a 
substantial number of people? (Source: 11) 

    

Discussion: The proposed project would not result in the installation of any equipment or processes that 
would be considered major odor-emission sources.  However, construction of the proposed project would 
involve the use of a variety of gasoline or diesel-powered equipment that would emit exhaust fumes.  Exhaust 
fumes, particularly diesel-exhaust, may be considered objectionable by some people.  In addition pavement 
coatings and architectural coatings used during project construction would also emit temporary odors.  
However, construction-generated emissions would occur intermittently throughout the workday and would 
dissipate rapidly within increasing distance from the source.  As a result, short-term construction activities 
would not expose a substantial number of people to frequent odorous emissions.  Additionally, there are no 
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residences located in the near vicinity of the project site that could be exposed to objectionable odors.  For 
these reasons, potential exposure of sensitive receptors to odorous emissions would be considered less than 
significant. 

 
     
IV. BIOLOGICAL RESOURCES:  Would the project: 

a. Have a substantial adverse effect, either 
directly or through habitat modifications, on 
any species identified as a candidate, 
sensitive, or special status species in local or 
regional plans, policies, or regulations, or by 
the California Department of Fish and Game 
or U.S. Fish and Wildlife Service? 

 

    

Discussion:  A Biological Resources Assessment (BSA) was prepared by SWCA Environmental Consultants 
for this project (November 2013, see Attachment 8).  The project would disturb 3.3 acres of primarily ruderal 
habitat.  The development area has an existing home located on it.   
The property has been disturbed from agricultural practices including disking and mowing. No special-status 
plant species were observed nor are special-status plant species expected to occur within the BSA. However, 
several oak trees within the project impact area and are protected under the Oak Tree Preservation 
Ordinance. 
 
Birds protected under the Migratory Bird Treaty Act (MBTA) are expected to occur on the property and 
may utilize the oak trees and weedy areas within the BSA for nesting and foraging purposes. White-tailed 
kite and Swainson’s hawk may nest in the large oak trees. Both species forage in open grasslands and 
fallow fields characteristic of the property and surrounding land. White-tailed kite is a year-round resident 
of San Luis Obispo County while Swainson’s hawk occurrences are rare in the county (Sibley 2003). The 
nearest known occurrence of Swainson’s hawk is approximately 20 miles northeast of the property (CNDDB 
2013). Burrowing owls may use small mammal burrows if present on the property. The likelihood of this 
species occurring within the BSA is low since burrowing owl is not a common resident to the Paso 
Robles area. The nearest known occurrence of this species is a wintering population at Camp Roberts, 
approximately 15 miles north of the BSA (CNDDB 2013). Avoidance and Mitigation Measure BIO-1 has 
been provided to ensure that project activities avoid impacts to migratory nesting birds and to ensure that 
burrowing owls are not present prior to the start of construction. 
 
The property does not contain suitable denning habitat for San Joaquin kit fox. The Salinas River serves as 
a wildlife corridor for the purposes of foraging for the species. Due to the property’s distance (0.2 miles) to 
the Salinas River and US 101, which is a likely barrier to movement, there is a low likelihood that San 
Joaquin kit fox may pass through the project area. The project area is not located within the any of the 
habitat replacement areas shown on the San Luis Obispo County Kit Fox Standard Mitigation Ratios Area 
Map. A San Joaquin kit fox Habitat Evaluation Form was not completed as part of this study since it is not 
warranted. However, since there are San Joaquin kit fox occurrences within a 10-mile radius of the project 
area, standard San Joaquin kit fox avoidance measures will be implemented during project construction 
(refer to Avoidance and Mitigation Measures BIO-2 through BIO-7). 
 
The property contains two large valley oak trees, one large blue oak (Quercus douglasii), and as many as 
30 small native oak species that may meet the qualifications for protection under the City Oak Tree 
Preservation Ordinance (2002). This ordinance applies to all oak species native to Paso Robles with a 
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DBH equal to or greater than 6 inches and their corresponding critical root zone.  Mitigation plantings are 
required for removal of qualifying oak trees, and all others remaining in the BSA must be protected 
(refer to Avoidance and Mitigation Measures BIO-8 through BIO-14).  
Riparian habitat is not present within the BSA or on the property. As proposed, the project would have no 
direct or indirect effect on wetland or riparian habitat.  The proposed project will have no direct or indirect 
effect on the movement of resident or migratory fish and wildlife species. 
 
Avoidance and mitigation measures included in the Mitigation Measures Summary will be applied (via a 
Mitigation Monitoring and Reporting Program that would be adopted with the project, if approved) to ensure 
the potential impacts to these habitats and species are less than significant.   
 

b. Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, regulations or by the 
California Department of Fish and Game or 
US Fish and Wildlife Service? 

 

    

Discussion:  There is no riparian habitat located on this property.  However, there are several oak trees on the 
property that are within the area of disturbance of the project.  The applicant has proposed to remove 5 oak 
trees and to trim other remaining trees for maintenance purposes.  Oak trees that are 6 inches in diameter 
(dbh) are protected under the City’s Oak Tree Protection Ordinance.  The proposed removals, if approved, 
would require oak tree replacement mitigation pursuant to the City’s ordinance that would require planting a 
minimum of 25% of the total combined diameter of all oak trees to be removed.  Tree protection is also 
required for work that may occur within the “critical root zone” of remaining trees.  An Arborist Report (see 
Attachment 9) was prepared for this project which identifies oak tree mitigations to reduce potential impacts 
to a less than significant level.  Mitigations help protect the health of oak trees that can be impacted by 
activities such as watering in the root zone or stacking materials or equipment in this area.  Grading or other 
site disturbances in the root zone are controlled with mitigation measures to protect tree roots by requiring 
hand cutting of roots, etc.  With implementation and use of special techniques for site disturbance as 
described in the measures, no significant effects will result from the proposed project. 

c. Have a substantial adverse effect on 
federally protected wetlands as defined by 
Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal 
pool, coastal, etc.) through direct removal, 
filling, hydrological interruption, or other 
means? 

 

    

Discussion:  Per the Biological Resources Assessment, there are no wetlands, waterways or other 
hydrological features located on the project site, or within the near vicinity that could be affected by the 
proposed project.  Therefore, the project will not result in impacts to hydrological features and/or resources. 

d. Interfere substantially with the movement of 
any native resident or migratory fish or 
wildlife species or with established native 
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resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery 
sites? 

 
Discussion:  See detailed response item IV (a) above.  The biological study prepared for this project indicates 
that the site is not suitable for denning of San Joaquin Kit Fox and that migration for this species is typically 
contained to the east of the Salinas River due to the Highway 101 barrier.  However, as noted above, 
mitigations have been included in the study in the case that they use the site for migration.  No sensitive bird 
species were identified on the site, however, in accordance with the MBTA, specific mitigations are included 
to ensure that nesting birds are not significantly impacted by the construction of the proposed project.   

e. Conflict with any local policies or 
ordinances protecting biological resources, 
such as a tree preservation policy or 
ordinance? 

 

    

Discussion:  See IV b. above.  The project would not conflict with any local policies or ordinances 
established to protect biological resources. 

f. Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural 
Community Conservation Plan, or other 
approved local, regional, or state habitat 
conservation plan? 

    

Discussion:  There are no Habitat Conservation Plans or other related plans applicable in the City of Paso 
Robles. 

 
     
V. CULTURAL RESOURCES:  Would the project: 

a. Cause a substantial adverse change in the 
significance of a historical resource as 
defined in §15064.5? 

    

b. Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

    

c. Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

    

d. Disturb any human remains, including those 
interred outside of formal cemeteries? 

    

Discussion (a-d):  There are no historic resources (as defined), located on the site.  Although the existing 
house was built in 1951, is does not exhibit any architectural characteristics or qualities that would meet the 
criteria of the State Office of Historic Preservation as a candidate for listing as a local, state or national 
historic resource as either a point of interest, landmark or district.  The house is not included on the City’s 
Historic Resource Inventory.  The architectural design and theme consists of a single-story, ranch-style house 
with no ornamentation, unique or special design features.  It displays significant deferred maintenance, 
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including broken windows, peeling exterior paint, etc.  Specifically, the house does not possess sufficient 
character defining features, integrity of location, design, setting, materials, workmanship, feeling, or 
association, and does not meet at least one of the following criteria:  

 
1.  It reflects special elements of the City’s historical, archaeological, cultural, social, economic, aesthetic, 
engineering, or architectural development;  
2)   It is identified with persons or events significant in local, state, or national history;   
3)   It embodies distinctive characteristics of a style, type, period, or method of construction, or is a valuable 
example of the use of indigenous materials or craftsmanship; or whether the building or structure represents 
an established and familiar visual feature of a neighborhood or community of the city; or  
4)   It has yielded or has the potential to yield, information important to the history or prehistory of Paso 
Robles, California, or the nation.  

There are also no archaeological or paleontological resources known to be present on the site or in the near 
vicinity.  Since the property is not located within proximity to a creek or river or known cultural resource it is 
unlikely that there are resources located on the site.   

There are no known human remains on the project site, however, per conditions of approval incorporated into 
the project, if human remains are found during site disturbance, all grading and/or construction activities shall 
stop, and the County Coroner shall be contacted to investigate.  

Therefore, this project will result in less than significant impacts on cultural resources. 
 
     
VI. GEOLOGY AND SOILS:  Would the project: 

a. Expose people or structures to potential 
substantial adverse effects, including the risk 
of loss, injury, or death involving: 

    

i. Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map 
issued by the State Geologist for the 
area or based on other substantial 
evidence of a known fault? Refer to 
Division of Mines and Geology Special 
Publication 42. (Sources: 1, 2, & 3) 

    

Discussion:  The potential for and mitigation of impacts that may result from fault rupture in the project 
area are identified and addressed in the General Plan  EIR, pg. 4.5-8.  There are two known fault zones 
on either side of the Salinas Rivers valley.  The Rinconada Fault system runs on the west side of the 
valley, and grazes the City on its western boundary.  The San Andreas Fault is on the east side of the 
valley and is situated about 30 miles east of Paso Robles.  The City of Paso Robles recognizes these 
geologic influences in the application of the California Building Code (CBC) to all new development 
within the City. Review of available information and examinations indicate that neither of these faults is 
active with respect to ground rupture in Paso Robles.  Soils and geotechnical reports and structural 
engineering in accordance with local seismic influences would be applied in conjunction with any new 
development proposal.  Based on standard conditions of approval, the potential for fault rupture and 
exposure of persons or property to seismic hazards is not considered significant. There are no Alquist-
Priolo Earthquake Fault Zones within City limits.   
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ii. Strong seismic ground shaking? 
(Sources: 1, 2, & 3) 

    

Discussion:   The proposed project will be constructed to current CBC codes.  The General Plan EIR 
identified impacts resulting from ground shaking as less than significant and provided mitigation 
measures that will be incorporated into the design of this project including adequate structural design and 
not constructing over active or potentially active faults.  Therefore, impacts that may result from seismic 
ground shaking are considered less than significant.  

 

iii. Seismic-related ground failure, including 
liquefaction? (Sources: 1, 2 & 3) 

    

Discussion:  Per the General Plan EIR, the project site is located in an area with soil conditions that have 
a low potential for liquefaction or other type of ground failure due to seismic events and soil conditions.  
Per the Geotechnical Engineering Report prepared by Earth Systems Pacific (September 2013, see 
Attachment 9), which confirms that the site has a low potential for ground failure and liquefaction.  
Therefore, impacts related to seismic-related ground failure are determined to be less than significant. 

 

iv. Landslides?     

Discussion:  Per the General Plan Safety Element, the project site is in an area that is designated as a 
low-risk area for landslides.  Therefore, potential impacts due to landslides would be less than 
significant. 

 

b. Result in substantial soil erosion or the loss 
of topsoil? (Sources: 1, 2, & 3) 

    

Discussion:  Per the General Plan EIR the soil condition is not erosive or otherwise unstable.  As such, no 
significant impacts are anticipated.  The geotechnical study prepared includes standard requirements to assure 
soil stability due to erosion, including submission of an erosion control plan to be approved by the City 
Engineer prior to commencement of site grading.   

 

c. Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project, and potentially result in 
on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

Discussion:  See response to item a.iii, above, the Geotechnical Report prepared for this project did not 
identify that this site is an unstable geologic unit that would be subject to on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse. 

 

d. Be located on expansive soil, as defined in 
Table 18-1-B of the California Building 
Code, creating substantial risks to life or 
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property? 

Discussion:  In accordance with the City’s Local Hazard Mitigation Plan, Figure 6-7, Expansive Soils Map, 
the project site is identified to have a potential moderate risk for expansive soils.  This condition is common 
throughout the City.  Application of standard California Building Code requirements for structures, risks 
associated with moderately expansive soils can be addressed through routine implementation of building 
construction methods to stabilize foundations, sheer walls, roofing, etc. to reduce the potential for creating 
substantial risks to life or property to a less than significant level.   
 

e. Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative waste water disposal systems 
where sewers are not available for the 
disposal of waste water? 

    

Discussion: The development will be connected to the City’s municipal wastewater system.  Therefore, there 
would not be impacts related use of septic tanks. 

 
     
VII.   GREENHOUSE GAS EMISSIONS:  Would the project: 

a. Generate greenhouse gas emissions, either 
directly or indirectly, that may have a 
significant impact on the environment? 

 

    

Discussion: A Greenhouse Gas Impact Assessment was prepared by AMBIENT Consultants to evaluate 
potential Greenhouse Gas (GHG) emissions that may result from the project. (November 2013, see 
Attachment 6) 
 
The SLO County APCD adopted a GHG emissions threshold for projects in 2012 that establishes that it 
would be considered a potentially significant effect if projects exceed 1,150 metric tons of CO2 emissions per 
year (MTCO2e/year) of GHG.  The proposed project would result in 1,768.14 (both construction and 
operational emissions) annually, and annualized emissions of 9,809 MTCO2e (assuming a 25-year life of the 
project). 
 
There are two options (or combination thereof) that the project proponent must select to reduce the 
exceedance of GHG to a less than significant level.  Mitigation options include the following: 

a.   The applicant shall demonstrate compliance with the City of Paso Robles’ Climate Action Plan.  To assist 
with this determination, the CAP includes a worksheet that identifies various “mandatory”, as well as, 
“voluntary” measures.  All “mandatory” actions must be incorporated as binding and enforceable 
components of the project to be considered consistent with the CAP.  If a project cannot meet one or 
more of the “mandatory” actions, substitutions may be allowed provided equivalent reductions can be 
achieved.  A copy of the City’s CAP consistency worksheet is included in Appendix C of the project 
GHG emissions analysis. 
 

b. The applicant shall implement onsite mitigation measures and payment of an offsite mitigation fees to 
the SLOAPCD, sufficient to reduce project-generated emissions to below 1,150 MTCO2e/year.  Based 
on the analysis of offsite mitigation discussed below, offsite mitigation would be required for a total of 
9,809 MTCO2e.  At the time of this report, the SLOAPCD’s offsite GHG mitigation fee had not yet been 
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adopted. In the event that SLOAPCD’s offsite mitigation fee has not been adopted at the time that 
payment of the offsite mitigation fee is due, project-generated excess GHG emissions may be mitigated 
by the purchase of carbon offsets provided by other agencies/organizations, with prior approval by 
SLOAPCD. The applicant shall submit proof of the purchase of carbon offsets to the Paso Robles 
Community Development Department Director for his review and approval.  At a minimum, the onsite 
GHG-reduction measures to be implemented shall include the following: 

1. Use low-VOC cleaning supplies. This requirement shall be reflected in the operational 
procedures manual for the proposed project. 

2. Use low–VOC paint having a VOC content of 100 grams per liter, or less.  This requirement 
shall be reflected in the operational procedures manual for the proposed project. 

3. A shuttle shall be provided for hotel guests to provide transportation to and from the Amtrak 
transit station. 

4. The project proponent shall demonstrate that the project-wide lighting efficiency shall be 
improved by at least 16% relative to current conventional lighting methods through the 
installation of energy-efficient lighting, (e.g., metal halide, high-pressure sodium, LEDs) for 
interior and exterior lighting areas.  Unnecessary exterior lighting should be reduced, to the 
extent practical and where reductions in lighting would not pose a risk to public safety.  

5. Utilize low-flow faucets and toilets and water-efficient irrigation systems to reduce energy 
demands associated with water use. 

6. Proposed onsite occupied buildings shall exceed baseline Title 24 Building Envelope Energy 
Efficiency Standards by a minimum of 10 percent. The baseline GHG emissions from electricity 
and natural gas usage shall reflect 2008 Title 24 standards with no energy-efficient appliances. 

7. Install energy-efficient appliances (i.e., Energy Star rated). 
8. Incorporate water-reducing features into building and landscape design, including use of 

drought-tolerant landscaping, minimizing turfed areas, and installation of water-efficient 
irrigation systems in accordance with the City of Paso Robles Zoning Code, Chapter 21.22B, 
Landscape and Irrigation Ordinance. 

 
If the applicant chooses (a) above (the CAP Consistency Checklist), the applicant will be obligated to follow 
through with the mandatory measures of the CAP.  (If all mandated measures cannot be met, then the 
applicant can incorporate voluntary measures to meet the reduction targets.  Under those circumstances, a 
new GHG model would need to be prepared to calculate estimated reductions with voluntary measures.)  
With this option, GHG reduction is accomplished through numerous onsite energy efficiency measures, 
transportation-related efficiencies, and other measures.   
 
If the applicant chooses (b) above, estimated GHG emissions, with implementation of (b) above are 
summarized in Table 18 below. As noted, implementation of the proposed mitigation measures would reduce 
operational GHG emissions to approximately 1,651.31 MTCO2e/year.  Although reduced, operational 
emissions would continue to exceed SLOAPCD’s significance threshold of 1,150 MTCO2e/year.  As a result, 
offsite mitigation would be required. 
 
Future operational GHG emissions are projected to steadily decrease due, in part, to continued improvements 
in vehicle emission standards and fleet-wide emissions.  Therefore, to determine the total amount of offsite 
mitigation required, annual operational GHG emissions were quantified for each year of operation over the 
assumed 25-year life of the project, with implementation of the GHG-reduction measures identified in (b) 
above.  Amortized construction-generated GHG emissions (i.e., 11.40 MTCO2e/year) and removed emissions 
associated with the existing land use were included. Net increases in operational GHG emissions exceeding 
SLOAPCD’s annual significance threshold were identified as excess GHG emissions. Annual operational 
GHG emissions over the project life are summarized in Table 19 below.  As noted, excess GHG emissions 
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would range from 501.31 MTCO2e in year 2015 to 340.87 MTCO2e in year 2040.  Excess GHG emissions 
requiring offsite mitigation would total 9,809 MTCO2e.   
 
 
 
 
 
 
 
 

 
Table 18 

Operational Greenhouse Gas Emissions  
Without Mitigation 

Source GHG Emissions  
(MTCO2e/Year) 

Area Source .01 
Energy Use 913.38 

Motor Vehicles 825.08 
Waste Generation 31.13 

Water Use and Conveyance 9.30 
Total Project-Generated Emissions: 1,778.91 

s Emissions From Onsite Use to be Removed: -22.17 
Construction (Amortized) 11.40 

Net Increase in Emissions: 1,768.14 
SLOAPCD Significance Threshold: 1,150 

Exceeds Significance Threshold? Yes 
Refer to Appendix C for modeling assumptions and results. 
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Table 19 
Excess GHG Emissions to be Mitigated 

Year 

GHG Emissions (MTCO2e/year) 
Amortized 

Construction 
Emissions 

Removed 
Emissions 

Project-
Generated 
Emissions 

Total  
Emissions 

SLOAPCD 
Significance 
Threshold 

Excess 
Emissions 

2015 11.40 22.17 1,662.08 1,651.31 1,150 501.31 
2016 11.40 21.74 1,642.36 1,632.02 1,150 482.02 
2017 11.40 21.26 1,620.15 1,610.29 1,150 460.29 
2018 11.40 20.78 1,598.03 1,588.66 1,150 438.66 
2019 11.40 20.32 1,577.14 1,568.22 1,150 418.22 
2020 11.40 19.81 1,553.71 1,545.30 1,150 395.30 
2021 11.40 19.67 1,547.54 1,539.26 1,150 389.26 
2022 11.40 19.54 1,541.36 1,533.22 1,150 383.22 
2023 11.40 19.40 1,535.19 1,527.18 1,150 377.18 
2024 11.40 19.27 1,529.01 1,521.14 1,150 371.14 
2025 11.40 19.13 1,522.84 1,515.10 1,150 365.10 
2026 11.40 19.07 1,519.69 1,512.02 1,150 362.02 
2027 11.40 19.00 1,516.54 1,508.94 1,150 358.94 
2028 11.40 18.93 1,513.39 1,505.86 1,150 355.86 
2029 11.40 18.86 1,510.24 1,502.78 1,150 352.78 
2030 11.40 18.79 1,507.09 1,499.70 1,150 349.70 
2031 11.40 18.77 1,506.19 1,498.81 1,150 348.81 
2032 11.40 18.75 1,505.28 1,497.93 1,150 347.93 
2033 11.40 18.73 1,504.38 1,497.05 1,150 347.05 
2034 11.40 18.71 1,503.48 1,496.17 1,150 346.17 
2035 11.40 18.69 1,502.58 1,495.28 1,150 345.28 
2036 11.40 18.67 1,501.67 1,494.40 1,150 344.40 
2037 11.40 18.65 1,500.77 1,493.52 1,150 343.52 
2038 11.40 18.63 1,499.87 1,492.64 1,150 342.64 
2039 11.40 18.61 1,498.97 1,491.75 1,150 341.75 
2040 11.40 18.59 1,498.06 1,490.87 1,150 340.87 
Total Excess Emissions: 9,809.4 
Totals may not sum due to rounding. 
Amortized construction emissions and removed emissions associated with the existing land use are 
based on a 25-year operational period. 
Project-generated emissions include reductions associated with implementation of MM GHG-1,b,1-
8. 
Excess emissions represent total net increase in emissions exceeding the SLOAPCD significance 
threshold over a 25-year operational period, 
Refer to Appendix C for modeling assumptions and results. 
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b. Conflict with any applicable plan, policy, or 
regulation of an agency adopted for the 
purpose of reducing the emissions of 
greenhouse gasses? 

    

Discussion:  With implementation of GHG-reduction mitigation measures sufficient to reduce project-related 
GHG’s to below the SLO APCD’s GHG threshold of significance (1,150 MTCO2e/year), this impact would 
be considered less than significant, and would not conflict with the policies of SLO APCD or the City’s CAP. 

  
     
VIII. HAZARDS AND HAZARDOUS MATERIALS:  Would the project: 

a. Create a significant hazard to the public or 
the environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

 
Discussion:  The project would use industry-standard landscape and building maintenance products which 
would be stored in compliance with all applicable safety requirements.  The project does not include use of, 
transport, storage or disposal of hazardous materials that would create a significant hazard to the public or 
environment. 

 

b. Create a significant hazard to the public or 
the environment through reasonably 
foreseeable upset and accident conditions 
involving the release of hazardous materials 
into the environment? 

    

 
Discussion:  See VIII a. above. 

 

c. Emit hazardous emissions or handle 
hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile 
of an existing or proposed school? 

    

 
Discussion: The proposed hotel project will not emit hazardous materials and will not impact schools since 
there are no schools within the vicinity. 

 

d. Be located on a site which is included on a 
list of hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and, as a result, would it create a 
significant hazard to the public or the 
environment? 

    

 
Discussion:  The project site is not identified as a hazardous site per Government Code Section 65962.5. 
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e. For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project result 
in a safety hazard for people residing or 
working in the project area? 

    

 

f. For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area? 

    

 
Discussion:  (VIII e & f)  The project site is not located within an airport land use plan, within two miles of a 
public airport or public use airport, or within the vicinity of a private airstrip. 

 

g. Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency evacuation 
plan? 

    

 
Discussion:  The City does not have adopted emergency response or evacuation plans. Per the City 
Emergency Services Battalion Chief, the proposed location does not pose a risk that would impair City 
response to emergencies.   

h. Expose people or structures to a significant 
risk of loss, injury or death involving 
wildland fires, including where wildlands are 
adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

    

Discussion:  Per the 2003 General Plan Safety Element, and the Public Review Draft of the 2014 Local 
Hazard Mitigation Plan Update, the project is not in the vicinity of wildland fire hazard areas. 

 
     
IX. HYDROLOGY AND WATER QUALITY:  Would the project: 

a. Violate any water quality standards or waste 
discharge requirements? 

    

 
Discussion:  A Storm Water Quality Management Plan was prepared by Wallace Group (November 2013, see 
Attachment 11) for this project.  The plan identifies specific post-construction Best Management Practices 
that have been incorporated into the project in compliance with State Water Board requirements to meet 
water quality standards and discharge requirements.  The project will apply conditions of approval to comply 
with these standards.  With the imposition of these regulatory requirements, no impact would result as these 
regulatory requirements are designed to ensure that water quality standards are maintained. 
 
The proposed project is designed to retain stormwater on-site through installation of various low-impact 
development (LID) features.  The project has been designed to reduce impervious surfaces, preserve existing 
vegetation, and promote groundwater recharge by employing bioretention through implementation of these 
measures.  Thus, water quality standards will be maintained and discharge requirements will be in compliance 
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with State and local regulations.  Therefore, impacts to water quality and discharge will be less than 
significant. 

 

b. Substantially deplete groundwater supplies 
or interfere substantially with groundwater 
recharge such that there would be a net 
deficit in aquifer volume or a lowering of the 
local groundwater table level (e.g., Would 
the production rate of pre-existing nearby 
wells drop to a level which would not 
support existing land uses or planned uses 
for which permits have been granted)? 
Would decreased rainfall infiltration or 
groundwater recharge reduce stream 
baseflow? (Source: 7) 

    

Discussion:  The project property is within the City limits and it is zoned to allow for commercial 
development, including hotels.  The City’s municipal water supply is composed of groundwater from the 
Paso Robles Groundwater Basin, an allocation of the Salinas River underflow, and a surface water allocation 
from the Nacimiento Lake pipeline project.   

In light of the current drought situation and reports of declining groundwater levels in the Paso Robles 
Groundwater Basin (“the basin”), the City established a groundwater stewardship policy to not expand 
dependency on the basin over historic use levels/pumping from the City’s peak (pumping) year of 2007.  
Additionally, to address drought concerns, and in compliance with State law and water reduction 
requirements, the City has implemented a comprehensive water conservation program to reduce water 
consumption citywide since 2009.  The City has exceeded State-required water conservation measures since 
the program was established.  Additionally, the City augmented water supply and treatment capacity by 
procuring surface water from Lake Nacimiento and construction of delivery facilities to the City.  This project 
will not affect the amount of groundwater that the City withdraws from the Paso Robles Groundwater Basin.  
Per the City’s 2010 Urban Water Management Plan (UWMP), page 21: 

 
“The City is progressing with its plans for a water treatment plant (WTP) to treat surface 
water received from Lake Nacimiento.  The WTP is being designed to treat 4 million gallons 
per day (mgd), with construction to begin in 2015. The WTP can be expanded to treat 6 mgd 
to meet future demands (Paso Robles website, October 13, 2010). Specific facilities 
include a water treatment plant, treated water reservoir and pump station, transmission 
pipeline, appurtenances and other site improvements (Padre, 2008). Half of the initial 4,000 
AFY Nacimiento allocation and half of the 4 mgd Phase 1 treatment plant capacity are to 
replace lost well production capacity and improve water quality. The remaining capacity is 
to provide for new development. In order to limit reliance on the highly-stressed 
groundwater basin new development—per City policy—is required to be served with surface 
and recycled water. Therefore, the second 1,400 AFY Nacimiento allocation, the 2 mgd 
treatment plant expansion, and recycled water infrastructure will be funded by 
development.” 

The project proponent would be required to pay development impact fees for water service expansion and 
availability to mitigate its proportionate share of related impacts.  Additionally, the City assigns “duty” 
factors that anticipate the amount of water supply necessary to serve various types of land uses.  These factors 
are derived from determining the average water demands for each zoning district in the City.  In this 
circumstance, the water supply necessary for development of commercial land uses permitted in the C2 Zone 
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includes hotels, as well as other uses, and is incorporated into the water demand assumptions of the UWMP.  
As noted above, the City has augmented future reliance on groundwater resources to surface water resources, 
and commercial development has been accounted for in the overall water projections and demand for the 
City.  As noted in the Project Description, the proposed project would be served with the City’s municipal 
water supply system.  Since the City’s water supply, as documented in the UWMP, is not reliant on increased 
groundwater pumping for new development, it demonstrates adequate water supply procured from Lake 
Nacimiento to accommodate the projected growth in the City and it demonstrates that this project will have 
adequate water supply available, and will not further deplete or in any way affect, change or increase water 
demands on the basin.   

In addition, in compliance with recently adopted updates to the applicable code sections of the California 
Green Building Code (adopted by the City in 2013), the project will be required to install more restrictive 
water-conserving plumbing fixtures than what would have previously been required in 2010 when the 
UWMP was adopted.  The City also implements the State Landscape Water Conservation regulations, which 
requires further reductions in water demand for landscaping.  Additionally, in compliance with the City’s 
Climate Action Plan adopted in 2013, “Project Consistency Checklist”, Appendix C, the applicant will be 
incorporating landscape water fixtures and drought-resistant landscaping that will achieve a 20 percent 
reduction in water demand above what is required by State law.  Thus, the project will implement all best 
management practices available to reduce water demands over “business-as-usual” and what is anticipated in 
the UWMP.  Therefore, this project will result in less than significant impacts to the groundwater supplies 
used by the City. 

 

c. Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or 
river, in a manner which would result in 
substantial erosion or siltation on- or off-
site? (Source: 10) 

    

Discussion:  The drainage pattern on the site would not be substantially altered with development of this 
project since site development will generally maintain the existing, historic drainage pattern of the property, 
and new hydromodification drainage will be maintained on the site.  Additionally, surface flow would be 
directed to drainage areas for percolation into bioswale drainage features on the property.  There are no 
streams, creeks or rivers on or near the project site that could be impacted from this project or result in 
erosion or siltation on- or off-site.  Therefore, impacts to drainage patterns and facilities would less than 
significant. 

 

d. Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or 
river, or substantially increase the rate or 
amount of surface runoff in a manner which 
would result in flooding on- or off-site? 
(Source: 10) 

    

Discussion:  See IX c. above.  Drainage resulting from development of this property will be maintained onsite 
and will not contribute to flooding on- or off-site.  Thus, flooding impacts from the project are considered less 
than significant. 
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e. Create or contribute runoff water which 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide substantial additional sources of 
polluted runoff? (Source: 10) 

    

Discussion:  As noted in IX a. above, per the Stormwater Management Plan prepared for this project, surface 
drainage will be managed onsite and will not significantly add to offsite drainage facilities.  Additionally, 
onsite LID drainage facilities will be designed to clean pollutants before they enter the groundwater basin.  
Therefore, drainage impacts that may result from this project would be less than significant. 

 

f. Otherwise substantially degrade water 
quality? 

    

Discussion: See answers IX a. – e.  This project will result in less than significant impacts to water quality. 

g. Place housing within a 100-year flood hazard 
area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or 
other flood hazard delineation map? 

    

Discussion:  There is no housing associated with this project nor is there any housing in the near vicinity 
downstream from the site, and the site is not within or near a flood hazard area. Therefore, this project could 
not result in flood-related impacts to housing. 

h. Place within a 100-year flood hazard area 
structures which would impede or redirect 
flood flows? 

    

Discussion:  See IX g. above.  The property is not within or near a 100-year flood hazard area. 

i. Expose people or structures to a significant 
risk of loss, injury or death involving 
flooding, including flooding as a result of the 
failure of a levee or dam? 

    

Discussion:  See IX h. above.  Additionally, there are no levees or dams in the City. 

j. Inundation by mudflow?     

Discussion:  In accordance with the Paso Robles General Plan, there are no mudflow hazards located on or 
near the project site.  Therefore, the project could not result in mudflow inundation impacts. 

k. Conflict with any Best Management 
Practices found within the City’s Storm 
Water Management Plan? 

    

Discussion:  The project will implement the City’s Storm Water Management Plan - Best Management 
Practices.  Therefore, it would not conflict with these measures. 

l. Substantially decrease or degrade watershed 
storage of runoff, wetlands, riparian areas, 
aquatic habitat, or associated buffer zones? 
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Discussion:  The project will incorporate all feasible means to manage water runoff on the project site.  There 
are no wetland or riparian areas in the near vicinity, therefore, the project could not result in impacts to 
aquatic habitat. 

 
     
X. LAND USE AND PLANNING:  Would the project: 

a. Physically divide an established community?     

Discussion:  The project is largely surrounded by undeveloped, vacant property to the west and north.  
Highway 101 is located to the east and SR 46W is locate to the south.  There is no established community 
within the project vicinity.  Therefore, the project will not physically divide an established community. 

 

b. Conflict with any applicable land use plan, 
policy, or regulation of an agency with 
jurisdiction over the project (including, but 
not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or 
mitigating an environmental effect? 

    

Discussion:  As a regional commercial land use, the proposed hotel is consistent with the General Plan Land 
Use Designation of Regional Commercial and Highway Commercial zoning.  The project proponent is 
requesting a PD Overlay be approved for the project to allow an exception to the 50 foot height limit of the 
C2-PD zoning district.  As demonstrated in Section I, Aesthetics (of this study), exceeding the height limit 
would not result in significant aesthetic-related environmental effects, and in compliance with meeting 
specific criteria and making established findings, the project would not conflict with the applicable zoning. 

The project site design is also consistent with the Gateway Design Standards.  There are no other plans that 
apply to the property.  Therefore, the project does not conflict with applicable plans or policies adopted to 
avoid or mitigate environmental effects. 

c. Conflict with any applicable habitat 
conservation plan or natural community 
conservation plan? 

    

Discussion: There are no habitat conservation plans or natural community conservation plans established in 
this area of the City. Therefore, there could be no conflicts with conservation plans. 

 
     
XI. MINERAL RESOURCES:  Would the project: 

a. Result in the loss of availability of a known 
mineral resource that would be of value to 
the region and the residents of the state? 
(Source: 1) 

    

Discussion: There are no known mineral resources at this project site. 

b. Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific 
plan or other land use plan? (Source: 1) 
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Discussion: There are no known mineral resources at this project site. 
 
     
XII. NOISE:  Would the project result in: 

a. Exposure of persons to or generation of 
noise levels in excess of standards 
established in the local general plan or noise 
ordinance, or applicable standards of other 
agencies? (Source: 1) 

    

 
Discussion:  A Noise Impact Assessment Study was prepared for this project by AMBIENT Consulting, 
(November 2013, see Attachment 11).  The study identifies the potential external and internal noise exposure 
that may be experienced in the future from noise generated in the vicinity - primarily noise from Highway 
101, and future noise impacts after realignment of South Vine Street (as shown on the preliminary grading 
plan).  The potential noise levels were then compared with the General Plan Noise Element thresholds to 
determine if noise impacts would be potentially significant. 
 
Per the City’s General Plan, Noise Element, the noise level threshold of significance for interior noise levels 
is 45 dBA CNEL/Ldn, and for outdoor activity areas it is 65 dBA CNEL/Ldn.  With the existing road 
alignment and/or future road realignment the project would have a projected exterior range from 
approximately 46 to 63 dBA CNEL/Ldn, which would not exceed the applicable threshold.  However, 
interior noise levels for upper floors that would be adjacent to So. Vine Street would result in noise levels that 
exceed these thresholds, and would therefore result in potentially significant impacts.  The Noise Study 
includes eight construction-related measures (MM N-1 a. – h.) to baffle interior noise levels from exterior 
noise sources.  These measures includes using specific glazing with maximum dimensions, door frame 
construction methods, exterior wall construction methods, and others, to meet the interior noise standard 
consistent with the City’s Noise Elements.  Therefore, with implementation of the mitigation measures 
recommended, potential impact can be determined to be less than significant.  See Attachment 14, Mitigation 
Measures Summary. 

 

b. Exposure of persons to or generation of 
excessive groundborne vibration or 
groundborne noise levels? 

    

Discussion:  The project may result in short-term construction groundborne vibration from machinery, 
however, the construction noise is not anticipated to be excessive nor operate in evening hours, and would be 
less than the industry (Caltrans) standard thresholds for vibration that would cause structural damage and/or 
annoyance of (0.2 and 0.1 in/sec ppv, respectively at a distance of 500 feet).  Since the City does not have 
adopted groundborne vibration or groundborne noise level thresholds, it would be suitable to implement the 
Caltrans standard for these effects.  Therefore, impacts from groundborne vibration noise would be 
considered less than significant. 

c. A substantial permanent increase in ambient 
noise levels in the project vicinity above 
levels existing without the project? 

    

Discussion:  Per the Noise Study prepared for this project, it will not create significant land use-related noise 
or traffic generated noise. Therefore, the project would not result in contributing permanent increases in 
ambient noise levels.  
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d. A substantial temporary or periodic increase 
in ambient noise levels in the project vicinity 
above levels existing without the project? 

 

    

Discussion:  The Noise Study prepared for this project provides information on typical construction 
equipment noise levels.  The study indicates (in Table 8) that short-term increases in construction noise may 
have a potential to be significant.  Potential short-term construction related impacts will be reduced through 
mitigation measures (MM N-1 a & b), to control of duration and hours of construction related noise as well as 
implementation of noise baffling equipment for use on standard construction engine equipment and 
equipment maintenance requirements.  Implementation of these measures will reduce noise to a less than 
significant level.  See Attachment 14, Mitigation Measures Summary. 

e. For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project 
expose people residing or working in the 
project area to excessive noise levels? 
(Sources: 1, 4) 

 
 

 
 

 
 

 
 

Discussion:  The project is not located within an airport area subject to an airport land use plan, and will thus 
not be impacted by airport related noise. 

 
     
XIII. POPULATION AND HOUSING:  Would the project: 

a. Induce substantial population growth in an 
area, either directly (for example, by 
proposing new homes and businesses) or 
indirectly (for example, through extension of 
roads or other infrastructure)? (Source: 1) 

    

Discussion (a-c): The proposed hotel project will create jobs that can be absorbed by the local and regional 
employment market, and will therefore not create the demand for new housing or population growth or 
displace housing or people.  

b. Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere? 

    

There is only one house on the project site that would be demolished with the construction of the project.  As 
such, the project would not displace a substantial number of existing housing. 

c. Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

    

As noted above, there is only one house on the project site.  The house is occupied by a single tenant 
occupant.  Therefore, displacement of one person would not constitute “displacement of a substantial number 
of people, necessitating construction of replacement housing”. 
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XIV. PUBLIC SERVICES:  Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the public services: 

a. Fire protection? (Sources: 1,10)     

 

b. Police protection? (Sources: 1,10)     

 

c. Schools?     

 

d. Parks?     

 

e. Other public facilities? (Sources: 1,10)     

Discussion (a-e):  The proposed project will not result in a significant demand for additional new services 
since it is not proposing to include new neighborhoods or a significantly large scale development that cannot 
be provided services through existing resources, and the incremental impacts to services can be mitigated 
through payment of standard development impact fees.  Therefore, impacts that may result from this project 
on public services are considered less than significant. 

 
     

XV. RECREATION 
 
a. Would the project increase the use of 

existing neighborhood and regional parks or 
other recreational facilities such that 
substantial physical deterioration of the 
facility would occur or be accelerated? 

    

Discussion (a&b): 

The proposed commercial development project will not encourage new housing demands, therefore it will not 
result in an increase in demand for recreational facilities or accelerate deterioration of recreational facilities.   

 
b. Does the project include recreational 

facilities or require the construction or 
expansion of recreational facilities which 
might have an adverse physical effect on the 
environment? 

    

 
     
XVI. TRANSPORTATION/TRAFFIC:  Would the project: 

a. Conflict with an applicable plan, ordinance 
or policy establishing measures or 
effectiveness for the performance of the 
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circulation system, taking into account all 
modes of transportation including mass 
transit and non-motorized travel and relevant 
components of the circulation system, 
including but not limited to intersections, 
streets, highways and freeways, pedestrian 
and bicycle paths, and mass transit? 

Discussion:  A Traffic Impact Study was prepared by ATE Associates for this project (August 2013, see 
Attachment 12).  The traffic study estimates: existing traffic conditions; traffic that would be generated from 
the project; impacts to surrounding facilities including South Vine Street; and intersection and freeway 
operations.  It also projects traffic impacts to these facilities in the future at year 2035 and cumulative impacts 
of the project with other approved development and development “in the planning pipeline”.  Additionally, 
the study evaluated: project access on South Vine Street; alternative transportation needs; and improvements 
for pedestrians, bicyclists and transit.  The study was prepared in the context of the City’s Circulation 
Element as well as Caltrans standards and County circulation planning.   

The traffic study indicates that the existing traffic in addition to project generated traffic would not exceed 
adopted standards and thresholds for existing service capacity on surrounding intersection or freeway 
operations.  However, the project would exceed adopted thresholds during the project plus cumulative 
scenario at certain intersections.  In particular, the intersections that comprise the west side of SR 46W/US 
101 interchange (SR 46 W/US 101 SB and SR 46W/Vine Street) are forecast to operate at LOS D during the 
P.M. peak hour under the cumulative plus project scenario.  This would be in excess of the LOS C Caltrans 
standard. 

The project would also exceed thresholds during the Year 2035 scenario at certain intersections and freeway 
segments.  In particular, the project would cause an additional 11 northbound trips to occur on U.S. 101 N on 
the segment north of SR 46.  This segment would operate at LOS F during Year 2035 and the project would 
further exacerbate this segment.  Further, in Year 2035, the U.S. 101/SR 46W interchange is forecast to 
operate at LOS E-F.  The project would add traffic and contribute to the impact at this interchange. 

Based on the above impacts in the cumulative plus project, and Year 2035 plus project scenarios, the 
applicant would need to mitigate its share of impacts to these facilities by participating in (i.e., contributing 
its fair share of the cost of) planned future improvements to the intersection of South Vine Street and 
Highway 101, and operations of Highway 101.  It should be noted that the cumulative and Year 2035 impacts 
take into account forecasted regional traffic and Year 2035 traffic in addition to the project’s traffic.  Thus, 
the project alone would not cause impacts to the respective intersections, interchanges and freeway segments 
during the cumulative and Year 2035 scenario.  As such, the project alone would not be responsible for 
funding or constructing all anticipated improvements.   

Improvements to these facilities have already been identified and analyzed by Caltrans and the City in a 
separate IS/MND prepared in December 2009 (SCH # 2008051102) and in a Project Approval/Environmental 
Document or PAED.  In fact, the improvements are a separate multi-phase project between the state, county 
and city that will reduce interregional, regional and local congestion through the US 101/State Route 46 West 
interchange.  The improvement project has been identified by Caltrans as regional traffic, coupled with 
anticipated development projects in the region, will eventually degrade operations at the U.S. 101/SR 46 W 
interchange.   

Phase I (re-alignment of Theatre Drive) has been constructed and is in operation, which has reduced traffic 
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congestion in this location. Phase 2 of this project is the future realignment of Vine Street as detailed in the 
Traffic Study prepared for this Project and in the PAED. All future phases of the interchange improvement 
project are identified in the City’s Development Impact Fee (DIF) program in accordance with Council 
Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the Justification Study for the impact 
fees which includes the Needs List.  The Needs List includes, as improvement facility #30, on page 26, the 
improvement of the interchange of Highways 101-46W.  The specific amount of DIF fees to be paid by the 
applicant relative to the proposed project will depend on the current rate of fees applicable at the time of 
occupancy.  However, as part of a prior entitlement that the landowner applied for, but which was not 
constructed, the landowner previously paid approximately $270,900 in 2006 toward improvements 
constructed at the southbound exit at the interchange, which is part of the overall regional interchange 
improvement project.  With implementation of applying both of these fees (the previously paid fair-share of 
the interchange improvements and the additional DIF fees to be calculated at time of project occupancy), the 
project will have mitigated its fair share of impacts to transportation facilities.  Therefore, with mitigation 
measures incorporated, impacts to transportation facilities will be less than significant, and the project would 
be consistent with applicable plans and policies.  See Attachment 14, Mitigation Measures Summary. 

The traffic study analysis on project access at South Vine Street and Wilmar Place indicates that a stop-sign 
controlled intersection would be adequate to provide safe access to the site.  ATE Associates conducted a 
field review of the Vine Street/Wilmar Place intersection to determine the adequacy of the sight distances.  
The Caltrans Highway Design Manual (6th Edition) sight distance standards were used to determine adequacy 
of the sight distances at the intersection.  The posted speed limit along this segment of Vine Street is 45 MPH.  
Floating car surveys found that vehicles travel within the posted speed limit (the floating car surveys found 
speeds slightly less than 45 MPH for southbound Vine Street because those vehicles are released from the 
signal at Route 46W, and then climb a slight hill between Rout 46W and Wilmar Place). 

Based on Caltrans criteria, the minimum required sight distance from Wilmar Place is 495 feet.  The 
measured sight distance looking to the north is more than 1,100 feet, well in excess of the minimum.  The 
sight distance looking to the south is limited by a crest vertical curve on Vine Street, however, sight distance 
to the south as measured in the field is about 590 feet, which exceeds the 495-foot minimum recommended in 
the Caltrans design manual.  Thus, adequate sight distances are available at the Vine Street/Wilmar Place 
intersection. 

Additionally, the project will be served with transit and it is connected to the City’s bicycle transportation 
system with a class II bike lane on South Vine Street.  It will also include connection to surrounding 
properties with sidewalks. 

 

b. Conflict with an applicable congestion 
management program, including, but not 
limited to level of service standards and 
travel demand measures, or other standards 
established by the county congestion 
management agency for designated roads or 
highways? 

    

Discussion:  See XVI a. above.  Additionally, the project site will be served with a transit stop on Vine Street 
to facilitate employee transportation demands and reduce congestion, as well as provide shuttle services to the 
multi-modal transportation center for guests.  Mitigation measures have been incorporated to provide these 
services.  Therefore, impacts related to congestion management will be mitigated to a less than significant 
level. 
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c. Result in a change in air traffic patterns, 
including either an increase in traffic levels 
or a change in location that results in 
substantial safety risks? 

    

 
Discussion:  The project site is not located within an airport land use planning area. 
 

d. Substantially increase hazards due to a 
design feature (e.g., sharp curves or 
dangerous intersections) or incompatible 
uses (e.g., farm equipment)? 

    

Discussion:  There are no hazardous design features associated with this project that could result in safety 
hazard impacts from this project. 

e. Result in inadequate emergency access?     

Discussion:   The project will not impede emergency access, and per the City Engineering Standards and 
Specifications, City Zoning Code, Section 22.22.080, and the California Fire Code, the project access is 
designed in compliance with all emergency access safety features to City emergency access standards (e.g. a 
paved 25 foot wide access driveway, required turning radius and turnarounds, etc.).   

 

f. Conflict with adopted policies, plans, or 
programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease 
the performance or safety of such facilities? 

    

 

Discussion:  The project incorporates multi-modal transportation facilities and access such as bike lanes, 
sidewalks, and walkways, and a transit stop on the project frontage along Vine Street.  Therefore, it does not 
conflict with policies and plans regarding these facilities. 

 
     
XVII. UTILITIES AND SERVICE SYSTEMS: Would the project: 

a. Exceed wastewater treatment requirements 
of the applicable Regional Water Quality 
Control Board? 

    

Discussion:  The project will comply with all applicable wastewater treatment requirements as required by the 
City, the Regional Water Quality Control Board, and the State Water Board  Therefore, there will be less than 
significant impacts resulting from wastewater treatment from this project. 

b. Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the 
construction of which could cause significant 
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environmental effects? 

Discussion:  Per the City’s General Plan EIR, Urban Water Management Plan, Sewer System Management 
Plan (SSMP), Wastewater Master Plan (WWMP), the City’s water and wastewater treatment facilities in the 
vicinity and at the wastewater and water treatment plants are adequately sized, including planned facility 
upgrades, to provide water needed for this project and to treat resulting effluent.  The applicant will be 
required to pay for utility connections and associated improvements, as well as development impact fees to 
offset and mitigate the projects proportional share of impact to these facilities.  Therefore, this project will not 
result in the need to construct new facilities. 

 

c. Require or result in the construction of new 
storm water drainage facilities or expansion 
of existing facilities, the construction of 
which could cause significant environmental 
effects? 

    

Discussion: All new stormwater resulting from this project will be managed on the project site, and will not 
enter existing storm water drainage facilities or require expansion of new drainage facilities.  Per the Storm 
Water Control Plan prepared for this project, stormwater will be controlled through several types of facilities.  
These include constructing the parking lot and flatwork areas to convey stormwater to landscaped bioswales, 
installation of pervious paving materials in the rear parking lot area, installing a rooftop drainage cistern 
system for use on landscaping, and a drainage retention basin.  Therefore, the project will not impact the 
City’s storm water drainage facilities.   

 

d. Have sufficient water supplies available to 
serve the project from existing entitlements 
and resources, or are new or expanded 
entitlements needed? 

    

 
 
Discussion:  As noted in section IX on Hydrology, the project can be served with existing water resource 
allocations available and will not require expansion of new water resource entitlements. 

e. Result in a determination by the wastewater 
treatment provider which serves or may 
serve the project that it has adequate capacity 
to serve the projects projected demand in 
addition to the providers existing 
commitments? 

    

Discussion:  Per the WWMP, the capacity of the City’s wastewater treatment plant is 4.9 million gallons per 
day (MGD).  Existing flows to the wastewater treatment plant are approximately 2.9 MGD, so the plant has a 
remaining capacity of 2 MGD. 

Based on data from other existing hotels of similar size, wastewater generation by the proposed project would 
not exceed 20,000 gallons per day.  This would require up to 1% of the remaining capacity of the wastewater 
treatment plan.  Therefore, it can be determined that the City has adequate capacity to accommodate the 
wastewater estimated to be produced by the proposed project. 

f. Be served by a landfill with sufficient 
permitted capacity to accommodate the 
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project’s solid waste disposal needs? 

Discussion:  Per the City’s 2010 Landfill Master Plan, the City’s landfill has adequate capacity to 
accommodate construction-related and operational solid waste disposal for this project.  Landfill design 
capacity permitted (as of 2013) is 6,495,000 cubic yards, with a maximum of up to 75,000 tons/year.  The 
City’s overall waste stream averages about 45,000 tons/year, inclusive of residential and non-residential 
hauling rates.  Based on General Plan build-out projections, landfill capacity is documented to be sufficient 
until at least 2051.  The 5-year Joint Technical Update (currently in process of being updated) projects 
capacity until 2071.  However, the landfill plan includes numerous zero-waste and renewable energy 
production programs that are designed to reduce the waste stream and extend the life of the capacity much 
further.  

An analysis of another hotel project currently under construction (Ayres Hotel - 134,000 s.f. which is 27% 
larger than the proposed Marriott Hotel - 98,000 s.f.), the Ayres Hotel estimated that it will result in 
approximately 10.02 tons of construction and debris (C&D) solid waste (including a 50% diversion rate).  
Since the proposed project is 27% smaller, it is estimated that it would result in 7.32 tons of C&D solid waste.   

Based on capacity information of the City’s Landfill capacity, annual waste stream and estimated C&D, it can 
be determined that the City’s landfill has adequate capacity to accommodate the proposed projects solid waste 
disposal needs. 

 

g. Comply with federal, state, and local statutes 
and regulations related to solid waste? 

    

Discussion:  The project proponent will be required to comply with the City’s adopted Municipal Code which 
encompasses the California Green Building Code for C&D waste, as well as landfill permit tonnage 
limitations (see XVII (f) above).  Based on averages of typical hotel waste streams (which are included in the 
landfill capacity analysis of the 2010 Landfill Master Plan), as well as an estimate of C&D waste, the 
proposed project will comply with local and state solid waste regulations.  Local and State solid waste 
regulations are in compliance with the federal solid waste regulations of the Environmental Protection 
Agency.  Therefore, the proposed project will comply with all applicable solid waste regulations.3 

 
 
     

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE 

a. Does the project have the potential to 
degrade the quality of the environment, 
substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife 
population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the 
range of a rare or endangered plant or animal 
or eliminate important examples of the major 
periods of California history or prehistory? 

    

Discussion: As noted within this environmental analysis on biological resources with the mitigation measures 
incorporated, the project-related impacts to habitat for wildlife species will be less than significant with 
mitigation measures incorporated. There will be no impact to fish habitat as well as no impact to fish and 
wildlife populations. Therefore, impacts to fish, wildlife, of plant habitat is less than significant. 
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b. Does the project have impacts that are 
individually limited, but cumulatively 
considerable? ("Cumulatively considerable" 
means that the incremental effects of a 
project are considerable when viewed in 
connection with the effects of past projects, 
the effects of other current projects, and the 
effects of probable future projects)? 

    

 
Discussion:  The analyses prepared for this project demonstrate that potentially significant impacts that may 
result from implementation of this project will not: 
 

• individually; and/or 
• in connection with effects of past projects, and/or 
• in connection with current projects; and/or 
• in connection with probable future projects, result in cumulatively considerable significant impacts.   

 
Based on substantial evidence in the record, potential impacts identified related to aesthetics, biological 
resources, air quality, GHG emissions, traffic are not cumulatively considerable.  There are no other 
development projects currently being considered in the near vicinity. There are no probable future projects be 
contemplated at this time.  The City received an application for annexation of property in the vicinity, 
however, because it has been “suspended” from further processing at that applicant’s request, it would 
therefore be speculative to consider cumulative impacts from it, and it would not be considered substantial 
evidence (CEQA Guideline, section 15064(f)(5)). 
 
Aesthetics:  Potentially significant impacts related to aesthetics are analyzed in Section I of this Initial Study.  
The analysis demonstrates that the project would be consistent with General Plan policies related 
compatibility, architectural quality, as well as general visual quality.  The project is consistent with the 
standards in the Gateway Design Standards, and the City Zoning Code for the PD Overlay Zone.  Consistency 
is achieved through architectural design, materials, site design, landscaping, building placement and building 
orientation.  Through consideration of specific design criteria in General Plan, Gateway Design Standards and 
Zoning Code, the proposed project is determined to be compatible with the surrounding character of existing 
development, (e.g. other hotels), and it would not significantly diminish the surroundings where it would be 
located since it would not significantly impact the surrounding hillsides, ridgelines, oak trees, and other 
natural features, and it would improve the view of the existing site by removing a dilapidated structure and 
replace it with the proposed hotel project. 
 
As noted, the project would be compatible and consistent with existing (past) hotel projects in the vicinity.  
While the existing hotels are located to the south of the project site (across SR 46W), they draw viewers to 
look to the west (towards them) because they are located above grade of the highway and present a visual 
attraction.  Development to the east of the site across Highway 101 consists of light industrial, highway 
oriented and/or regional commercial land uses (e.g. fast-food restaurants, RV service, mini-storage, tire store, 
and miscellaneous land uses).  These uses are separated by a significant distance (e.g. between 300 – 1,000 
feet by frontage roads, a 4-lane highway with dual center dividers, and the highway interchange on- and –off 
ramps), and therefore, do not bare a close visual relationship to the project site, particularly in light of visual 
attractions on the west side of Highway 101.  There are no other developments projects currently being 
considered in the near vicinity.  A mitigation measure has been included in the Mitigation Monitoring and 
Reporting Program (see Attachment 14), to incorporate site landscaping per the attached Landscape Plan to 
help reduce potential visual impacts of the site.  Therefore, there is no substantial evidence supporting a “fair 
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argument” that this project would make a cumulatively considerable contribution to significant cumulative 
impacts related to aesthetics. (CEQA Guidelines, Section 15064 (f)(1)) 
 
Biological Resources:  The Biological Resource Assessment indicates that there are no special, endangered or 
otherwise protected plants or animal species located on the site.  However, since the migration corridor for 
the San Joaquin Kit Fox is located near the site across Highway 101 on the eastern side of the Salinas River, 
as a precaution, mitigation measures are incorporated to ensure that impacts related to this species, including 
preconstruction surveys and special site construction methods to ensure that kit fox are not harmed (see BRA, 
pages 29 & 30) and potential impacts are reduced to less than significant levels, which would also reduce 
potential cumulative impacts to a less than significant level.  Since there are no protected species on the site, 
and with mitigation measures incorporated to ensure the safety of kit fox that may inadvertently use the site 
as a migration corridor, impacts to this species in light of past projects would be less than significant.  There 
are no current projects that are being considered at this time within the project vicinity. 
 
Oak tree replacements are also required so that impacts that may occur as a result of loss of oak trees would 
be addressed, and that cumulative impacts that might otherwise occur without oak tree replacements would be 
reduced to a less than significant level.  As noted above, there are no current projects being considered that 
would result in significant cumulative impacts related to biological resources in the near vicinity.   
 
Therefore, there is no substantial evidence supporting a “fair argument” that this project would make a 
cumulatively considerable contribution to significant cumulative impacts related to biological resources. 
(CEQA Guidelines, Section 15064 (f)(1)) 
 
Air Quality:  The Air Quality report prepared for this project indicates that the project may result in 
potentially significant short-term construction-related air quality impacts.  Several mitigation measures are 
incorporated with this analysis to reduce those short-term impacts to a less than significant level.  With these 
measures incorporated, cumulative impacts as a result of construction-related emissions would be less than 
significant.  Therefore, there is no substantial evidence supporting a “fair argument” that this project would 
make a cumulatively considerable contribution to significant cumulative impacts related to air quality. 
(CEQA Guidelines, Section 15064 (f)(1)) 
 
GHG Emissions:  The GHG Analysis prepared for this project indicates that the project would exceed locally 
adopted thresholds for GHG emissions.  The applicant shall reduce emissions to a less than significant level 
by implementing onsite GHG emission reductions and one of two options: 1) offsite emission reductions 
measures in coordination with CAPCOA, SLOAPCD and the City; or 2) demonstration of compliance with 
the City’s Climate Action Plan, Project Consistency Checklist.  Cumulative impacts of GHG emissions would 
therefore be reduced to a less than significant level.  Therefore, there is no substantial evidence supporting a 
“fair argument” that this project would make a cumulatively considerable contribution to significant 
cumulative impacts related to GHG emissions. (CEQA Guidelines, Section 15064 (f)(1)) 
 
Traffic:  The Traffic Impact Study prepared for this project indicates that the proposed project may contribute 
to significant cumulative traffic-related impacts.  Mitigation measures have been incorporated into this 
Mitigated Negative Declaration to reduce the cumulative traffic impacts to a less than significant level.  The 
applicant will be required to mitigate for these impacts through payment of Development Impact Fees (DIF) 
in accordance with Council Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Needs List.  The Needs List includes, as 
improvement facility #30, on page 26, the improvement of the interchange of Highways 101-46W.  The 
specific amount of DIF fees to be paid relative to the proposed project will depend on the current rate of fees 
applicable at the time of project occupancy.  Contribution of a project’s fair share of costs for planned future 
regional traffic improvement projects is recognized as adequate mitigation for such impacts.  Therefore, there 
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is no substantial evidence supporting a “fair argument” that this project would result in an unmitigated 
considerable contribution to a significant cumulative impact related to traffic. (CEQA Guidelines, Section 
15064 (f)(1)) 

With mitigation measures applied to this project it will not result in impacts that are individually limited or 
cumulatively considerable.  All mitigation measures discussed herein will be included in the adoption of a 
Mitigation Monitoring and Reporting Program, enforceable by the City, if the project is approved. 

Water: The 2010 Urban Water Master Plan indicates that anticipated water demand will continue to be met 
with the anticipated water supply that will be available to the City.  In fact, the supply of water is forecasted 
to be in excess of total anticipated demand through the Year 2035.  See, Tables 20-22 of the 2010 Urban 
Water Master Plan.  Further, as stated in the Hydrology and Water Quality discussion in Section IX b. above, 
the current drought situation is unlikely to change these conclusions.  The City’s municipal water supply is 
composed of groundwater from the Paso Robles Groundwater Basin, an allocation of the Salinas River 
underflow, and a surface water allocation from the Nacimiento Lake pipeline project.  Current drought 
conditions may have caused declining groundwater levels in the Paso Robles Groundwater Basin.  Even so, 
the City has established a groundwater stewardship policy to not expand dependency on the basin over 
historic use levels/pumping from the City’s peak (pumping) year of 2007.  Additionally, to address drought 
concerns, and in compliance with State law and water reduction requirements, the City has implemented a 
comprehensive water conservation program to reduce water consumption citywide since 2009.  The City has 
exceeded State-required water conservation measures since the program was established.  Additionally, the 
City augmented water supply and treatment capacity by procuring surface water from Lake Nacimiento and 
construction of delivery facilities to the City.  As such, water supply will be in excess of demand through 
2035 and this project, combined with other projects, is not anticipated to result in any cumulative water 
supply impact even in light of current drought conditions. 

 

c. Does the project have environmental effects 
which will cause substantial adverse effects 
on human beings, either directly or 
indirectly? 

    

Discussion: With mitigation measures applied as noted in VXIII b. above the project will not cause 
substantial adverse effects on human beings, either directly or indirectly. 
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EARLIER ANALYSIS AND BACKGROUND MATERIALS. 
 
Earlier analyses may be used where, pursuant to tiering, program EIR, or other CEQA process, one or more 
effects have been adequately analyzed in an earlier EIR or negative declaration.  Section 15063 (c)(3)(D).   
 
Earlier Documents Prepared and Utilized in this Analysis and Background / Explanatory Materials 
 

Reference # Document Title Available for Review at: 
 

1 
 

City of Paso Robles General Plan 
 

City of Paso Robles Community 
Development Department  

1000 Spring Street 
Paso Robles, CA 93446 

 
2 

 
City of Paso Robles Zoning Code 

 
Same as above 

 
3 

 
City of Paso Robles Environmental Impact Report for General 

Plan Update 

 
Same as above 

 
4 

 
2005 Airport Land Use Plan 

 
Same as above 

 
5 

 
City of Paso Robles Municipal Code 

 
Same as above 

 
6 

 
City of Paso Robles Water Master Plan 

 
Same as above 

 
7 

 
City of Paso Robles Urban Water Management Plan 2010 

 
Same as above 

 
8 

  
City of Paso Robles Sewer Master Plan 

 
Same as above 

 
9 

 
City of Paso Robles Housing Element 

 
Same as above 

 
10 

 
City of Paso Robles Standard Conditions of  

Approval for New Development 

 
Same as above 

 
11 

 
San Luis Obispo County Air Pollution Control District 

Guidelines for Impact Thresholds 

 
APCD 

3433 Roberto Court 
San Luis Obispo, CA 93401 

 
12 

 
San Luis Obispo County – Land Use Element 

 

 
San Luis Obispo County 
Department of Planning 

County Government Center 
San Luis Obispo, CA 93408 

 
13 

 
USDA, Soils Conservation Service,  

Soil Survey of San Luis Obispo County,  
Paso Robles Area, 1983 

 
Soil Conservation Offices 

Paso Robles, Ca 93446 

14 Gateway Design Standards Community Development 
Department 

15 Paso Robles Bicycle Master Plan Same as above 
16 

 
Development Impact Fees (DIF) in accordance with Council 

Resolution No. 14-035, and related Justification Study prepared 
by David Taussig & Associates dated March 20, 2014. 

 

Community Development 
Department 

17  
Initial Study/Mitigated Negative Declaration prepared by 

Caltrans and the City of Paso Robles dated December 2009 

Community Development 
Department 
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(SCH # 2008051102) and related Project 
Approval/Environmental Document (PAED) 

 
18  

City of Paso Robles Climate Action Plan 
 

Community Development 
Department 

Attachments:  
 
1. Vicinity Map 
2. Site Plan  
3. Visual Simulations 
4. Elevations 
5. Floor Plans 
6. Applicant PD Overlay Letter 
7 Air Quality and GHG Assessment 
8. Biological Study 
9. Arborist Report 
10. Geological Study 
11. Storm Water Quality Management Plan  
12. Noise Assessment 
13 Traffic Study 
14. Mitigation Measures Summary 
15. Mitigation Monitoring and Reporting Program 
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INTRODUCTION 

This report provides an analysis of air quality and greenhouse gas impacts associated with the 
proposed South Vine Street Hotel project.  The proposed hotel is generally located northwest of 
the State Route 101 (SR 101) and Highway 46 West interchange, within the City of Paso Robles.   
 
The proposed project includes the development of a 125-room hotel located on an 
approximate 3.29 acre site.  An existing residential dwelling, totaling approximately 1,448 square 
feet; as well as, several out buildings are located on the project site. The existing structures would 
be demolished. The proposed project is anticipated to begin construction in 2014.     
   
AIR QUALITY 

This section describes the existing air quality environment in the project vicinity and identifies 
potential air quality impacts associated with the proposed project.  Project impacts are 
evaluated relative to applicable ambient air quality standards and thresholds of significance.  
Mitigation measures have been identified for significant air quality impacts. Emissions modeling 
assumptions and output files are included in Appendix C.   
 
SETTING  

Paso Robles is located in San Luis Obispo County, which is part of the South Central Coast Air 
Basin (SCCAB) and within the jurisdiction of the County of San Luis Obispo Air Pollution Control 
District (SLOAPCD).  Air quality in the SCCAB is influenced by a variety of factors, including 
topography, local and regional meteorology.  Factors affecting regional and local air quality 
are discussed below.  
 
TOPOGRAPHY, METEOROLOGY & CLIMATE 

Topography 

The City of Paso Robles is located in the upper Salinas River Valley. The Paso Robles area is 
bordered on the south and west by the rugged mountainous ridges of the Santa Lucia Coastal 
Range, to the east by the low hills of the La Panza and Temblor ranges, and to the north by the 
low hills and flat-topped mesas of the Diablo Range. The highest elevations in the vicinity are 
located in the Santa Lucia Coastal Range, where many peaks are 2,000 to 3,400 feet above 
mean sea level. Substantial ridgelines are distributed throughout the western, southern, and 
eastern portions of the City. The effects of the Pacific Ocean are diminished inland and by these 
major intervening terrain features.   
 
Local and Regional Meteorology 

The climate of the county can be generally characterized as Mediterranean, with warm, dry 
summers and cooler, relatively damp winters. Along the coast, mild temperatures are the rule 
throughout the year due to the moderating influence of the Pacific Ocean. This effect is 
diminished inland in proportion to distance from the ocean or by major intervening terrain 
features, such as the coastal mountain ranges. As a result, inland areas are characterized by a 
considerably wider range of temperature conditions. Maximum summer temperatures average 
about 70 degrees Fahrenheit near the coast, while inland valleys are often in the high 90s. 
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Minimum winter temperatures average from the low 30s along the coast to the low 20s inland 
(SLOAPCD 2001).  
 
Regional meteorology is largely dominated by a persistent high pressure area which commonly 
resides over the eastern Pacific Ocean. Seasonal variations in the strength and position of this 
pressure cell cause seasonal changes in the weather patterns of the area. The Pacific High 
remains generally fixed several hundred miles offshore from May through September, enhancing 
onshore winds and opposing offshore winds. During spring and early summer, as the onshore 
breezes pass over the cool water of the ocean, fog and low clouds often form in the marine air 
layer along the coast. Surface heating in the interior valleys dissipates the marine layer as it 
moves inland (SLOAPCD 2001).  
 
From November through April the Pacific High tends to migrate southward, allowing northern 
storms to move across the county. About 90 percent of the total annual rainfall is received 
during this period. Winter conditions are usually mild, with intermittent periods of precipitation 
followed by mostly clear days. Rainfall amounts can vary considerably among different regions 
in the county. In the Coastal Plain, annual rainfall averages 16 to 28 inches, while the Upper 
Salinas River Valley generally receives about 12 to 20 inches of rain. The Carrizo Plain is the driest 
area of the county with less than 12 inches of rain in a typical year (SLOAPCD 2001).  
 
Airflow around the county plays an important role in the movement and dispersion of pollutants. 
The speed and direction of local winds are controlled by the location and strength of the Pacific 
High pressure system and other global patterns, by topographical factors, and by circulation 
patterns resulting from temperature differences between the land and sea. In spring and 
summer months, when the Pacific High attains its greatest strength, onshore winds from the 
northwest generally prevail during the day. At night, as the sea breeze dies, weak drainage 
winds flow down the coastal mountains and valleys to form a light, easterly land breeze 
(SLOAPCD 2001).  
 
In the Fall, onshore surface winds decline and the marine layer grows shallow, allowing an 
occasional reversal to a weak offshore flow. This, along with the diurnal alternation of land-sea 
breeze circulation, can sometimes produce a "sloshing" effect. Under these conditions, 
pollutants may accumulate over the ocean for a period of one or more days and are 
subsequently carried back onshore with the return of the sea breeze. Strong inversions can form 
at this time, "trapping" pollutants near the surface (SLOAPCD 2001).  
 
This effect is intensified when the Pacific High weakens or moves inland to the east. This may 
produce a "Santa Ana" condition in which air, often pollutant-laden, is transported into the 
county from the east and southeast. This can occur over a period of several days until the high 
pressure system returns to its normal location, breaking the pattern. The breakup of a Santa Ana 
condition may result in relatively stagnant conditions and a buildup of pollutants offshore. The 
onset of the typical daytime sea breeze can bring these pollutants back onshore, where they 
combine with local emissions to cause high pollutant concentrations. Not all occurrences of the 
"post Santa Ana" condition lead to high ambient pollutant levels, but it does play an important 
role in the air pollution meteorology of the county (SLOAPCD 2001).  
 
Atmospheric Stability and Dispersion  

Air pollutant concentrations are primarily determined by the amount of pollutant emissions in an 
area and the degree to which these pollutants are dispersed into the atmosphere. The stability 
of the atmosphere is one of the key factors affecting pollutant dispersion. Atmospheric stability 
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regulates the amount of vertical and horizontal air exchange, or mixing, that can occur within a 
given air basin. Restricted mixing and low wind speeds are generally associated with a high 
degree of stability in the atmosphere. These conditions are characteristic of temperature 
inversions (SLOAPCD 2001).  
 
In the atmosphere, air temperatures normally decrease as altitude increases. At varying 
distances above the earth's surface, however, a reversal of this gradient can occur. This 
condition, termed an inversion, is simply a warm layer of air above a layer of cooler air, and it 
has the effect of limiting the vertical dispersion of pollutants. The height of the inversion 
determines the size of the mixing volume trapped below. Inversion strength or intensity is 
measured by the thickness of the layer and the difference in temperature between the base 
and the top of the inversion. The strength of the inversion determines how easily it can be broken 
by winds or solar heating (SLOAPCD 2001).  
 
Several types of inversions are common to this area. Weak, surface inversions are caused by 
radiational cooling of air in contact with the cold surface of the earth at night. In valleys and low 
lying areas this condition is intensified by the addition of cold air flowing downslope from the hills 
and pooling on the valley floor. Surface inversions are a common occurrence throughout the 
county during the winter, particularly on cold mornings when the inversion is strongest. As the 
morning sun warms the earth and the air near the ground, the inversion lifts, gradually dissipating 
as the day progresses. During the late spring and early summer months, cool air over the ocean 
can intrude under the relatively warmer air over land, causing a marine inversion. These 
inversions can restrict dispersion along the coast, but they are typically shallow and will dissipate 
with surface heating (SLOAPCD 2001).  
 
In contrast, in the summertime the presence of the Pacific high pressure cell can cause the air 
mass aloft to sink. As the air descends, compressional heating warms it to a temperature higher 
than the air below. This highly stable atmospheric condition, termed a subsidence inversion, is 
common to all of coastal California and can act as a nearly impenetrable lid to the vertical 
mixing of pollutants. The base of the inversion typically ranges from 1000 to 2500 feet above sea 
level; however, levels as low as 250 feet, among the lowest anywhere in the state, have been 
recorded on the coastal plateau in San Luis Obispo county. The strength of these inversions 
makes them difficult to disrupt. Consequently, they can persist for one or more days, causing air 
stagnation and the buildup of pollutants. Highest or worst-case ozone levels are often 
associated with the presence of this type of inversion (SLOAPCD 2001). 
 
CRITERIA AIR POLLUTANTS  

For the protection of public health and welfare, the Clean Air Act (CAA) required that the 
United States Environmental Protection Agency (U.S. EPA) establish National Ambient Air Quality 
Standards (NAAQS) for various pollutants.  These pollutants are referred to as "criteria" pollutants 
because the US EPA publishes criteria documents to justify the choice of standards. These 
standards define the maximum amount of an air pollutant that can be present in ambient air 
without harm to the public’s health. An ambient air quality standard is generally specified as a 
concentration averaged over a specific time period, such as one hour, eight hours, 24 hours, or 
one year. The different averaging times and concentrations are meant to protect against 
different exposure effects. The CAA allows states to adopt additional or more health-protective 
standards. The air quality regulatory framework and ambient air quality standards are discussed 
in greater detail later in this report. 
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Human Health & Welfare Effects 

Common air pollutants and associated adverse health and welfare effects are summarized in 
Table 1.  Within the SCCAB, the air pollutants of primary concern, with regard to human health, 
include ozone, particulate matter (PM) and carbon monoxide (CO).  As depicted in Table 1, 
exposure to increased pollutant concentrations of ozone, PM and CO can result in various heart 
and lung ailments, cardiovascular and nervous system impairment, and death.   
 

Table 1 
Common Pollutants & Adverse Effects 

Pollutant Human Health & Welfare Effects 

Particulate Matter  
(PM10 & PM2.5) 

 

Increased respiratory symptoms, such as irritation of the airways, coughing, or 
difficulty breathing; aggravated asthma; development of chronic bronchitis; 
irregular heartbeat; nonfatal heart attacks; and premature death in people with 
heart or lung disease.  Impairs visibility (haze). 

Ozone  
(O3) 

 

Irritates and causes inflammation of the mucous membranes and lung 
airways; causes wheezing, coughing and pain when inhaling deeply; decreases 
lung capacity; aggravates lung and heart problems. Damages plants; reduces 
crop yield.  Damages rubber, some textiles and dyes. 

Sulfur Dioxide  
(SO2) 

Respiratory irritant.  Aggravates lung and heart problems.  In the presence of 
moisture and oxygen, sulfur dioxide converts to sulfuric acid which can damage 
marble, iron and steel; damage crops and natural vegetation.  Impairs visibility.  
Precursor to acid rain. 

Carbon Monoxide 
 (CO) 

 

Reduces the ability of blood to deliver oxygen to vital tissues, effecting the 
cardiovascular and nervous system.  Impairs vision, causes dizziness, and can 
lead to unconsciousness or death. 

Nitrogen Dioxide 
 (NO2) 

 

Respiratory irritant; aggravates lung and heart problems.  Precursor to ozone and 
acid rain.  Contributes to global warming, and nutrient overloading which 
deteriorates water quality.  Causes brown discoloration of the atmosphere. 

Lead  
 

Anemia, high blood pressure, brain and kidney damage, neurological disorders, 
cancer, lowered IQ. Affects animals, plants, and aquatic ecosystems. 

Source: CAPCOA 2013 
 
ODORS 

Typically odors are generally regarded as an annoyance rather than a health hazard.  However, 
manifestations of a person’s reaction to foul odors can range from the psychological (i.e. 
irritation, anger, or anxiety) to the physiological, including circulatory and respiratory effects, 
nausea, vomiting, and headache.   
 
Neither the state nor the federal governments have adopted rules or regulations for the control 
of odor sources.  The SLOAPCD does not have an individual rule or regulation that specifically 
addresses odors; however, odors would be applicable to SLOAPCD’s Rule 204, Nuisance.  Any 
actions related to odors would be based on citizen complaints to local governments and the 
SLOAPCD.  The SLOAPCD recommends that odor impacts be addressed in a qualitative manner.  
Such an analysis shall determine if the Project results in excessive nuisance odors, as defined 
under the California Code of Regulations, Health & Safety Code Section 41700, air quality public 
nuisance.   
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TOXIC AIR CONTAMINANTS 

Toxic air contaminants (TACs) are air pollutants that may cause or contribute to an increase in 
mortality or serious illness, or which may pose a hazard to human health.  TACs are usually 
present in minute quantities in the ambient air, but due to their high toxicity, they may pose a 
threat to public health even at very low concentrations. Because there is no threshold level 
below which adverse health impacts are not expected to occur, TACs differ from criteria 
pollutants for which acceptable levels of exposure can be determined and for which state and 
federal governments have set ambient air quality standards. TACs, therefore, are not considered 
“criteria pollutants” under either the Federal Clean Air Act (FCAA) or the California Clean Air Act 
(CCAA), and are thus not subject to National or State AAQS.  TACs are not considered criteria 
pollutants in that the federal and California Clean Air Acts do not address them specifically 
through the setting of National or State AAQS. Instead, the U.S. EPA and CARB regulate 
Hazardous Air Pollutants (HAPs) and TACs, respectively, through statutes and regulations that 
generally require the use of the maximum or best available control technology to limit emissions. 
In conjunction with District rules, these federal and state statutes and regulations establish the 
regulatory framework for TACs. At the national levels, the U.S. EPA has established National 
Emission Standards for HAPs (NESHAPs), in accordance with the requirements of the FCAA and 
subsequent amendments. These are technology-based source-specific regulations that limit 
allowable emissions of HAPs.   
 
Within California, TACs are regulated primarily through the Tanner Air Toxics Act (AB 1807) and 
the Air Toxics Hot Spots Information and Assessment Act of 1987 (AB 2588). The Tanner Act sets 
forth a formal procedure for CARB to designate substances as TACs. This includes research, 
public participation, and scientific peer review before CARB designates a substance as a TAC. 
Existing sources of TACs that are subject to the Air Toxics Hot Spots Information and Assessment 
Act are required to: (1) prepare a toxic emissions inventory; (2) prepare a risk assessment if 
emissions are significant; (3) notify the public of significant risk levels; and (4) prepare and 
implement risk reduction measures.  
 
At the state level, the CARB has authority for the regulation of emissions from motor vehicles, 
fuels, and consumer products. Most recently, Diesel-exhaust particulate matter (DPM) was 
added to the CARB list of TACs. DPM is the primary TACs of concern for mobile sources. Of all 
controlled TACs, emissions of DPM are estimated to be responsible for about 70 percent of the 
total ambient TAC risk. The CARB has made the reduction of the public’s exposure to DPM one 
of its highest priorities, with an aggressive plan to require cleaner diesel fuel and cleaner diesel 
engines and vehicles (CARB 2005).  
 
At the local level, air districts have the authority over stationary or industrial sources.  All projects 
that require air quality permits from the SLOAPCD are evaluated for TAC emissions.  The 
SLOAPCD limits emissions and public exposure to TACs through a number of programs.  The 
SLOAPCD prioritizes TAC-emitting stationary sources, based on the quantity and toxicity of the 
TAC emissions and the proximity of the facilities to sensitive receptors.  The SLOAPCD requires a 
comprehensive health risk assessment for facilities that are classified in the significant-risk 
category, pursuant to AB 2588.  No major existing sources of TACs have been identified in the 
project area. 
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Land Use Compatibility with TAC Emission Sources 

The CARB published an informational guide entitled: Air Quality and Land Use Handbook: A 
Community Health Perspective (Handbook) in 2005. The purpose of this guide is to provide 
information to aid local jurisdictions in addressing issues and concerns related to the placement 
of sensitive land uses near major sources of air pollution. The CARB’s Handbook includes 
recommended separation distances for various land uses that are based on relatively 
conservative estimations of emissions based on source-specific information. However, these 
recommendations are not site specific and should not be interpreted as defined “buffer zones”. 
It is also important to note that the recommendations of the Handbook are advisory and need 
to be balanced with other State and local policies (CARB 2005). Depending on site and project-
specific conditions, an assessment of potential increases in exposure to TACs may be warranted 
for proposed development projects located within the distances identified. CARB-
recommended separation distances for various sources of emissions are summarized in Table 2. 
 

Table 2 
Recommendations on Siting New Sensitive Land Uses  

Near Air Pollutant Sources 
Source  

Category 
Advisory  

Recommendations 
Freeways and  

High-Traffic Roads 
•  Avoid siting new sensitive land uses within 500 feet of a freeway, urban roads 

with 100,000 vehicles/day, or rural roads with 50,000 vehicles/day. 

Distribution  
Centers 

•  Avoid siting new sensitive land uses within 1,000 feet of a distribution center (that 
accommodates more than 100 trucks per day, more than 40 trucks with 
operating transport refrigeration units (TRUs) per day, or where TRU unit 
operations exceed 300 hours per week). 

•  Take into account the configuration of existing distribution centers and avoid 
locating residences and other new sensitive land uses near entry and exit points. 

Rail Yards 

•  Avoid siting new sensitive land uses within 1,000 feet of a major service and 
maintenance rail yard. 

•  Within one mile of a rail yard, consider possible siting limitations and mitigation 
approaches. 

Ports 
•  Avoid siting of new sensitive land uses immediately downwind of ports in the 

most heavily impacted zones. Consult local air districts or the CARB on the status 
of pending analyses of health risks. 

Refineries 
•  Avoid siting new sensitive land uses immediately downwind of petroleum 

refineries. Consult with local air districts and other local agencies to determine 
an appropriate separation. 

Chrome Platers •  Avoid siting new sensitive land uses within 1,000 feet of a chrome plater. 

Dry Cleaners Using 
Perchloroethylene 

•  Avoid siting new sensitive land uses within 300 feet of any dry cleaning 
operation. For operations with two or more machines, provide 500 feet. For 
operations with 3 or more machines, consult with the local air district. 

•  Do not site new sensitive land uses in the same building with perchloroethylene 
dry cleaning operations. 

Gasoline 
Dispensing 

Facilities 

•  Avoid siting new sensitive land uses within 300 feet of a large gas station 
(defined as a facility with a throughput of 3.6 million gallons per year or greater). 
A 50 foot separation is recommended for typical gas dispensing facilities. 

Recommendations are advisory, are not site specific, and may not fully account for future reductions in emissions, 
including those resulting from compliance with existing/future regulatory requirements.  
Source: CARB 2005 
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ASBESTOS 

Asbestos is the common name for a group of naturally-occurring fibrous silicate minerals that 
can separate into thin but strong and durable fibers. Naturally-occurring asbestos, which was 
identified as a TAC in 1986 by CARB, is located in many parts of California and is commonly 
associated with ultramafic rock. The project site is located near areas that are likely to contain 
ultramafic rock. A map depicting known areas of naturally occurring areas within the County is 
included in Appendix A. 
 
REGULATORY FRAMEWORK 

Air quality within the SCCAB is regulated by several jurisdictions including the U.S. EPA, CARB, and 
the SLOAPCD.  Each of these jurisdictions develops rules, regulations, and policies to attain the 
goals or directives imposed upon them through legislation.  Although U.S. EPA regulations may 
not be superseded, both state and local regulations may be more stringent.   
 
FEDERAL 

U.S. Environmental Protection Agency 

At the federal level, the U.S. EPA has been charged with implementing national air quality 
programs.  The U.S. EPA’s air quality mandates are drawn primarily from the FCAA, which was 
signed into law in 1970.  Congress substantially amended the FCAA in 1977 and again in 1990.   
 
Federal Clean Air Act 

The FCAA required the US EPA to establish National Ambient Air Quality Standards (NAAQS or 
National AAQS), and also set deadlines for their attainment.  Two types of NAAQS have been 
established: primary standards, which protect public health, and secondary standards, which 
protect public welfare from non-health-related adverse effects, such as visibility restrictions.  
NAAQS are summarized in Table 3.  
 
The FCAA also required each state to prepare an air quality control plan referred to as a State 
Implementation Plan (SIP).  The FCAA Amendments of 1990 added requirements for states with 
nonattainment areas to revise their SIPs to incorporate additional control measures to reduce air 
pollution.  The SIP is periodically modified to reflect the latest emissions inventories, planning 
documents, and rules and regulations of the air basins as reported by their jurisdictional 
agencies.   The U.S. EPA has responsibility to review all state SIPs to determine conformance with 
the mandates of the FCAA, and the amendments thereof, and determine if implementation will 
achieve air quality goals.  If the U.S. EPA determines a SIP to be inadequate, a Federal 
Implementation Plan (FIP) may be prepared for the nonattainment area that imposes additional 
control measures.   
 
  
 
 
 

 

Agenda Item No. 1  Page 80 of 419



 
 
 

 

Air Quality & Greenhouse Gas Impact Assessment  AMBIENT Air Quality & Noise Consulting 
South Vine Street Hotel Project  November 2013 
 8 

Table 3 
Summary of Ambient Air Quality Standards & Attainment Designations 

Pollutant Averaging 
Time 

California Standards* National Standards* 

Concentration* Attainment 
Status Primary(a) Attainment 

Status 

Ozone  
(O3) 

1-hour 0.09 ppm Non-
Attainment 

– Not 
Designated*** 8-hour 0.070 ppm 0.075 ppm 

Particulate Matter  
(PM10) 

AAM 20 μg/m3 Non-
Attainment 

– Unclassified/ 
Attainment 24-hour 50 μg/m3 150 μg/m3 

Fine Particulate 
Matter (PM2.5) 

AAM 12 μg/m3 
Attainment 

12 μg/m3 Unclassified/ 
Attainment 24-hour No Standard 35 μg/m3 

Carbon Monoxide  
(CO) 

1-hour 20 ppm 

Attainment 

35 ppm 

Attainment/ 
Maintenance  

8-hour 9 ppm 9 ppm 

8-hour  
(Lake Tahoe) 6 ppm – 

Nitrogen Dioxide  
(NO2) 

AAM 0.030 ppm 
Attainment 

0.053 ppm 
Unclassified 

1-hour 0.18 ppm 100 ppm 

Sulfur Dioxide  
(SO2) 

AAM – 

Attainment 

0.03 ppm 

Unclassified 
24-hour 0.04 ppm 0.14 ppm 

3-hour – 0.5 ppm (1300 
μg/m3)** 

1-hour 0.25 ppm 75 ppb 

Lead 

30-day Average 1.5 μg/m3 

Attainment 

– 

No Attainment 
Information 

Calendar 
Quarter – 1.5 μg/m3 

Rolling 3-Month 
Average – 0.15 μg/m3 

Sulfates 24-hour 25 μg/m3 Attainment 

No 
Federal  

Standards 

Hydrogen Sulfide 1-hour 0.03 ppm  
(42 μg/m3) Attainment 

Vinyl Chloride 24-hour 0.01 ppm  
(26 μg/m3) 

No Information 
Available 

Visibility-Reducing 
Particle Matter 8-hour 

Extinction coefficient: 
0.23/kilometer-

visibility of 10 miles or 
more (0.07-30 miles or 
more for Lake Tahoe) 

due to particles 
when the relative 

humidity is less than 
70%. 

Attainment 

* For more information on standards visit :http//ww.arb.ca.gov.research/aaqs/aaqs2.pdf 
** Secondary Standard 
*** San Luis Obispo County ozone attainment status is pending. 
Source: SLOAPCD 2013; ARB 2013 
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STATE 

California Air Resources Board  

The CARB is the agency responsible for coordination and oversight of state and local air 
pollution control programs in California and for implementing the California Clean Air Act of 
1988. Other CARB  duties include monitoring air quality (in conjunction with air monitoring 
networks maintained by air pollution control districts and air quality management districts, 
establishing California Ambient Air Quality Standards (CAAQS), which in many cases are more 
stringent than the NAAQS, and setting emissions standards for new motor vehicles.  The CAAQS 
are summarized in Table 3. The emission standards established for motor vehicles differ 
depending on various factors including the model year, and the type of vehicle, fuel and 
engine used. 
 
California Clean Air Act 

The CCAA requires that all air districts in the state endeavor to achieve and maintain CAAQS for 
Ozone, CO, SO2, and NO2 by the earliest practical date.   
 
The CCAA specifies that districts focus particular attention on reducing the emissions from 
transportation and area-wide emission sources, and the act provides districts with authority to 
regulate indirect sources.  Each district plan is required to either (1) achieve a five percent 
annual reduction, averaged over consecutive 3-year periods, in district-wide emissions of each 
non-attainment pollutant or its precursors, or (2) to provide for implementation of all feasible 
measures to reduce emissions.  Any planning effort for air quality attainment would thus need to 
consider both state and federal planning requirements. 
 
Assembly Bills 1807 & 2588 - Toxic Air Contaminants 

Within California, TACs are regulated primarily through AB 1807 (Tanner Air Toxics Act) and AB 
2588 (Air Toxics Hot Spots Information and Assessment Act of 1987). The Tanner Air Toxics Act sets 
forth a formal procedure for CARB to designate substances as TACs. This includes research, 
public participation, and scientific peer review before CARB designates a substance as a TAC. 
Existing sources of TACs that are subject to the Air Toxics Hot Spots Information and Assessment 
Act are required to: (1) prepare a toxic emissions inventory; (2) prepare a risk assessment if 
emissions are significant; (3) notify the public of significant risk levels; and (4) prepare and 
implement risk reduction measures.   
 
LOCAL  

County of San Luis Obispo Air Pollution Control District  

The SLOAPCD is the agency primarily responsible for ensuring that NAAQS and CAAQS are not 
exceeded and that air quality conditions within the region are maintained. Responsibilities of the 
SLOAPCD include, but are not limited to, preparing plans for the attainment of ambient air 
quality standards, adopting and enforcing rules and regulations concerning sources of air 
pollution, issuing permits for stationary sources of air pollution, inspecting stationary sources of air 
pollution and responding to citizen complaints, monitoring ambient air quality and 
meteorological conditions, and implementing programs and regulations required by the FCAA 
and the CCAA.  
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As noted earlier in this report, the SCCAB is currently designated nonattainment for the State 
ozone and PM10 ambient air quality standards. In accordance with California Clean Air Act 
requirements, the SLOAPCD is required to develop a plan to achieve and maintain the state 
ozone standard by the earliest practicable date.  The Clean Air Plan (CAP) outlines the 
SLOAPCD's strategies to reduce ozone precursor emissions from a wide variety of stationary and 
mobile sources. The 2001 CAP was adopted by the Air Pollution Control Board at their hearing on 
March 26, 2002. 
 
Ambient Air Quality & Attainment 
 
Most populated areas of San Luis Obispo County enjoyed good air quality, however, ozone 
levels exceeding both federal and state standards are often measured on numerous days in the 
rural eastern portion of the county due to transported pollution.  A few exceedances also 
typically occur in the north county inland and other areas due to locally formed emissions, as 
well as, transported pollution from wildfires. As noted in Table 3, the County is currently 
designated nonattainment for the state ozone and PM10 standard (SLOAPCD 2013). 
 
IMPACT ANALYSIS 

Air quality impacts attributable to the proposed project are summarized in Table 4. 
 

Table 4 
Summary of Project-Related Air Quality Impacts 

 
 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 
AIR QUALITY 

A) Conflict with or obstruct implementation of 
the applicable air quality plan? 

□ □ ■ □ 
B) Violate any air quality standard or contribute 

substantially to an existing or projected air 
quality violation? 

□ ■ □ □ 

C) Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is in non-attainment under 
an applicable federal or state ambient air 
quality standard (including releasing 
emissions that exceed quantitative 
thresholds for ozone precursors)? 

□ ■ □ □ 

D) Expose sensitive receptors to substantial 
pollutant concentrations? 

□ ■ □ □ 
E) Create objectionable odors affecting a 

substantial number of people? 
□ □ ■ □ 
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METHODOLOGY 

Short-term Impacts 

Short-term construction emissions associated with the proposed project were calculated using the 
CalEEMod, version 2013.2.2, computer program. According to the project applicant, the proposed 
project is anticipated to open in year 2015 with construction of the proposed project occurring in 
year 2014.  Construction activity durations were based largely on information provided by the 
project applicant an assumes an overall construction period of approximate 6 months.  Equipment 
use, employee trips, equipment load factors and emission factors were based default parameters 
contained in the model. Based on information provided by the project applicant, the site is not 
anticipated to require extensive grading and no soil is anticipated to be imported to or exported 
from the site.  In addition, architectural coating application is anticipated to occur concurrent with 
and during the latter approximately one-half of the anticipated building construction phase.  It is 
important to note that the exterior of the proposed hotel would be largely constructed utilizing 
prefinished building materials and materials that would not require the application of architectural 
coatings. Based on information provided by the project engineer, a total of approximately 25,420 
square feet of exterior area would require the application of architectural coatings.  A total of 
approximately 2,805 square feet (floor area) of existing structures would be demolished, including 
an existing approximately 1,448 square-foot residence and various out buildings.  Mitigated 
construction emissions were quantified assuming application of dust control practices, including 
the application of water a minimum of 3 times daily and a speed limit of 15 mph for onsite 
unpaved surfaces, based on the default reductions identified in the model.   
 
Net increases in emissions were quantified in comparison to existing emissions associated with the 
onsite residential land uses, which would be removed as part of the proposed project.  Existing 
onsite residential emissions were quantified based on default parameters contained in the 
CalEEMod computer program and are summarized in Table 5.  Modeling assumptions and output 
files are included in Appendix C of this report.  
 
Long-term Impacts 

Long-term operational emissions of criteria air pollutants associated with the proposed project 
were calculated using the CalEEMod, version 2013.2.2, computer program.  The CalEEMod 
program includes quantification of emissions from various emission sources, including energy use, 
area sources, and motor vehicle trips.  Non-transportation source emissions were quantified based 
largely on the proposed land uses and default parameters contained in the model.   All other 
modeling assumptions, including assumptions related to landscape maintenance, water use, and 
solid waste generation, were based on model default parameters.  The use of off-road equipment 
would not be required for project operations and was not included in the emissions modeling.  
 
Motor vehicle emissions were quantified based on a vehicle trip-generation rate of 4.72 trips per 
room, derived from the City of Paso Robles General Plan 2011 Circulation Element Update, 
Appendix B, Table 2, Land Use Categories (2011).  Average in-bound and out-bound vehicle trip 
lengths for hotel guests were quantified based on survey data obtained from a similar hotel 
located in Pismo Beach for the year 2012 (refer to Table 6).  Vehicle trip distances for in-County 
destinations, including coastal communities and attractions, such as Hearst Castle, Cambria, and 
Morro Bay, were also included in the calculation.  Based on this calculation the average vehicle 
travel length for hotel guests was 13 miles.  An average vehicle trip length of 13 miles was also 
assumed for employees and in-County guests.  Mitigated operational emissions were also 
quantified based on the default reductions identified in the model for the following measures: 
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 Increased Transit Accessibility (Measure LUT-5): The proposed hotel would provide shuttle 
services for guests to and from the downtown transit station, which is located 
approximately 2 miles from the project site.  Shuttle services to various other local 
destinations would also be provided. 

 Use low-VOC cleaning products. 
 Use low–VOC paint for interior and exterior areas having a VOC content of 100 grams per 

liter, or less. 
 Install high-efficiency lighting in exterior areas.  
 Install energy-efficient appliances (e.g., clothes washer, fan, refrigerator, dish washer, etc.). 
 Install low-flow water fixtures.   
 Install water-efficient irrigation systems. 

 
Net increases in emissions were quantified in comparison to existing emissions associated with the 
onsite residential land uses, which would be removed as part of the proposed project.  Existing 
onsite residential emissions were quantified based on default parameters contained in the 
CalEEMod computer program and are summarized in Table 5.  Modeling assumptions and output 
files are included in Appendix C of this report.  
 

Table 5 
Existing Onsite Emissions  

 

Source 

Daily Emissions (lbs/day) 

ROG NOX ROG+NOX CO  

PM10 

Fugitive Exhaust Total(1) Total(1) 

Year 2014-Summer 0.114 0.225 0.339 0.890 0.090 0.004 0.094 0.094 

Year 2014-Winter 0.120 0.239 0.358 0.938 0.090 0.004 0.094 0.094 

Year 2015-Summer 0.107 0.204 0.311 0.805 0.090 0.004 0.094 0.094 

Year 2015-Winter 0.112 0.216 0.328 0.849 0.090 0.004 0.094 0.094 

Source 

Annual Emissions (tons/year) 

MTCO2e ROG NOX ROG+NOX CO  

PM10 

Fugitive Exhaust Total(1) 

Year 2014 0.020 0.041 0.061 0.156 0.015 0.001 0.016 22.599 

Year 2015 0.019 0.037 0.056 0.141 0.015 0.001 0.016 22.174 

Totals may not sum due to rounding. 
MTCO2e=Metric Tons of Carbon Dioxide Equivalent 
Refer to Appendix C for modeling output files and assumptions.   
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Table 6 

Hotel Guest Survey Information 
Guest Originations & Destinations  

(Out of County Regions) 
Percent on Annual Guests  

(Year 2012) 
Sacramento Valley & Northern San Joaquin Valley  24.2% 
Southern San Joaquin Valley (Kern County) 8.8% 
Northern & Central California Regions 12.7% 
Southern California 45.4% 
San Luis Obispo County 9% 
Based on guest survey data obtained from a similar hotel located in Pismo Beach for the year 2012. 
Refer to Appendix C for additional information regarding estimated vehicle trip distances. 

 
THRESHOLDS OF SIGNIFICANCE 

To assist in the evaluation of air quality impacts, the SLOAPCD has developed recommended 
significance thresholds, which are contained in the SLOAPCD’s CEQA Air Quality Handbook 
(2012). For the purposes of this analysis, project emissions are considered potentially significant 
impacts if any of the following SLOAPCD thresholds are exceeded: 
 
Construction Impacts 

The threshold criteria established by the SLOAPCD to determine the significance and 
appropriate mitigation level for a project’s short-term construction emissions are presented in 
Table 7 and discussed, as follows (SLOAPCD 2012): 
 

Table 7 
SLOAPCD Thresholds of Significance for Construction Impacts 

Pollutant 

Threshold (1) 

Daily (lbs/day) Quarterly Tier 1 
(tons) 

Quarterly Tier 2 
(tons) 

Ozone Precursors (ROG + NOX)(2) 137 2.5 6.3 
Diesel Particulate Matter (DPM)(2) 7 0.13 0.32 
Fugitive Particulate Matter (PM10), Dust None 2.5 None 
1. Daily and quarterly emissions thresholds are based on the California Health & Safety Code and the CARB Carl 

Moyer Guidelines. 
2. Any project with a grading area greater than 4.0 acres of worked area can exceed the 2.5 tons PM10 quarterly 

threshold. 
 
ROG and NOx Emissions 

 Daily: For construction projects expected to be completed in less than one quarter (90 
days), exceedance of the 137 lb/day threshold requires Standard Mitigation Measures; 

 Quarterly – Tier 1: For construction projects lasting more than one quarter, exceedance 
of the 2.5 ton/qtr threshold requires Standard Mitigation Measures and Best Available 
Control Technology (BACT) for construction equipment. If implementation of the 
Standard Mitigation and BACT measures cannot bring the project below the threshold, 
off-site mitigation may be necessary; and, 

 Quarterly – Tier 2: For construction projects lasting more than one quarter, exceedance 
of the 6.3 ton/qtr threshold requires Standard Mitigation Measures, BACT, implementation 
of a Construction Activity Management Plan (CAMP), and off-site mitigation. 
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Diesel Particulate Matter (DPM) Emissions 

 Daily: For construction projects expected to be completed in less than one quarter, 
exceedance of the 7 lb/day threshold requires Standard Mitigation Measures; 

 Quarterly - Tier 1: For construction projects lasting more than one quarter, exceedance of 
the 0.13 tons/quarter threshold requires Standard Mitigation Measures, BACT for 
construction equipment; and, 

 Quarterly - Tier 2: For construction projects lasting more than one quarter, exceedance of 
the 0.32 ton/qtr threshold requires Standard Mitigation Measures, BACT, implementation 
of a CAMP, and off-site mitigation. 
 

Fugitive Particulate Matter (PM10), Dust Emissions 
 Quarterly: Exceedance of the 2.5 ton/qtr threshold requires Fugitive PM10 Mitigation 

Measures and may require the implementation of a CAMP. 
 
Operational Impacts 

Criteria Air Pollutants 

The threshold criteria established by the SLOAPCD to determine the significance and 
appropriate mitigation level for long-term operational emissions from a project are presented in 
Table 8.  
 

Table 8 
SLOAPCD Thresholds of Significance for Operational Impacts 

Pollutant 
Threshold (1) 

Daily (lbs/day) Annual (tons/year) 
Ozone Precursors (ROG + NOX)(2) 25 25 
Diesel Particulate Matter (DPM)(2) 1.25 None 
Fugitive Particulate Matter (PM10), Dust 25 25 
CO 550 None 
1. Daily and annual emissions thresholds are based on the California Health & Safety Code Division 26, Part 3, 

Chapter 10, Section 40918 and the CARB Carl Moyer Guidelines for DPM. 
2. CalEEMod – use winter operational emission data to compare to operational thresholds. 

 
Toxic Air Contaminants 

If a project has the potential to emit toxic or hazardous air pollutants, or is located in close 
proximity to sensitive receptors, impacts may be considered significant due to increased cancer 
risk for the affected population, even at a very low level of emissions.  For the evaluation of such 
projects, the SLOAPCD recommends the use of the following thresholds: 
 

 Type A Projects: new proposed land use projects that generate toxic air contaminants 
(such as gasoline stations, distribution facilities or asphalt batch plants) that impact 
sensitive receptors. Air districts across California are uniform in their recommendation to 
use the significance thresholds that have been established under each district’s “Hot 
Spots” and permitting programs. The SLOAPCD has defined the excess cancer risk 
significance threshold at 10 in a million for Type A projects in SLO County; and, 

 
 Type B Projects: new land use projects that will place sensitive receptors (e.g., residential 

units) in close proximity to existing toxics sources (e.g., freeway). The APCD has 
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established a CEQA health risk threshold of 89 in-a-million for the analysis of projects 
proposed in close proximity to toxic sources. This value represents the population 
weighted average health risk caused by ambient background concentrations of toxic air 
contaminants in San Luis Obispo County. The SLOAPCD recommends Health Risk 
screening and, if necessary, Health Risk Assessment (HRA) for any residential or sensitive 
receptor development proposed in proximity to toxic sources. 

 
Localized CO Concentrations  

Localized CO concentrations associated with the proposed project would be considered less-
than-significant impact if: (1) Traffic generated by the proposed project would not result in 
deterioration of intersection level of service (LOS) to LOS E or F; or (2) the project would not 
contribute additional traffic to an intersection that already operates at LOS of E or F (Caltrans 
1996).   

Odors 

Screening of potential odor impacts is typically recommended for the following two situations: 

 Projects that would potentially generate odorous emissions proposed to locate near 
existing sensitive receptors or other land uses where people may congregate; and 

 Residential or other sensitive receptor projects or other projects that may attract people 
locating near existing odor sources. 

 
If the proposed project would locate receptors and known odor sources within one mile of each 
other, a full analysis of odor impacts is recommended.  Known odor sources of primary concern, 
as identified by the SLOAPCD, include: landfills, transfer stations, asphalt batch plants, rendering 
plants, petroleum refineries, and painting/coating operations, as well as, composting, food 
processing, wastewater treatment, chemical manufacturing, and feedlot/dairy facilities. 
 
PROJECT IMPACTS AND MITIGATION MEASURES 

A. Would the project conflict with or obstruct implementation of the applicable air quality 
plan? 

 
According to the SLOAPCD’s CEQA Air Quality Handbook (2012), a consistency analysis with the 
Clean Air Plan is required for a Program Level environmental review, and may be necessary for a 
Project Level environmental review, depending on the project being considered.  Project-Level 
environmental reviews which may require consistency analysis with the Clean Air Plan and 
Smart/Strategic Growth Principles adopted by lead agencies include: subdivisions, large 
residential developments and large commercial/industrial developments. For such projects, 
evaluation of consistency is based on a comparison of the proposed project with the land use 
and transportation control measures and strategies outlined in the Clean Air Plan. If the project is 
consistent with these measures, the project is considered consistent with the Clean Air Plan.  
 
The Clean Air Plan includes a variety of policies and strategies, including land use policies 
intended to result in reductions in overall vehicle miles traveled, as well as, various transportation 
control measures.  The Clean Air Plan would reduce emissions through implementation of the 
following adopted control measures:   

 Campus-Based Trip Reduction 
 Voluntary Trip Reduction Program  
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 Local Transit System Improvements 
 Regional Transit Improvements 
 Bicycling and Bikeway Enhancements 
 Park and Ride Lots 
 Motor Vehicle Inspection and Control Program 
 Traffic Flow Improvements 
 Telecommuting, Teleconferencing, and Telelearning 

 
The Clean Air Plan also includes various land use policies to encourage the use of alternative 
forms of transportation, increase pedestrian access and accessibility to community services and 
local destinations, reduce vehicle miles traveled within the County, and promote congestion 
management efforts. 
 
The proposed project is located within the City of Paso Robles within approximately 2.0 miles of 
the Amtrak station.  The proposed project will include measures to promote the use of nearby 
transit, including a hotel shuttle service for hotel guests. Furthermore, as noted in “Impact C” 
below, the proposed project would not result in operational emissions that would exceed 
SLOAPCD’s significance thresholds for criteria air pollutants.  For these reasons, the proposed 
project would not conflict with or obstruct continued implementation of the CAP.  This impact is 
considered less than significant. 
 

B. Would the project violate any air quality standard or contribute substantially to an existing 
or projected air quality violation? 

 
As noted in Impact C, below, short-term construction activities may result in localized 
concentrations of pollutants that could adversely affect nearby sensitive receptors.  As a result, 
this impact is considered potentially significant.  Refer to “Impact C”  and “Impact D” of this 
report for more detailed discussions of air quality impacts attributable to the proposed project 
and recommended mitigation measures.   
 
Mitigation Measures 

Implementation of Mitigation Measure AQ-1 and AQ-2, as identified in “Impact C” and “Impact 
D” below, would reduce this impact to a less-than-significant level.    
  

C. Would the project result in a cumulatively considerable net increase of any criteria 
pollutant for which the project region is in non-attainment under an applicable federal or 
state ambient air quality standard (including releasing emissions that exceed 
quantitative thresholds for ozone precursors)? 

 
Short-term Construction Emissions 
 
Construction-generated emissions are of temporary duration, lasting only as long as construction 
activities occur, but have the potential to represent a significant air quality impact.  The 
construction of the proposed project would result in the temporary generation of emissions 
associated with site grading and excavation, paving, motor vehicle exhaust associated with 
construction equipment and worker trips, as well as the movement of construction equipment 
on unpaved surfaces.  Short-term construction emissions would result in increased emissions of 
ozone-precursor pollutants (i.e., ROG and NOX) and emissions of PM.  Emissions of ozone-
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precursors would result from the operation of on- and off-road motorized vehicles and 
equipment.  Emissions of airborne PM are largely dependent on the amount of ground 
disturbance associated with site preparation activities and can result in increased 
concentrations of PM that can adversely affect nearby sensitive land uses.   

Estimated daily emissions for summer and winter conditions are summarized in Table 9.  Estimated 
quarterly emissions are summarized in Table 10.  Maximum daily and quarterly emissions, in 
comparison to SLOAPCD’s significance thresholds are summarized in Table 11.   
 

Table 9 
Estimated Daily Construction Emissions Without Mitigation  

Construction Period/Phase 
Daily Emissions (lbs) 

ROG+NOX DPM 
Summer Conditions  

Demolition 54.75 2.54 

Site Preparation 63.17 3.14 

Grading/Excavation 45.19 2.37 

Building  Construction 41.19 2.31 

Paving 23.61 1.25 

Architectural Coating 61.48 0.25 

Maximum Construction-Generated Emissions: 126.28 3.82 

Less Emissions From Onsite Use to be Removed: -0.34 0 

Maximum Net Increase in Emissions: 125.94 3.82 

SLOAPCD Significance Thresholds: 137 7 

Exceed SLOAPCD Thesholds?: No No 

Winter Conditions  
Demolition 54.78 2.54 

Site Preparation 63.20 3.14 

Grading/Excavation 45.21 2.37 

Building  Construction 41.54 2.32 

Paving 23.64 1.26 

Architectural Coating 61.51 0.25 

Maximum Construction-Generated Emissions: 126.69 3.82 

Less Emissions From Onsite Use to be Removed: -0.36 0 

Maximum Net Increase in Emissions: 126.33 3.82 

SLOAPCD Significance Thresholds: 137 7 

Exceed SLOAPCD Thesholds?: No No 

Maximum Daily Emissions: Assumes that facility construction, paving, and application of architectural coatings 
could potentially occur simultaneously on any given day. 

Totals may not sum due to rounding. 

Refer to Appendix C for modeling assumptions and results.   
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Table 10 
Estimated Quarterly Construction Emissions Without Mitigation 

Quarter 

Quarterly Emissions (tons) 

ROG+NOX 
PM10 

Exhaust  Dust Total 

Year 2014, Quarter 1 1.46 0.08 0.10 0.18 

Year 2014, Quarter 2 1.28 0.04 0.02 0.06 

Year 2014, Quarter 3 2.40 0.04 0.02 0.06 

SLOAPCD Significance Thresholds: 2.5 0.13 2.5 -- 

Exceed SLOAPCD Thresholds?: No No No None 

Totals may not sum due to rounding. 
Includes reductions associated with the removal of existing land use for year 2014. 
Refer to Appendix C for modeling assumptions and results.   

 
Table 11 

Summary of Estimated Construction Emissions Without Mitigation  
in Comparison to SLOAPCD Significance Thresholds  

Criteria 
Project  

Emissions 

SLOAPCD 
Significance 
Threshold 

Exceed 
Significance 
Threshold? 

Maximum Daily Emissions (ROG+NOX): 126.33 lbs/day 137 lbs/day No 
Maximum Daily Emissions (DPM): 3.82 lbs/day 7.0 lbs/day No 
Maximum Quarterly Emissions (ROG+NOX): 2.4 tons/qtr 2.5 tons/qtr No 
Maximum Quarterly Emissions (DPM): 0.08 tons/qtr 0.13 tons/qtr No 
Maximum Quarterly Emissions (Fugitive PM): 0.10 tons/qtr 2.5 tons/qtr No 

Quarterly thresholds are based on the more conservative Tier 1 thresholds. 
Includes reductions associated with the removal of existing land use for year 2014. 

Refer to Appendix C for modeling assumptions and results.   
 
 
As indicated, maximum daily emissions of ROG+NOX would total approximately 126 lbs/day and 
emissions of DPM would total approximately 3.8 lbs/day.  Estimated quarterly emissions would 
total approximately 2.4 tons of ROG+NOX, 0.08 tons of DPM, and 0.10 tons of fugitive dust.  
Construction-generated emissions would not exceed SLOAPCD’s daily or quarterly significance 
thresholds.  Fugitive dust generated during construction may, however, result in localized 
pollutant concentrations that could result in increased nuisance concerns to nearby land uses.  
For this reason, this impact is considered potentially significant.   
 
Mitigation Measures  
 
MM AQ-1:  The following SLOAPCD-recommended measures shall be implemented to minimize 
nuisance impacts associated with construction-generated fugitive dust emissions:   

 
a.  Reduce the amount of the disturbed area where possible; 
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b.  Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust 
from leaving the site. Increased watering frequency would be required whenever wind 
speeds exceed 15 mph. Reclaimed (non-potable) water should be used whenever 
possible; 

c.  All dirt stock pile areas should be sprayed daily as needed; 
d.  Permanent dust control measures identified in the approved project revegetation and 

landscape plans should be implemented as soon as possible following completion of any 
soil disturbing activities; 

e.  Exposed ground areas that are planned to be reworked at dates greater than one 
month after initial grading should be sown with a fast germinating, non-invasive grass 
seed and watered until vegetation is established; 

f.  All disturbed soil areas not subject to revegetation should be stabilized using approved 
chemical soil binders, jute netting, or other methods approved in advance by the APCD; 

g.  All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as 
possible. In addition, building pads should be laid as soon as possible after grading unless 
seeding or soil binders are used; 

h.  Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved 
surface at the construction site; 

i.  All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should 
maintain at least two feet of freeboard (minimum vertical distance between top of load 
and top of trailer) in accordance with CVC Section 23114; 

j.  Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash 
off trucks and equipment leaving the site; 

k.  Sweep streets at the end of each day if visible soil material is carried onto adjacent 
paved roads. Water sweepers with reclaimed water should be used where feasible; 

l.  All of these fugitive dust mitigation measures shall be shown on grading and building 
plans; and  

m.  The contractor or builder shall designate a person or persons to monitor the fugitive dust 
emissions and enhance the implementation of the measures as necessary to minimize 
dust complaints, reduce visible emissions below 20% opacity, and to prevent transport of 
dust offsite. Their duties shall include holidays and weekend periods when work may not 
be in progress. The name and telephone number of such persons shall be provided to 
the APCD Compliance Division prior to the start of any grading, earthwork or demolition. 

Significance After Mitigation 
 
The above SLOAPCD-recommended mitigation measures have been incorporated to ensure 
compliance with SLOAPCD’s 20-percent opacity limit (APCD Rule 401), nuisance rule (APCD Rule 
402), and for the purpose of minimizing nuisance impacts to nearby receptors.   With mitigation, 
fugitive PM emissions would be reduced to approximately 7.22 lbs/day and approximately 0.03 
tons/quarter.  With mitigation, this impact would be considered less than significant. 
 
Long-term Operational Emissions 
 
Long-term operational emissions associated with the proposed project would be predominantly 
associated with mobile sources.  To a lesser extent, emissions associated with area sources, such 
as landscape maintenance activities, as well as, use of electricity and natural gas would also 
contribute to increased emissions.   
 
Daily unmitigated operational emissions for summer and winter conditions are summarized in Table 
12.  Table 13 provides a summary of unmitigated annual operational emissions.   Daily and annual 
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unmitigated operational emissions in comparison to SLOAPCD significance thresholds are 
summarized in Table 14.  As depicted, operational emissions would be slightly higher during winter 
conditions.  Maximum daily winter operational emissions would total approximately 21.23 lbs/day 
ROG+NOx, 37.46 lbs/day CO, 3.91 lbs/day of fugitive PM10, and 0.28 lbs/day of exhaust PM10.  
Maximum annual emissions of ROG+NOx would total approximately 3.83 tons/year of ROG+NOx 
and 0.69 tons/year of fugitive PM10.  Operational emissions would not exceed SLOAPCD’s 
significance thresholds.  As a result, this impact is considered less than significant. 
 

Table 12 
Estimated Daily Operational Emissions Without Mitigation 

Source 

Daily Emissions (lbs/day) 

ROG NOX ROG+NOX CO  

PM10 

Fugitive Exhaust Total 

Summer Conditions 

Project Emissions: 9.59 11.16 20.74 35.56 4.00 0.29 4.29 

Less Emissions From Existing Use: 0.10 0.20 0.31 0.81 0.09 0.004 0.09 

Net Increase: 9.48 10.95 20.43 34.76 3.91 0.28 4.19 

SLOAPCD Significance Thresholds: -- -- 25 550 25 1.25 -- 

Exceed SLOAPCD Thresholds?: -- -- No No No No -- 

Winter Conditions 

Project Emissions: 9.86 11.70 21.56 38.31 4.00 0.29 4.29 

Less Emissions From Onsite Use to 
be Removed: 0.11 0.22 0.33 0.85 0.09 0.004 0.09 

Net Increase: 9.75 11.48 21.23 37.46 3.91 0.28 4.20 

SLOAPCD Significance Thresholds: -- -- 25 550 25 1.25 -- 

Exceed SLOAPCD Thresholds?: -- -- No No No No -- 

Totals may not sum due to rounding. 
Refer to Appendix C for modeling output files and assumptions.   

 
Table 13 

Estimated Annual Operational Emissions Without Mitigation 

Source 

Annual Emissions (tons/year) 

ROG NOX ROG+NOX CO  

PM10 

Fugitive Exhaust Total 

Project Emissions: 1.76 2.13 3.89 6.72 0.71 0.05 0.76 

Less Emissions From Existing Use: 0.02 0.04 0.06 0.14 0.02 0.001 0.02 

Net Increase: 1.74 2.09 3.83 6.58 0.69 0.05 0.75 

SLOAPCD Significance Thresholds: -- -- 25 -- 25 -- -- 

Exceed SLOAPCD Thresholds?: -- -- No -- No -- -- 
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Table 13 
Estimated Annual Operational Emissions Without Mitigation 

Source 

Annual Emissions (tons/year) 

ROG NOX ROG+NOX CO  

PM10 

Fugitive Exhaust Total 
Totals may not sum due to rounding. 
Refer to Appendix C for modeling output files and assumptions.   

 
Table 14 

Summary of Estimated Operational Emissions  
in Comparison to SLOAPCD Significance Thresholds   

Criteria 
Project  

Emissions 

SLOAPCD 
Significance 
Threshold 

Exceed 
Significance 
Threshold? 

Maximum Daily ROG+NOX Emissions (Winter): 21.23 lbs/day 25 lbs/day No 
Maximum Daily CO Emissions: 37.46 lbs/day 550 lbs/day No 
Maximum Daily DPM Emissions: 0.28 lbs/day 1.25 lbs/day No 
Maximum Daily Fugitive PM Emissions: 3.91 lbs/day 25 lbs/day No 
Maximum Annual ROG+NOX Emissions: 3.83 tons/year 25 tons/year No 
Maximum Annual Fugitive PM Emissions: 0.69 tons/year 25 tons/year No 
Refer to Appendix C for modeling output files and assumptions.   
 
 

D.  Would the project expose sensitive receptors to substantial pollutant 
concentrations? 

 
Localized CO Concentrations 
 
Localized concentrations of CO are of primary concern in areas located near congested 
roadway intersections.  Of particular concern are intersections that are projected to operate at 
unacceptable levels of service (LOS) E or F.   
 
Access to the hotel site would be provided via the adjacent roadway segment of South Vine 
Street.  Based on the traffic analysis prepared for this project, nearby roadway intersections are 
not anticipated to operate at unacceptable LOS E or F.  As a result, the proposed hotel project 
would not be anticipated to result in or contribute to unacceptable levels of service (i.e., LOS E 
or F) at nearby signalized intersections.  In addition, the proposed project would not result in 
emissions of CO in excess of the SLOAPCD’s significance threshold of 550 lbs/day. Localized 
concentrations of CO are considered to be less than significant. 
 
Naturally Occurring Asbestos 
 
Naturally Occurring Asbestos (NOA) has been identified as a toxic air contaminant by the 
California Air Resources Board (ARB). In accordance with ARB Air Toxics Control Measure 
(ATCM), prior to any grading activities a geologic evaluation should be conducted to determine 
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if NOA is present within the area that will be disturbed. If NOA is not present, an exemption 
request must be filed with the District. If NOA is found at the site, the applicant must comply with 
all requirements outlined in the Asbestos ATCM (SLOAPCD 2012).  
 
Based on a review of the SLOAPCD’s map depicting potential areas of NOA, the project site is 
located in an area that has been identified as having a potential for NOA.  As a result, the 
disturbance and potential exposure to NOA is considered to have a potentially significant 
impact.  A map of areas within the County potentially containing NOA is included in Appendix 
A. 
 
 
Asbestos Material in Demolition 
 
Demolition activities can have potential negative air quality impacts, including issues 
surrounding proper handling, demolition, and disposal of asbestos containing material (ACM). 
Asbestos containing materials could be encountered during demolition or remodeling of existing 
buildings, particularly older structures constructed prior to 1970. Asbestos can also be found in 
utility pipes/pipelines (transite pipes or insulation on pipes). If utility pipelines are scheduled for 
removal or relocation or a building(s) is proposed to be removed or renovated, various 
regulatory requirements may apply, including the requirements stipulated in the National 
Emission Standard for Hazardous Air Pollutants (40CFR61, Subpart M - asbestos NESHAP). These 
requirements include but are not limited to: 1) notification to the APCD, 2) an asbestos survey 
conducted by a Certified Asbestos Inspector, and, 3) applicable removal and disposal 
requirements of identified ACM. 
 
The project site will require demolition of an onsite residential structure, which was initially 
constructed in 1951.  As a result, demolition of this structure has the potential to result in the 
disturbance of ACM.  The disturbance and potential exposure to ACM during demolition of the 
onsite structure is considered to have a potentially significant impact.   
 
Construction-Generated PM 
 
Implementation of the proposed project would result in the generation of fugitive PM emitted 
during construction. Fugitive PM emissions are primarily associated with earth-moving and 
material handling activities, as well as, vehicle travel on unpaved and paved surfaces. Fugitive 
PM emissions can result in localized concentrations of PM that could adversely impact nearby 
land uses and receptors.  As noted in Impact C, localized uncontrolled concentrations of fugitive 
PM would be considered to have a potentially significant impact 
 
Mitigation Measure AQ-2:  
 

1. Implement MM AQ-1, as identified in “Impact C” above. 
 

2.  Prior to any grading activities a geologic evaluation shall be conducted to determine if 
NOA is present within the area that will be disturbed. If NOA is not present, an exemption 
request must be filed with the SLOAPCD. If NOA is found at the site, the applicant must 
comply with all requirements outlined in the Asbestos ATCM.  These requirements may 
include but are not limited to: 

a.  Development of an Asbestos Dust Mitigation Plan which must be approved by 
the SLOAPCD before operations begin, and, 
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b.  Development and approval of an Asbestos Health and Safety Program (required 
for some projects). 

If NOA is not present, an exemption request must be filed with the SLOAPCD. More 
information on NOA can be found at http://www.slocleanair.org/business/asbestos.asp. 
 

2. Demolition of onsite structures shall comply with the National Emission Standards for 
Hazardous Air Emissions (NESHAP) requirements (NESHAP, 40 CFR, Part 61, Subpart M) for 
the demolition of existing structures. The SLOAPCD is delegated authority by the 
Environmental Protection Agency (EPA) to implement the Federal Asbestos NESHAP.  Prior 
to demolition of onsite structures, the SLOAPCD shall be notified, per NESHAP 
requirements.  SLOAPCD notification form and reporting requirements are included in 
Appendix A. Additional information may be obtained at website url:    
http://slocleanair.org/business/asbestos.php. 

Significance After Mitigation 
 
Mitigation Measure AQ-2 includes measures for the control of localized pollutant concentrations, 
as recommended by the SLOAPCD.  With implementation of MM AQ-2, this impact would be 
considered less than significant. 
 
 

E.  Would the project create objectionable odors affecting a substantial number of 
people? 

 
The occurrence and severity of odor impacts depends on numerous factors, including: the 
nature, frequency, and intensity of the source; wind speed and direction; and the sensitivity of 
the receptors.  While offensive odors rarely cause any physical harm, they still can be very 
unpleasant, leading to considerable distress among the public and often generating citizen 
complaints to local governments and regulatory agencies.  Projects with the potential to 
frequently expose members of the public to objectionable odors would be deemed to have a 
significant impact. 

The proposed project would not result in the installation of any equipment or processes that 
would be considered major odor-emission sources.  However, construction of the proposed 
project would involve the use of a variety of gasoline or diesel-powered equipment that would 
emit exhaust fumes.  Exhaust fumes, particularly diesel-exhaust, may be considered 
objectionable by some people.  In addition pavement coatings and architectural coatings used 
during project construction would also emit temporary odors.  However, construction-generated 
emissions would occur intermittently throughout the workday and would dissipate rapidly with 
increasing distance from the source.  As a result, short-term construction activities would not 
expose a substantial number of people to frequent odorous emissions.  For these reasons, 
potential exposure of sensitive receptors to odorous emissions would be considered less than 
significant.    
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GREENHOUSE GASES AND CLIMATE CHANGE 

This section describes the existing setting related to climate change, including a summary of the 
regulatory framework and the local greenhouse gas (GHG) emissions inventory. Potential GHG 
impacts associated with the proposed project are evaluated and mitigation measures have 
been identified for significant impacts. Emissions modeling assumptions and output files are 
included in Appendix C. 
 
SETTING 

Climate change refers to long-term changes in temperature, precipitation, wind patterns, and 
other elements of the earth's climate system. An ever-increasing body of scientific research 
attributes these climatological changes to GHG emissions, particularly those generated from the 
production and use of fossil fuels. 
 
While climate change has been a concern for several decades, the establishment of the 
Intergovernmental Panel on Climate Change (IPCC) by the United Nations and World 
Meteorological Organization in 1988 has led to increased efforts devoted to GHG emissions 
reduction and climate change research and policy. These efforts are primarily concerned with 
the emissions of GHGs generated by human activity including carbon dioxide (CO2), methane 
(CH4), nitrous oxide (N2O), tetrafluoromethane, hexafluoroethane, sulfur hexafluoride (SF6), HFC-
23 (fluoroform), HFC-134a (s, s, s, 2-tetrafluoroethane), and HFC-152a (difluoroethane). 
 
In the U.S., the main source of GHG emissions is electricity generation, followed by transportation. 
In California, however, transportation sources (including passenger cars, light-duty trucks, other 
trucks, buses, and motorcycles make up the largest source of GHG-emitting sources. The 
dominant GHG emitted is CO2, mostly from fossil fuel combustion. There are typically two terms 
used when discussing the impacts of climate change:  “Greenhouse Gas Mitigation” and 
“Adaptation.”  "Greenhouse Gas Mitigation" is a term for reducing GHG emissions to reduce or 
"mitigate" the impacts of climate change. “Adaptation" refers to the effort of planning for and 
adapting to impacts resulting from climate change, such as adjusting transportation design 
standards to withstand more intense storms and higher sea levels (Caltrans 2013). 
 
REGULATORY FRAMEWORK 

FEDERAL  

Executive Order 13514 (October 5, 2009):  This order is focused on reducing GHGs internally in 
federal agency missions, programs and operations, but also directs federal agencies to 
participate in the Interagency Climate Change Adaptation Task Force, which is engaged in 
developing a national strategy for adaptation to climate change.  
 
U.S. EPA’s authority to regulate GHG emissions stems from the U.S. Supreme Court decision in 
Massachusetts v. EPA (2007). The Supreme Court ruled that GHGs meet the definition of air 
pollutants under the existing Clean Air Act and must be regulated if these gases could be 
reasonably anticipated to endanger public health or welfare. Responding to the Court’s ruling, 
U.S. EPA finalized an endangerment finding in December 2009. Based on scientific evidence it 
found that six GHGs constitute a threat to public health and welfare. Thus, it is the Supreme 
Court’s interpretation of the existing Act and EPA’s assessment of the scientific evidence that 
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form the basis for EPA’s regulatory actions. U.S. EPA in conjunction with NHTSA issued the first of a 
series of GHG emission standards for new cars and light-duty vehicles in April 2010.  
 
The U.S. EPA and the National Highway Traffic Safety Administration are taking coordinated steps 
to enable the production of a new generation of clean vehicles with reduced GHG emissions 
and improved fuel efficiency from on-road vehicles and engines. These next steps include 
developing the first-ever GHG regulations for heavy-duty engines and vehicles, as well as 
additional light-duty vehicle GHG regulations.  
 
The final combined standards that made up the first phase of this national program apply to 
passenger cars, light-duty trucks, and medium-duty passenger vehicles, covering model years 
2012 through 2016. The standards implemented by this program are expected to reduce GHG 
emissions by an estimated 960 million metric tons (MMT) and 1.8 billion barrels of oil over the 
lifetime of the vehicles sold under the program (model years 2012-2016).  
 
On August 28, 2012, U.S. EPA and NHTSA issued a joint Final Rulemaking to extend the National 
Program for fuel economy standards to model year 2017 through 2025 passenger vehicles. Over 
the lifetime of the model year 2017-2025 standards this program is projected to save 
approximately four billion barrels of oil and two billion metric tons of GHG emissions. 
 
The complementary U.S. EPA and NHTSA standards that make up the Heavy-Duty National 
Program apply to combination tractors (semi-trucks), heavy-duty pickup trucks and vans, and 
vocational vehicles (including buses and refuse or utility trucks). Together, these standards will 
cut GHG emissions and domestic oil use significantly. This program responds to President Barack 
Obama’s 2010 request to jointly establish GHG emissions and fuel efficiency standards for the 
medium- and heavy-duty highway vehicle sector. The agencies estimate that the combined 
standards will reduce CO2 emissions by about 270 MMT and save about 530 million barrels of oil 
over the life of model year 2014 to 2018 heavy duty vehicles (Caltrans 2013). 
 
STATE  

Assembly Bill 1493, Pavley, Vehicular Emissions: Greenhouse Gases, 2002: This bill requires CARB to 
develop and implement regulations to reduce automobile and light truck GHG emissions. These 
stricter emissions standards were designed to apply to automobiles and light trucks beginning 
with the 2009-model year.  
 
Executive Order S-3-05 (June 1, 2005): The goal of this EO is to reduce California’s GHG emissions 
to 1) year 2000 levels by 2010, 2) year 1990 levels by 2020, and 3) 80 percent below the year 1990 
levels by 2050. In 2006, this goal was further reinforced with the passage of AB 32. 
 
Assembly Bill 32, Núñez and Pavley, The Global Warming Solutions Act of 2006:  AB 32 sets the 
same overall GHG emissions reduction goals as outlined in EO S-3-05, while further mandating 
that CARB create a scoping plan and implement rules to achieve “real, quantifiable, cost-
effective reductions of greenhouse gases.”   
 
Executive Order S-20-06 (October 18, 2006):  This order establishes the responsibilities and roles of 
the Secretary of the CalEPA and state agencies with regard to climate change. 
 
Executive Order S-01-07 (January 18, 2007):  This order set forth the low carbon fuel standard for 
California. Under this EO, the carbon intensity of California’s transportation fuels is to be reduced 
by at least 10 percent by 2020. 

Agenda Item No. 1  Page 98 of 419



 
 
 

 

Air Quality & Greenhouse Gas Impact Assessment  AMBIENT Air Quality & Noise Consulting 
South Vine Street Hotel Project  November 2013 
 26 

 
Senate Bill 97 Chapter 185, 2007, Greenhouse Gas Emissions: This bill required the Governor's 
Office of Planning and Research to develop recommended amendments to the CEQA 
Guidelines for addressing GHG emissions. The amendments became effective on March 18, 
2010. 
 
Senate Bill 375, Chapter 728, 2008, Sustainable Communities and Climate Protection: This bill 
requires the CARB to set regional emissions reduction targets from passenger vehicles. The 
Metropolitan Planning Organization (MPO) for each region must then develop a "Sustainable 
Communities Strategy" (SCS) that integrates transportation, land-use, and housing policies to 
plan for the achievement of the emissions target for their region. 
 
Senate Bill 391 Chapter 585, 2009 California Transportation Plan:  This bill requires the State’s long-
range transportation plan to meet California’s climate change goals under AB 32. 
 
CALIFORNIA BUILDING CODE 

The California Building Code contains standards that regulate the method of use, properties, 
performance, or types of materials used in the construction, alteration, improvement, repair, or 
rehabilitation of a building or other improvement to real property.  The California Building Code is 
adopted every three years by the Building Standards Commission (BSC).  In the interim, the BSC 
also adopts annual updates to make necessary mid-term corrections.  The CBC standards apply 
statewide; however, a local jurisdiction may amend a CBC standard if it makes a finding that 
the amendment is reasonably necessary due to local climatic, geological, or topographical 
conditions.    
 
Green Building Standards 

In essence, green buildings standards are indistinguishable from any other building standards.  
Both are contained in the California Building Code and regulate the construction of new 
buildings and improvements.  The only practical distinction between the two is that whereas the 
focus of traditional building standards has been protecting public health and safety, the focus of 
green building standards is to improve environmental performance.   
 
AB 32, which mandates the reduction in greenhouse gas emissions in California to 1990 levels by 
2020, increased the urgency around the adoption of green building standards.  In its scoping 
plan for the implementation of AB 32, the CARB identified energy use as the second largest 
contributor to California’s GHG emissions, constituting roughly 25 percent of all such emissions.  In 
recommending a green building strategy as one element of the scoping plan, the CARB 
estimated that green building standards would reduce GHG emissions by approximately 26 
million metric tons of CO2e (MMTCO2e) by 2020 (BSC 2011).   
 
2010 Green Building Code 

On January 12, 2010, the Building Standards Commission adopted the 2010 California Green 
Building Standards Code, also known as the 2010 CALGreen Code.  In addition to the new 
statewide mandates, CALGreen encourages local governments to adopt more stringent 
voluntary provisions, know as Tier 1 and Tier 2 provisions, to further reduce greenhouse gas 
emissions, improve energy efficiency, and conserve natural resources.  If a local government 
adopts one of the tiers, the provisions become mandates for all new construction within that 
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jurisdiction.  The most significant features of the 2010 CALGreen Code include the following (BSC 
2011): 

 20 percent mandatory reduction in indoor water use, with voluntary goal standards 
for 30, 35 and 40 percent reductions; 

 Separate indoor and outdoor water meters to measure nonresidential buildings’ 
indoor and outdoor water use with a requirement for moisture-sensing irrigation 
systems for larger landscape projects; 

 Diversion of 50 percent of construction waste from landfills, increasing voluntarily to 65 
and 75 percent for new homes and 80 percent for commercial projects; 

 Mandatory periodic inspections of energy systems (i.e., heat furnace, air conditioner, 
mechanical equipment) for nonresidential buildings over 10,000 square feet to ensure 
that all are working at their maximum capacity according to their design efficiencies; 

 Mandatory use of low-pollutant emitting interior finish materials such as paints, carpet, 
vinyl flooring, and particle board. 
 

SAN LUIS OBISPO COUNTY AIR POLLUTION CONTROL DISTRICT 

The SLOAPCD is a local public agency with the primary mission of realizing and preserving clean 
air for all county residents and businesses. Responsibilities of the SLOAPCD include, but are not 
limited to, preparing plans for the attainment of ambient air quality standards, adopting and 
enforcing rules and regulations concerning sources of air pollution, issuing permits for stationary 
sources of air pollution, inspecting stationary sources of air pollution and responding to citizen 
complaints, monitoring ambient air quality and meteorological conditions, and implementing 
programs and regulations required by federal and state regulatory requirements.  
 
GHG Significance Thresholds 

The SLOAPCD recently adopted recommended GHG significance thresholds.  These thresholds 
are based on AB 32 GHG emission reduction goals, which take into consideration the emission 
reduction strategies outlined in ARB’s Scoping Plan. The GHG significance thresholds include one 
qualitative threshold and two quantitative thresholds options for evaluation of operational GHG 
emissions.  The qualitative threshold option is based on a consistency analysis in comparison to a 
Qualified Greenhouse Gas Reduction Strategy, or equitably similar adopted policies, ordinances 
and programs.  If a project complies with a Qualified Greenhouse Gas Reduction Strategy that is 
specifically applicable to the project, then the project would be considered less than significant. 
The two quantitative threshold options include: 1) a bright-line threshold of 1,150 MTCO2e/year; 
and 2) an efficiency threshold of 4.9 MTCO2e/service population (residents+employees)/year. 
An additional GHG significance threshold of 10,000 MTCO2e/year is proposed for industrial 
stationary sources. The applicable GHG significance threshold to be used would depend on the 
type of project being proposed. Projects with GHG emissions that do not exceed the selected 
threshold would be considered to have a less-than-significant impact.  The APCD’s GHG 
emission thresholds are summarized in Table 15.   
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Table 15 
SLOAPCD Greenhouse Gas Thresholds of Significance 

Project Draft Threshold 
Projects other than Stationary 
Sources 

1. Compliance with Qualified GHG Reduction Strategy; or 
2. 1,150 MT CO2e/year; or 
3. 4.9 MT CO2e/SP/year (residents+employees) 

Stationary Sources (Industrial) 10,000 MT CO2e/year 
Construction Amortized over the project life and added to operation GHG emissions 
Source: SLOAPCD 2012 

 
CITY OF PASO ROBLES CLIMATE ACTION PLAN 

The City of Paso Robles Climate Action Plan (CAP) was adopted by the City Council on 
November 18th, 2013.  The CAP is a long-range plan to reduce greenhouse gas (GHG) emissions 
from City government operations and community activities within Paso Robles and prepare for 
the anticipated effects of climate change. The CAP will also help achieve multiple community 
goals such as lowering energy costs, reducing air pollution, supporting local economic 
development, and improving public health and quality of life (City of Paso Robles, 2013). 
  
According to the GHG emissions inventory identified in the CAP, in 2005, the Paso Robles 
community emitted approximately 169,557 metric tons of carbon dioxide equivalent GHG 
emissions (MT CO2e), as a result of activities that took place within the transportation, residential 
energy use, commercial and industrial energy use, off-road vehicles and equipment, solid 
waste, aircraft and wastewater sectors. As shown in Figure 1, the largest contributors of GHG 
emissions were the transportation (40 percent), residential energy use (24 percent) and 
commercial/industrial energy use (20 percent) sectors. The remainder of emissions resulted from 
the solid waste (eight percent), off-road vehicles and equipment (8 percent), aircraft (less than 
one percent), and wastewater (less than one percent) sectors (City of Paso Robles, 2013). 
 
In accordance with SLOAPCD-recommended significance thresholds, as discussed above, 
projects that are determined to be consistent with the GHG-reduction plan, or in this case the 
CAP, would be considered to have a less-than-significant impact.  To assist with this 
determination, the CAP includes a worksheet that identifies various “mandatory”, as well as, 
“voluntary” measures.  All “mandatory” actions must be incorporated as binding and 
enforceable components of the project to be considered consistent with the CAP.  If a project 
cannot meet one or more of the “mandatory” actions, substitutions may be allowed provided 
equivalent reductions can be achieved.  A copy of the City’s CAP consistency worksheet is 
included in Appendix C. 
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Figure 1 
City of Paso Robles 

Community-wide GHG Emissions by Sector (2005) 

 
City of Paso Robles, 2013 

 
 
IMPACT ANALYSIS 

GHG impacts attributable to the proposed project are summarized in Table 16. 

Table 16 
Summary of Project-Related Greenhouse Gas Emissions Impacts 

 
 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 
GREENHOUSE GAS EMISSIONS 

A) Generate greenhouse gas emissions, either 
directly or indirectly, that may have a significant 
impact on the environment? 

□ ■ □ □ 

B) Conflict with an applicable plan, policy, or 
regulation adopted for the purpose of reducing 
the emissions of greenhouse gases? 

□ ■ □ □ 
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METHODOLOGY 

The methodologies used for quantification of GHG emissions are consistent with those discussed 
earlier in this report for the quantification of criteria air pollutants.  Modeling assumptions and 
output files are included in Appendix C of this report.   
  
THRESHOLDS OF SIGNIFICANCE 

In accordance with SLOAPCD recommended significance thresholds, the proposed project 
would be considered to have a potentially significant impact if:  

1. Project-generated emissions exceed 1,150 MTCO2e/year; or 
2. The project is not consistent with the City’s Climate Action Plan. 

 
PROJECT IMPACTS AND MITIGATION MEASURES 

A.  Would the project generate greenhouse gas emissions, either directly or indirectly, 
that may have a significant impact on the environment? and 

 
B. Would the project conflict with any applicable plan, policy or regulation of an agency 

adopted for the purpose of reducing the emissions of greenhouse gases? 
 

Estimated GHG emissions attributable to future development would be primarily associated with 
increases of CO2 from mobile sources. To a lesser extent, other GHG pollutants, such as CH4 and 
N2O, would also be generated.  Short-term and long-term GHG emissions associated with the 
development of the proposed project are discussed in greater detail, as follows: 
 
Short-term Greenhouse Gas Emissions 
 
Estimated increases in GHG emissions associated with construction of the proposed project are 
summarized in Table 17.  Based on the modeling conducted, annual emissions of greenhouse 
gases associated with construction of the proposed project would total approximately 285 
MTCO2e, which averages approximately 22.60 MTCO2e/year when amortized over the assumed 
25-year life of the project.  There would also be a small amount of GHG emissions from waste 
generated during construction; however, this amount is speculative.  Actual emissions may vary, 
depending on the final construction schedules, equipment required, and activities conducted. 

Table 17 
Annual Construction-Generated GHG Emissions  

 GHG Emissions  
(MTCO2e/Year) 

Project-Generated Emissions: 307.61 

Less Emissions From Onsite Use to be Removed: -22.60 

Total: 285.01 

Amortized Annual Emissions (1): 11.40 

1. Based on modeled year 2014 operational emissions for the existing onsite residential dwelling, which would be 
removed upon initiation of project construction. 

2. Based on a project life of 25 years. 
Refer to Appendix C for modeling assumptions and results. 
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Long-term Greenhouse Gas Emissions 
 
Estimated long-term increases in GHG emissions associated with the proposed project are 
summarized in Table 18.  Based on the modeling conducted, operational GHG emissions would 
be predominantly associated with mobile sources and energy use.  To a lesser extent, GHG 
emissions would also be associated with solid waste generation, as well as, water use and 
conveyance.  Total net increases in GHG emissions during the initial year of operation (year 
2015) would total approximately 1,779 MTCO2e/year.  After accounting for removed emissions 
from the existing land use (-22.17 MTCO2e/year) and the inclusion of amortized construction-
generated emissions (11.40 MTCO2e/year) the net increase in annual emissions would total  
approximately 1,768 MTCO2e/year, which would exceed SLOAPCD’s significance threshold of 
1,150 MTCO2e/year.  Project-generated GHG emissions would be considered to have a 
potentially significant impact on the environment, which could conflict with implementation of 
the City’s CAP.   
 

Table 18 
Operational Greenhouse Gas Emissions  

Without Mitigation 

Source GHG Emissions  
(MTCO2e/Year) 

Area Source .01 
Energy Use 913.38 

Motor Vehicles 825.08 
Waste Generation 31.13 

Water Use and Conveyance 9.30 
Total Project-Generated Emissions: 1,778.91 

Less Emissions From Onsite Use to be Removed: -22.17 
Construction (Amortized) 11.40 

Net Increase in Emissions: 1,768.14 
SLOAPCD Significance Threshold:  1,150 
Exceeds Significance Threshold?: Yes 

Refer to Appendix C for modeling assumptions and results.  
 
 
Mitigation Measure 

MM GHG-1: The following mitigation measures, or a combination thereof, shall be implemented 
to reduce project-generated GHG emissions:  

a) The proposed project shall demonstrate compliance with the City of Paso Robles’ 
Climate Action Plan.  To assist with this determination, the CAP includes a worksheet that 
identifies various “mandatory”, as well as, “voluntary” measures.  All “mandatory” actions 
must be incorporated as binding and enforceable components of the project to be 
considered consistent with the CAP.  If a project cannot meet one or more of the 
“mandatory” actions, substitutions may be allowed provided equivalent reductions can 
be achieved.  A copy of the City’s CAP consistency worksheet is included in Appendix C. 
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EXECUTIVE SUMMARY/SYNOPSIS 
SWCA Environmental Consultants (SWCA) has prepared this Biological Resources Assessment (BRA) 
at the request of Excel Hotel Group for the Residence Inn Project (project). The purpose of this BRA is to 
document the biological resources on the property and identify impacts that could occur from 
development of the proposed hotel facility. The property is located at 121 Wilmar Place in Paso Robles, 
San Luis Obispo County, and is currently being used for property rental. The proposed project would 
convert 3.3 acres of the 17.5-acre property into a commercial hotel. The habitat type of the entire 
biological study area (BSA) is considered ruderal/developed. The property and BSA have been heavily 
impacted by decades of historic agricultural practices (i.e., disking and mowing) and provides low habitat 
value for wildlife species. No special-status plant species were observed nor are expected to occur on the 
property or within the BSA based on the past agricultural practices observed during site visits and 
distance to any known occurrences. However, it should be noted that several mature oak trees (Quercus 
spp.) are located on the western half of the BSA and are considered a sensitive resource by the County of 
San Luis Obispo and are protected by the City of El Paso de Robles Oak Tree Preservation Ordinance.  

Despite the ruderal condition of the property and BSA, there is still potential for sensitive wildlife species 
to occur on the site based on presence of suitable foraging, roosting, or nesting habitat. Three large oak 
trees (greater than 30 feet in height) may potentially be used by a Swainson’s hawk (Buteo swainsoni), 
white-tailed kite (Elanus leucurus), or other raptor species during the typical nesting season (February 15-
September 15). Migratory nesting birds may also use the oak trees or weedy areas within the BSA and 
along Wilmar Place for nesting and foraging purposes. Small mammal burrows could potentially be used 
by burrowing owls (Athene cunicularia). Due to the property’s distance to the Salinas River and 
separation by U.S. Highway 101, there is a very low likelihood that San Joaquin kit foxes (Vulpes 
macrotis) may pass through the project area. The property and BSA do not contain suitable denning 
habitat for San Joaquin kit fox; however, foxes are known to utilize the Salinas River as a wildlife 
corridor for the purposes of foraging. Avoidance and Mitigation Measures are provided in Section 5.3 of 
this BRA to ensure that project activities avoid impacts to migratory nesting birds, burrowing owl, San 
Joaquin kit fox, and oak trees prior to and during construction. 
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1 INTRODUCTION 
1.1 Purpose of Biological Resources Assessment 
SWCA Environmental Consultants (SWCA) has prepared this Biological Resources Assessment (BRA) 
at the request of Excel Hotel Group for the Residence Inn Project (project). The purpose of this BRA is to 
document the biological resources on the property and identify impacts that could occur from 
development of the proposed hotel facility. This analysis is based on the preliminary site plans and has 
taken into consideration biological resources, such as sensitive habitats, plant, and animal species, which 
are known to occur within a 10-mile vicinity of the project site. For those instances where potential 
impacts to sensitive biological resources may occur, SWCA has proposed mitigation measures and best 
management practices with the objective of avoiding or minimizing the impacts. 

SWCA understands that this BRA would be used by Excel Hotel Group, the County of San Luis Obispo 
Department of Planning and Building (County), and affected state or federal regulatory agencies during 
the environmental review process for the proposed project. This BRA has been prepared in accordance 
with the County’s Standard Guidelines for Biological Resources Assessments, last updated in December 
2009. 

1.2 Project Location and Setting 
The proposed project includes a 3.3-acre development area that is located at 121 Wilmar Place in Paso 
Robles, San Luis Obispo County, California (refer to Figures 1 and 2). The development area is located at 
the northeast corner of the 17.5-acre parcel (Assessor’s Parcel Number 009-631-011). The property is 
currently fallow and includes a ranch house and shed in the central portion of the parcel (refer to 
Appendix A, Photos 1 and 2). The property is bordered by grazing land to the west and north, South Vine 
Street and U.S. Highway 101 (US 101) parallel the property to the east, and State Route 46 is located 
perpendicular to the south. Representative photographs are provided in Appendix A.  

1.3 Project Description 
As proposed, the project would convert 3.3 acres of the 17.5-acre parcel into a hotel and parking lot. The 
entrance to the facility would be located on Wilmar Place, with the entrance off of South Vine Street. The 
site plan for the proposed facility is included as Appendix B.  

1.4 Soils, Topography, and Elevation 
According to the Soil Survey for San Luis Obispo County and the United States Department of 
Agriculture Natural Resources Conservation Service (NRCS) Web Soil Survey, soils in the study area are 
primarily Lockwood shaly loam 2–9 percent slopes, with Nacimiento-Los Osos complex 9–30 percent 
slopes in the northwestern corner of the project site. Lockwood shaly loam is a well-drained soil that 
consists of channery loam from 0–26 inches and channery clay loam from 26–62 inches. Nacimiento soil 
is a well-drained soil that consists of silty clay loam from 0–28 inches and weathered bedrock from 28–32 
inches. Los Osos soil is a well-drained soil that consists of clay loam from 0–14 inches, clay from 14–24 
inches, and weathered bedrock from 24–28 inches. The property is located on a flat terrace with a gentle 
15-foot decline to Wilmar Place Road to the north. The elevation is approximately 770–803 feet. Water 
drains from southeast to northwest and towards the low point in the parcel’s topography (refer to 
Appendix A, Photo 3). Habitat within the biology study area (BSA) are limited to ruderal/developed 
areas. The following is a description of each habitat type as it relates to the BSA. Three mature valley oak 
(Quercus lobata) trees occur in the developed area on the parcel (refer to Appendix A, Photos 4 and 5), 
but will not be disturbed according to the project drawing (refer to Appendix B).   
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Figure 1. Project Vicinity Map 
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Figure 2. Project Location Map 
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Figure 3. Habitat Map 
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2 METHODOLOGY 
2.1 Literature Review 
SWCA conducted a literature review to gain insight on what species have known occurrences in the 
project vicinity. The review was initiated with a query of the most recent version of the California 
Department of Fish and Wildlife (CDFW) California Natural Diversity Database (CNDDB) to identify 
reported occurrences of sensitive resources within the Templeton U.S. Geological Survey 7.5-minute 
quadrangle and the surrounding eight quadrangles: Creston, York Mountain, Santa Margarita, Morro Bay 
North, Atascadero, Paso Robles, Estrella, and Adelaida.  

In addition to the CNDDB query, the California Native Plant Society (CNPS) Electronic Inventory of 
Rare and Endangered Plants of California (2013) were reviewed to provide additional information on rare 
plants that are known to occur in the area. Existing environmental documents and various reports 
prepared by SWCA were also reviewed for background information and recent findings information. 

2.2 Site Visit 
A biological survey was not conducted for this project since the reporting period was outside of the 
normal flowering season for most plant species. Two site visits were made by SWCA Senior Biologists 
Jon Claxton and Jackie Hancock on August 14 and 26, 2013, respectively. The purpose of the site visits 
were to: (1) characterize the existing conditions within the BSA; and (2) identify those biological 
resources that could be impacted by future development. Land conditions were photographed and tree 
species were inventoried. No protocol-level surveys for special-status wildlife species were conducted as 
part of this study.  

 

3 HABITAT TYPES 
3.1 Ruderal and Developed 
Ruderal (disturbed) habitat is used to describe areas within the BSA that have been permanently altered 
by past land use practices, development, and/or ground disturbance, including disking and mowing, that 
support an assemblage of weedy, non-native plants (Holland and Keil 1995) There are approximately 
2.3 acres of ruderal habitat and 1.0 acres of developed land within the proposed project boundaries. These 
areas are dominated by non-native grass and bare dirt. The ruderal and developed areas within the BSA 
provide low habitat value for wildlife species. However, birds may use cleared areas for dusting and for 
obtaining gravel needed in their digestion. The buildings and trees in the developed area may be used for 
roosting and nesting sites. A small mosaic of oak woodland and non-native grassland (less than 5% of the 
BSA) is interspersed around the developed area and road edges that may provide nesting and foraging 
habitat for migratory birds.  

3.2 Special-status Species 
The following describes those sensitive biotic resources that have been documented within an 
approximate 10-mile radius of the property. Sensitive biotic resources include sensitive plant and/or 
animal species as described below. 
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3.2.1 Special-status Plant Species 
For the purposes of this section, special-status plant species are defined as the following: 

 Plants listed or proposed for listing as threatened or endangered under the Federal Endangered 
Species Act (FESA) (50 Code of Federal Regulations [CFR] 17.12 for listed plants and various 
notices in the Federal Register for proposed species). 

 Plants that are candidates for possible future listing as threatened or endangered under the FESA. 

 Plants that meet the definitions of rare or endangered species under the California Environmental 
Quality Act (CEQA) (State CEQA Guidelines §15380). 

 Plants considered by the CNPS to be “rare, threatened, or endangered” in California (Lists 1B and 
2 in CNPS 2013). 

 Plants listed by CNPS as plants about which we need more information and plants of limited 
distribution (Lists 3 and 4 in CNPS 2013). 

 Plants listed or proposed for listing by the State of California as threatened or endangered under 
the California Endangered Species Act (CESA) (14 California Code of Regulations [CCR] 
670.5). 

 Plants listed under the California Native Plant Protection Act (California Fish and Game Code 
§1900 et seq.). 

 Plants considered sensitive by other federal agencies (i.e., U.S. Forest Service, Bureau of Land 
Management), state and local agencies, or jurisdictions. 

Based on the literature review for this project, a total of 45 special-status plant species have been 
documented in a 10-mile radius of the BSA (refer to Table 1). Because the plant list presented in Table 1 
is considered regional, SWCA evaluated the listed species to identify which special-status plant species 
have the potential to occur within the BSA. This analysis compared the known habitat requirements of 
those 45 species to the BSA’s existing conditions, elevation, and soils. Due to the disturbed nature of the 
BSA and property from past agricultural activities (e.g., disking and mowing), special-status plant species 
are not expected to occur on the property.  
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3.2.2 Special-status Animal Species  
For the purposes of this section, special-status animal species are defined as the following: 

 Animals listed or proposed for listing as threatened or endangered under the FESA (50 CFR 
17.11 for listed animals and various notices in the Federal Register for proposed species). 

 Animals that are candidates for possible future listing as threatened or endangered under the 
FESA. 

 Animals that meet the definitions of rare or endangered species under CEQA (State CEQA 
Guidelines §15380). 

 Animals listed or proposed for listing by the State of California as threatened and endangered 
under the CESA (14 CCR 670.5). 

 Animal species of special concern to the CDFW (Remsen 1978 for birds; Williams 1986 for 
mammals). 

 Animal species that are fully protected in California (California Fish and Game Code, §3511 
[birds], §4700 [mammals], and §5050 [reptiles and amphibians]). 

Based on a CNDDB query and a review of existing literature, a total of 40 sensitive wildlife species have 
been documented within an approximate 10-mile radius of the BSA (refer to Table 2). Because this list of 
species is considered regional, an analysis of the range and habitat preferences of those animal species 
was conducted to identify which sensitive wildlife species have the potential to occur within the BSA. 
SWCA determined that the following special-status animal species have the greatest potential to occur 
within, or directly adjacent to the BSA: 

 white-tailed kite 
(Elanus leucurus)  

 Swainson’s hawk 
(Buteo swainsonii) 

 burrowing owl 
(Athene cunicularia) 

 San Joaquin kit fox  
(Vulpes macrotis mutica) 

Although the species listed above may have the potential to occur within or adjacent to the BSA based on 
presence of suitable foraging, roosting, or nesting habitat, none of these species were identified during the 
site visits conducted by SWCA. However, the potential for these species to occur cannot be ruled out due 
to the transitory nature of these wildlife species. 
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4 REGULATORY OVERVIEW 
4.1 Federal Policies and Regulations 
4.1.1 Federal Endangered Species Act of 1973 
The FESA provides legislation to protect federally listed plant and animal species. Impacts to listed 
species resulting from the implementation of a project would require the responsible agency or individual 
to formally consult with the U.S. Fish and Wildlife Service (USFWS) or National Oceanic and 
Atmospheric Administration National Marine Fisheries Service (NOAA Fisheries) to determine the extent 
of impact to a particular species. If USFWS or NOAA Fisheries determine that impacts to a federally 
listed species would likely occur, alternatives and measures to avoid or reduce impacts must be identified. 
USFWS and NOAA Fisheries also regulate activities conducted in federal critical habitat, which are 
geographic units designated as areas that support primary habitat constituent elements for listed species. 

4.1.2 Migratory Bird Treaty Act of 1918 
The Migratory Bird Treaty Act (MBTA) protects all migratory birds, including their eggs, nests, and 
feathers. The MBTA was originally drafted to put an end to the commercial trade in bird feathers, popular 
in the latter part of the 1800s. The MBTA is enforced by the USFWS, and potential impacts to species 
protected under the MBTA are evaluated by the USFWS in consultation with other federal agencies. 

4.2 State Policies and Regulations 
4.2.1 California Endangered Species Act 
The CESA ensures legal protection for plants listed as rare or endangered, and wildlife species formally 
listed as endangered or threatened. The state also maintains a list of California Species of Special Concern 
(SSC). SSC status is assigned to species that have limited distribution, declining populations, diminishing 
habitat, or unusual scientific, recreational, or educational value. Under state law, the CDFW is 
empowered to review projects for their potential to impact special-status species and their habitats. Under 
CESA, CDFW reserves the right to request the replacement of lost habitat that is considered important to 
the continued existence of CESA protected species. 

4.2.2 California Fish and Game Code 
California Fish and Game Code §3511 includes provisions to protect Fully Protected (FP) species, such 
as: (1) prohibiting take or possession “at any time” of the species listed in the statute, with few 
exceptions; (2) stating that “no provision of this code or any other law shall be construed to authorize the 
issuance of permits or licenses to “take” the species; and (3) stating that no previously issued permits or 
licenses for take of the species “shall have any force or effect” for authorizing take or possession. The 
CDFW is unable to authorize incidental take of “fully protected” species when activities are proposed in 
areas inhabited by those species. Sections 3503 and 3503.5 of the Fish and Game Code state that it is 
unlawful to take, possess, or destroy the nest or eggs of any bird, with occasional exceptions. In addition, 
§3513 states that it is unlawful to take or possess any migratory bird as designated in the MBTA or any 
part of such migratory birds except as provided by rules and regulations under provisions of the MBTA. 

4.2.3 California Department of Fish and Wildlife 
Pursuant to Division 2, Chapter 6, §§1600-1602 of the California Fish and Game Code, the CDFW 
regulates all diversions, obstructions, or changes to the natural flow or bed, channel, or bank of any river, 
stream, or lake, which supports fish or wildlife. CDFW defines a “stream” (including creeks and rivers) as 
“a body of water that flows at least periodically or intermittently through a bed or channel having banks 
and supports fish or other aquatic life. This includes watercourses having surface or subsurface flow that 
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supports or has supported riparian vegetation.” CDFW’s definition of “lake” includes “natural lakes or 
man-made reservoirs.” CDFW jurisdiction within altered or artificial waterways is based upon the value 
of those waterways to fish and wildlife.  

4.3 Local Policies and Regulations 
4.3.1 City of El Paso de Robles Oak Tree Preservation Ordinance 
Pursuant to City of El Paso de Robles (City) Oak Tree Preservation Ordinance No. 835 N.S., a permit is 
required to prune and/or remove any native oak species (of the genus, Quercus) within the city of El Paso 
de Robles. The preservation of oak trees within the city is considered necessary to maintain the heritage 
and character of the city of El Paso de Robles (“the Pass of the Oaks”). This ordinance applies to oak 
trees with a diameter at breast height (DBH) equal to or greater than 6 inches and their corresponding 
critical root zone (CRZ), which is calculated by a radius of 1 foot per inch DBH.  

 

5 IMPACT ASSESSMENT AND MITIGATION 
This impact assessment focuses on identifying potential impacts associated with implementation of the 
proposed project. The impact analysis is based on the existing conditions, regulatory setting, and 
preliminary site map provided to SWCA by Excel Hotel Group (refer to Appendix B). The section 
focuses on identifying potential biological constraints associated with any reasonably foreseeable future 
developments within the biology study area. The emphasis is on determining the potential effects of the 
project on special-status species, habitats, and jurisdictional areas within the BSA. Adverse impacts could 
occur if future uses of the property would result in temporary or permanent modification to sensitive 
habitats, or to habitats occupied by special-status species. Where potential impacts to sensitive resources 
have been identified, measures for avoiding, minimizing, or mitigating adverse effects to these resources 
are recommended. The following section has been formatted to meet the general guidelines set forth by 
the County (December 2009). 

5.1 Sufficiency of Biological Data 
SWCA considers the information provided within this report to be sufficient in order to definitively 
determine impacts to biological resources as it relates to the proposed project. Based on the current 
project plans, no additional field surveys or specialized investigation is needed to determine the potential 
impacts. 

5.2 Impacts 
5.2.1 Project Effect on Unique or Special-status Species or their 

Habitats 
5.2.1.1 PLANTS 
The BSA and property has been disturbed from agricultural practices including disking and mowing. No 
special-status plant species were observed nor are special-status plant species expected to occur within the 
BSA. However, several oak trees within the project impact area are considered vital to the heritage and 
character of the city and are protected under the Oak Tree Preservation Ordinance (refer to Section 5.2.2 
for further information).  
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5.2.1.2 WILDLIFE 
Birds protected under the MBTA are expected to occur on the property and may utilize the oak trees and 
weedy areas within the BSA for nesting and foraging purposes. White-tailed kite and Swainson’s hawk 
may nest in the large oak trees. Both species forage in open grasslands and fallow fields characteristic of 
the property and surrounding land. White-tailed kite is a year-round resident of San Luis Obispo County 
while Swainson’s hawk occurrences are rare in the county (Sibley 2003). The nearest known occurrence 
of Swainson’s hawk is approximately 20 miles northeast of the property (CNDDB 2013). Burrowing owls 
may use small mammal burrows if present on the property. The likelihood of this species occurring within 
the BSA is low since burrowing owl is not a common resident to the Paso Robles area. The nearest 
known occurrence of this species is a wintering population at Camp Roberts, approximately 15 miles 
north of the BSA (CNDDB 2013). Avoidance and Mitigation Measure BIO-1 has been provided to ensure 
that project activities avoid impacts to migratory nesting birds and to ensure that burrowing owls are not 
present prior to the start of construction. 

The BSA does not contain suitable denning habitat for San Joaquin kit fox. The Salinas River serves as a 
wildlife corridor for the purposes of foraging for the species. Due to the property’s distance (0.2 miles) to 
the Salinas River and US 101, which is a likely barrier to movement, there is a low likelihood that San 
Joaquin kit fox may pass through the project area. The project area is not located within the any of the 
habitat replacement areas shown on the San Luis Obispo County Kit Fox Standard Mitigation Ratios Area 
Map. A San Joaquin kit fox Habitat Evaluation Form was not completed as part of this study. Since there 
are San Joaquin kit fox occurrences within a 10-mile radius of the project area, standard San Joaquin kit 
fox avoidance measures should be implemented during project construction (refer to Avoidance and 
Mitigation Measures BIO-2 through BIO-7). 

5.2.2 Project Effect on Extent, Diversity, or Quality of Native or 
Other Important Vegetation 

The BSA contains two large valley oak trees, one large blue oak (Quercus douglasii), and as many as 30 
small native oak species that may meet the qualifications for protection under the City Oak Tree 
Preservation Ordinance (2002). This ordinance applies to all oak species native to Paso Robles with a 
DBH equal to or greater than 6 inches and their corresponding CRZ, which is calculated by a radius of 1 
foot per inch DBH. Development of the project must not encroach into the CRZ and every reasonable 
effort must be made to avoid impact to the oak trees, including preventing compaction, soil retention, and 
diversion or increased water flow to the root zone. Existing ground surface within the CRZ shall not be 
cut, filled, compacted, or pared, and nearby excavation shall not damage roots. A registered civil engineer 
or land surveyor must provide the City with an inventory and map of all qualifying oak trees in the BSA. 
A permit must be obtained from the City to prune or remove qualifying oak trees. Damage to any 
qualifying oak tree must be reported immediately and corrected in a manner specified by an arborist hired 
by the City at the applicant’s cost. Mitigation plantings are required for removal of qualifying oak trees, 
and all others remaining in the BSA must be protected (refer to Avoidance and Mitigation Measures 
BIO-8 through BIO-14). 

5.2.3 Project Effect on Wetland or Riparian Habitat 
Riparian habitat is not present within the BSA or on the property. As proposed, the project would have no 
direct or indirect effect on wetland or riparian habitat.  

5.2.4 Project Effect on Movement of Resident or Migratory Fish and 
Wildlife Species 

The proposed project will have no direct or indirect effect on the movement of resident or migratory fish 
and wildlife species. 
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5.3 Avoidance and Mitigation Measures 
BIO-1 To the maximum extent possible, site preparation, ground-disturbing, and construction 

activities should be conducted outside of the migratory bird breeding season. If such activities 
are required during this period, the applicant should retain a County-approved biologist to 
conduct a nesting bird survey and verify that migratory birds are not occupying the site. If 
nesting activity is detected the following measures should be implemented: 

a. The project should be modified or delayed as necessary to avoid direct take of 
identified nests, eggs, and/or young protected under the MBTA; 

b. The County-approved biologist should contact the USFWS and CDFW to determine 
an appropriate biological buffer zone around active nest sites. Construction activities 
within the established buffer zone will be prohibited until the young have fledged the 
nest and achieved independence; and, 

c. The County-approved biologist should document all active nests and submit a letter 
report to the USFWS, CDFW, and County documenting project compliance with the 
MBTA and applicable project mitigation measures.  

BIO-2 Prior to construction, a qualified biologist should conduct a pre-activity survey to identify 
known or potential dens or sign no less than 14 days and no more than 30 days prior to the 
beginning of the site preparation, ground-disturbing, or construction activities, or any other 
activity that has the potential to adversely affect San Joaquin kit fox. If a known or potential 
den or any other sign of the species is identified or detected within the project area, the 
biologist will contact the USFWS and CDFW immediately. No work will commence or 
continue until such time that the USFWS and CDFW determine that it is appropriate to 
proceed. Under no circumstances will a known or potential den be disturbed or destroyed 
without prior authorization from the USFWS and CDFW. Within 7 days of survey 
completion, a report will be submitted to the USFWS, CDFW, and the County. The report 
will include, at a minimum, survey dates, field personnel, field conditions, survey 
methodology, and survey results. 

BIO-3 During the site-disturbance and/or construction phase, to prevent entrapment of the San 
Joaquin kit fox, all excavation, steep-walled holes, or trenches in excess of 2 feet in depth 
should be covered at the close of each working day by plywood or similar materials, or 
provided with one or more escape ramps constructed of earth fill or wooden planks. Trenches 
should also be inspected for entrapped kit fox each morning prior to onset of field activities 
and immediately prior to covering with plywood at the end of each working day. Before such 
holes or trenches are filled or covered, they should be thoroughly inspected for entrapped kit 
fox. If any kit fox is found, work will stop and the USFWS and CDFW will be contacted 
immediately to determine how to proceed.  

BIO-4 During the site disturbance and/or construction phase, any pipes, culverts, or similar 
structures with a diameter of 4 inches or greater stored overnight at the project site should be 
thoroughly inspected for trapped San Joaquin kit foxes before the subject pipe is subsequently 
buried, capped, or otherwise used or moved in any way. If any kit fox are found, work will 
stop and the USFWS and CDFW will be contacted immediately to determine how to proceed. 

BIO-5 Prior to, during, and after the site disturbance and/or construction phase, use of pesticides or 
herbicides should be in compliance with all federal, state, and local regulations. This is 
necessary to minimize the probability of primary or secondary poisoning of endangered 
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species utilizing adjacent habitats, and the depletion of prey upon which San Joaquin kit 
foxes depend. 

BIO-6 During the site disturbance and/or construction phase, any contractor or employee that 
inadvertently kills or injures a San Joaquin kit fox or who finds any such animal either dead, 
injured, or entrapped should be required to report the incident immediately to the applicant 
and County. In the event that any observations are made of injured or dead kit fox, the 
applicant should immediately notify the USFWS and the CDFW by telephone. In addition, 
formal notification should be provided in writing within 3 working days of the finding of any 
such animal(s). Notification should include the date, time, location and circumstances of the 
incident. Any threatened or endangered species found dead or injured should be turned over 
immediately to the CDFW for care, analysis, or disposition. 

BIO-7 Prior to final inspection, should any long internal or perimeter fencing be proposed or 
installed, the County should do the following to provide for kit fox passage: 

a. If a wire strand/pole design is used, the lowest strand should be no closer to the 
ground than 12 inches. 

b. If a more solid wire mesh fence is used, 8×12-inch openings near the ground should 
be provided every 100 yards. 

Upon fence installation, the applicant should notify the County to verify proper installation. 
Any fencing constructed after issuance of a final permit should follow the above guidelines. 

BIO-8 Prior to site disturbance, the CRZ of all oak trees with a DBH of 6 inches or greater must be 
fenced to protect from construction activities. 

BIO-9 During the site disturbance and/or construction phase, grading, cutting, or filling within 5 feet 
of a CRZ of all oak trees with a DBH of 6 inches or greater must be supervised by a certified 
arborist approved by the City. Such activities beyond 5 feet of a CRZ must be monitored to 
insure that activities are in accordance with approved plans. Root pruning outside of the CRZ 
must be done by hand.  

BIO-10 Oil, gasoline, chemicals, or other construction materials potentially harmful to oak trees may 
not be stored in the CRZ of any oak tree with a DBH of 6 inches or greater. 

BIO-11 Drains shall be installed according to city specification so as to avoid harm by excessive 
watering to oak trees with a DBH of 6 inches or greater. 

BIO-12 Landscaping within the CRZ of any oak tree with a DBH of 6 inches or greater is limited to 
indigenous plant species or non-plant material, such as cobbles or wood chips.  

BIO-13 Wires, signs, or other similar items shall not be attached to oak trees with a DBH of 6 inches 
or greater. 

BIO-14 For each oak tree removed (DBH of 6 inches or greater), a tree or trees of the same species 
must be planted with a combined DBH of 25% of the removed tree’s DBH within the 
property’s boundary.  
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Photo Documentation 
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PHOTO 1: 
View of the 
topography of the 
property looking 
north towards the 
existing residence 
and Wilmar 
Place. Note 
mowed, 
previously disked 
land with sparse 
vegetation. 

Photo taken on 
August 14, 2013. 

PHOTO 2: 
View of the 
topography of the 
property looking 
east towards US 
101. 

Photo taken on 
August 14, 2013. 
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PHOTO 3: 
View of the 
residence, shed 
and two mature 
oak trees located 
within the BSA. 

Photo taken on 
August 14, 2013. 

PHOTO 4: 
View of the 
residence located 
within the BSA. 
Note the mosaic of 
oak trees along the 
residence 
driveway. 

Photo taken on 
August 14, 2013. 
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PHOTO 5: 
View of two 
mature oak trees 
located within the 
BSA.  

Photo taken on 
August 14, 2013. 
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Appendix B. 
Project Plans 
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Attachment 10 
Geological Soil Study
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612 CLARION CT

SAN LUIS OBISPO 

CALIFORNIA 93401
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GIS SOLUTIONS

MEMORANDUM 

DATE: November 27, 2013  

TO: John Falkenstien, PE 
 City of Paso Robles 

FROM: Robert Miller, PE 

SUBJECT: Marriott Residence Inn 
 Storm Water Quality Management Plan 

Wallace Group has been retained to provide a Storm Water Quality Management 
Plan (Plan) for the above-referenced project.  The purpose of this technical 
memorandum is to specify the site planning principals and post-construction Best 
Management Practices (BMP’s) that have been selected.  Figure 1 (attached) 
shows the project location in the context of surrounding watersheds and the 
downstream receiving water.  The project is adjacent to the Salinas River, and 
therefore the primary focus will be on maintaining storm water quality, including 
volume reduction through the implementation of post construction Best 
Management Practices (BMP’s).  The average rainfall for the project area is 17” per 
year, and therefore the 85th percentile water quality event is estimated to be 0.75” 
(Table 2-1, Interim LID Guidelines for SLO County).  

With respect to site planning, the following measures have been adopted as shown 
in the conceptual grading and drainage plan: 

 Storm water from the facility roof will be stored and re-used for landscape 
irrigation, with an estimated total storage volume of 10,000 gallons (1,370 
cubic feet).   This storage volume is sufficient to collect the 0.75” water 
quality event from 22,000 square feet of roof surface area.  

 The use of pervious hardscape materials for parking stalls will be maximized 
where feasible.  Given that the existing terrain drops off sharply along Vine 
Street, pervious parking stalls will only be used where a minimum setback of 
100 feet can be maintained from the easterly boundary of the project site.  
This approach will minimize the potential for daylighting of percolating storm 
water.

 Planters and other softscape areas will be used for biofiltration where 
feasible.     

 Remaining impervious areas will be treated with a proprietary water quality 
device (Contech CDS2025 or equal) designed to remove trash and silt.  The 
treated storm water will then be discharged to an infiltration basin conforming 
to CASQA Guideline TC-11.   

The overall hydrology of the developed site includes 3.1 acres of total developed 
area and hardscape.  Approximately 1.1 acres is expected to be self-treating for 
volume reduction through the measures defined above, with an impervious 
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J. Falkenstien, City of Paso Robles 
November 27, 2013 
Page 2 of 2 

remainder of 2.0 acres that will require treatment and volume reduction.  Flow-
based BMP’s will be sized assuming a storm water intensity of 0.36 in/hr in 
accordance with the SLO County LID guidelines, which would yield a minimum flow 
of 0.8 cfs.  As shown on the conceptual grading plan, an infiltration basin has been 
sited to provide the required volume reduction.  Soils percolation testing was 
performed at the basin location and the results of the testing and preliminary design 
are summarized as follows: 

 Infiltration characteristics of basin area, varies with an average value of 6” 
per hour. 

 Assuming percolation of the water quality event in 48 hours, the required 
minimum bottom surface area would be 500 square feet. 

 The bottom area provided in preliminary design is 1,700 square feet to 
provide flexibility for future conditions.   

Please let me know if you have any questions, or if you need more information.  
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INTRODUCTION 

This report describes the existing noise environment in the project vicinity and identifies potential 
noise impacts associated with development of the proposed hotel located on South Vine Street.  
The proposed hotel is generally located northwest of the State Route 101 (SR 101) and Highway 
46 West interchange.  Project impacts were evaluated relative to the City of Paso Robles’ 
applicable noise standards.  Noise-reduction measures have been identified, where necessary, 
to reduce noise-related impacts.   

ACOUSTIC FUNDAMENTALS 

Noise is generally defined as sound that is loud, disagreeable, or unexpected. Sound, as 
described in more detail below, is mechanical energy transmitted in the form of a wave 
because of a disturbance or vibration. 

AMPLITUDE 

Amplitude is the difference between ambient air pressure and the peak pressure of the sound 
wave. Amplitude is measured in decibels (dB) on a logarithmic scale. For example, a 65 dB 
source of sound, such as a truck, when joined by another 65 dB source results in a sound 
amplitude of 68 dB, not 130 dB (i.e., doubling the source strength increases the sound pressure 
by 3 dB). Amplitude is interpreted by the ear as corresponding to different degrees of loudness. 
Laboratory measurements correlate a 10 dB increase in amplitude with a perceived doubling of 
loudness and establish a 3 dB change in amplitude as the minimum audible difference 
perceptible to the average person. 

FREQUENCY 

Frequency is the number of fluctuations of the pressure wave per second. The unit of frequency 
is the Hertz (Hz). One Hz equals one cycle per second. The human ear is not equally sensitive to 
sound of different frequencies. Sound waves below 16 Hz or above 20,000 Hz cannot be heard 
at all, and the ear is more sensitive to sound in the higher portion of this range than in the lower. 
To approximate this sensitivity, environmental sound is usually measured in A-weighted decibels 
(dBA). On this scale, the normal range of human hearing extends from about 10 dBA to about 
140 dBA. Common community noise sources and associated noise levels, in dBA, are depicted 
in Figure 1. 

ADDITION OF DECIBELS 

Because decibels are logarithmic units, sound levels cannot be added or subtracted through 
ordinary arithmetic.  Under the decibel scale, a doubling of sound energy corresponds to a 3-dB 
increase.  In other words, when two identical sources are each producing sound of the same 
loudness, the resulting sound level at a given distance would be 3 dB higher than one source 
under the same conditions.  For example, if one automobile produces a sound level of 70 dB 
when it passes an observer, two cars passing simultaneously would not produce 140 dB; rather, 
they would combine to produce 73 dB.  Under the decibel scale, three sources of equal 
loudness together would produce an increase of 5 dB. 
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FIGURE 1 
TYPICAL COMMUNITY NOISE LEVELS 

 
Source: Caltrans 2012 

Agenda Item No. 1  Page 196 of 419



 

Noise Impact Assessment AMBIENT Air Quality & Noise Consulting 
South Vine Street Hotel Project, Paso Robles, CA November 2013 

4 

SOUND PROPAGATION & ATTENUATION 

Geometric Spreading 

Sound from a localized source (i.e., a point source) propagates uniformly outward in a spherical 
pattern.  The sound level decreases (attenuates) at a rate of approximately 6 decibels for each 
doubling of distance from a point source.  Highways consist of several localized noise sources on 
a defined path, and hence can be treated as a line source, which approximates the effect of 
several point sources.  Noise from a line source propagates outward in a cylindrical pattern, 
often referred to as cylindrical spreading.  Sound levels attenuate at a rate of approximately 3 
decibels for each doubling of distance from a line source, depending on ground surface 
characteristics.  For acoustically hard sites (i.e., sites with a reflective surface between the source 
and the receiver, such as a parking lot or body of water,), no excess ground attenuation is 
assumed.  For acoustically absorptive or soft sites (i.e., those sites with an absorptive ground 
surface between a line source and the receiver, such as soft dirt, grass, or scattered bushes and 
trees), an excess ground-attenuation value of 1.5 decibels per doubling of distance is normally 
assumed.  When added to the cylindrical spreading, the excess ground attenuation for soft 
surfaces results in an overall attenuation rate of 4.5 decibels per doubling of distance from a line 
source. 

Shielding by Natural or Human-Made Features 

A large object or barrier in the path between a noise source and a receiver can substantially 
attenuate noise levels at the receiver.  The amount of attenuation provided by shielding 
depends on the size of the object and the frequency content of the noise source.  Natural 
terrain features (e.g., hills and dense woods) and human-made features (e.g., buildings and 
walls) can substantially reduce noise levels.  Walls are often constructed between a source and 
a receiver specifically to reduce noise.  A barrier that breaks the line of sight between a source 
and a receiver will typically result in an approximate 5 dB of noise reduction.  Taller barriers 
provide increased noise reduction.   

NOISE DESCRIPTORS 

The decibel scale alone does not adequately characterize how humans perceive noise.  The 
dominant frequencies of a sound have a substantial effect on the human response to that 
sound.  Although the intensity (energy per unit area) of the sound is a purely physical quantity, 
the loudness or human response is determined by the characteristics of the human ear. 

Human hearing is limited in the range of audible frequencies as well as in the way it perceives 
the sound-pressure level in that range.  In general, people are most sensitive to the frequency 
range of 1,000–8,000 Hz, and perceive sounds within that range better than sounds of the same 
amplitude in higher or lower frequencies.  To approximate the response of the human ear, sound 
levels of individual frequency bands are weighted, depending on the human sensitivity to those 
frequencies, which is referred to as the “A-weighted” sound level (expressed in units of dBA).  
The A-weighting network approximates the frequency response of the average young ear when 
listening to most ordinary sounds.  When people make judgments of the relative loudness or 
annoyance of a sound, their judgments correlate well with the A-weighted noise scale.  Other 
weighting networks have been devised to address high noise levels or other special problems 
(e.g., B-, C-, and D-scales), but these scales are rarely used in conjunction with environmental 
noise.     
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The intensity of environmental noise fluctuates over time, and several descriptors of time-
averaged noise levels are typically used.  For the evaluation of environmental noise, the most 
commonly used descriptors are Leq, Ldn, and CNEL.  The energy-equivalent noise level, Leq, is a 
measure of the average energy content (intensity) of noise over any given period.  Many 
communities use 24-hour descriptors of noise levels to regulate noise.  The day-night average 
noise level, Ldn, is the 24-hour average of the noise intensity, with a 10-dBA “penalty” added for 
nighttime noise (10 p.m. to 7 a.m.) to account for the greater sensitivity to noise during this 
period.  CNEL, the community equivalent noise level, is similar to Ldn but adds an additional 5-
dBA penalty for evening noise (7 p.m. to 10 p.m.)   Common noise descriptors are summarized in 
Table 1.   

TABLE 1  
COMMON ACOUSTICAL TERMS AND DESCRIPTORS 

Descriptor Definition 

Decibel (dB) 
A unit-less measure of sound on a logarithmic scale, which indicates 
the squared ratio of sound pressure amplitude to referenced sound 
pressure amplitude. The reference pressure is 20 micro-pascals. 

A-Weighted Decibel (dBA) An overall frequency-weighted sound level in decibels that 
approximates the frequency response of the human ear. 

Energy Equivalent Noise Level  
(Leq) 

The energy mean (average) noise level. The instantaneous noise 
levels during a specific period of time in dBA are converted to 
relative energy values. From the sum of the relative energy values, 
an average energy value (in dBA) is calculated. 

Minimum Noise Level  
(Lmin) 

The minimum instantaneous noise level during a specific period of 
time. 

Maximum Noise Level  
(Lmax) 

The maximum instantaneous noise level during a specific period of 
time.  

Day-Night Average Noise Level 
(DNL or Ldn) 

The 24-hour Leq with a 10 dBA “penalty” for noise events that occur 
during the noise-sensitive hours between 10:00 p.m. and 7:00 a.m. In 
other words, 10 dBA is “added” to noise events that occur in the 
nighttime hours to account for increases sensitivity to noise during 
these hours.  

Community Noise Equivalent 
Level (CNEL) 

The CNEL is similar to the Ldn described above, but with an additional 
5 dBA “penalty” added to noise events that occur between the 
hours of 7:00 p.m. to 10:00 p.m. The calculated CNEL is typically 
approximately 0.5 dBA higher than the calculated Ldn. 

 
HUMAN RESPONSE TO NOISE 

The human response to environmental noise is subjective and varies considerably from individual 
to individual.  Noise in the community has often been cited as a health problem, not in terms of 
actual physiological damage, such as hearing impairment, but in terms of inhibiting general 
well-being and contributing to undue stress and annoyance.  The health effects of noise in the 
community arise from interference with human activities, including sleep, speech, recreation, 
and tasks that demand concentration or coordination.  Hearing loss can occur at the highest 
noise intensity levels.  When community noise interferes with human activities or contributes to 
stress, public annoyance with the noise source increases.  The acceptability of noise and the 
threat to public well-being are the basis for land use planning policies preventing exposure to 
excessive community noise levels. 
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Unfortunately, there is no completely satisfactory way to measure the subjective effects of noise 
or of the corresponding reactions of annoyance and dissatisfaction.  This is primarily because of 
the wide variation in individual thresholds of annoyance and habituation to noise over differing 
individual experiences with noise.  Thus, an important way of determining a person’s subjective 
reaction to a new noise is the comparison of it to the existing environment to which one has 
adapted:  the so-called “ambient” environment.  In general, the more a new noise exceeds the 
previously existing ambient noise level, the less acceptable the new noise will be judged.  
Regarding increases in A-weighted noise levels, knowledge of the following relationships will be 
helpful in understanding this analysis: 

 Except in carefully controlled laboratory experiments, a change of 1 dB cannot 
be perceived by humans; 

 Outside of the laboratory, a 3-dB change is considered a just-perceivable 
difference; 

 A change in level of at least 5 dB is required before any noticeable change in 
community response would be expected.  An increase of 5 dB is typically 
considered substantial; 

 A 10-dB change is subjectively heard as an approximate doubling in loudness 
and would almost certainly cause an adverse change in community response. 

 
A limitation of using a single noise-level increase value to evaluate noise impacts, as discussed 
above, is that it fails to account for pre-project noise conditions. With this in mind, the Federal 
Interagency Committee on Noise (FICON) developed guidance to be used for the assessment 
of project-generated increases in noise levels that take into account the ambient noise level.  
The FICON recommendations are based upon studies that relate aircraft noise levels to the 
percentage of persons highly annoyed by aircraft noise. Although the FICON recommendations 
were specifically developed to assess aircraft noise impacts, these recommendations are often 
used in environmental noise impact assessments.  FICON-recommended noise evaluation 
criteria are summarized in Table 2. 

TABLE 2 
FEDERAL INTERAGENCY COMMITTEE ON NOISE  

RECOMMENDED CRITERIA FOR EVALUATION OF INCREASES IN AMBIENT NOISE LEVELS 
Ambient Noise Level Without Project Increase Required for Significant Impact 

< 60 dB 5.0 dB, or greater 

60-65 dB 3.0 dB, or greater 

> 65 dB 1.5 dB, or greater 

Source: FAA 2000, FICON 1992 

 
As depicted in Table 2, a noise level increase of 5.0, or greater, would typically be considered to 
result in increased levels of annoyance where existing ambient noise levels are less than 60 dB.  
Within areas where the ambient noise level ranges from 60 to 65 dB, increased levels of 
annoyance would be anticipated at increases of 3 dB, or greater.  Increases of 1.5 dB, or 
greater, could result in increased levels of annoyance in areas where the ambient noise level 
exceeds 65 dB.  The rationale for the FICON-recommended criteria is that as ambient noise 
levels increase, a smaller increase in noise resulting from a project is sufficient to cause significant 
increases in annoyance (FICON 1992, FAA 2000).  
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AFFECTED ENVIRONMENT 

NOISE-SENSITIVE RECEPTORS 

Noise-sensitive land uses are generally considered to include those uses where noise exposure 
could result in health-related risks to individuals, as well as places where quiet is an essential 
element of their intended purpose.  Residential dwellings are of primary concern because of the 
potential for increased and prolonged exposure of individuals to both interior and exterior noise 
levels.  Additional land uses such as parks, historic sites, cemeteries, and recreation areas are 
also considered sensitive to increases in exterior noise levels.  Schools, churches, hotels, libraries, 
and other places where low interior noise levels are essential are also considered noise-sensitive 
land uses.   

The project site is located adjacent to S. Vine Street, northwest of the Highway 46 West and SR 
101 intersection.  The nearest noise-sensitive land use consists of rural residential dwellings, the 
nearest of which are located approximately 0.38 miles west of the project site.     

AMBIENT NOISE ENVIRONMENT 

The noise environment in the proposed project area is defined primarily by vehicular traffic on SR 
101. To a lesser extent, vehicle traffic on nearby segments of South Vine Street and Highway 46 
West, also contribute on to ambient noise levels in the project area.   

To document existing ambient noise levels at the project site, a long-term (24-hour) and 
measurement was conducted on November 12th-13th, 2013.  Short-term ambient noise 
measurements were also conducted on November 18th, 2013.  Noise measurements were 
conducted using a Larson Davis Laboratories, Type I, Model 820 integrating sound-level meter 
positioned at a height of approximately 4.5 feet above ground level.  Measured ambient noise 
levels are summarized in Figure 2.  Long-term noise measurements are depicted in Figure 3.   

Based on the measurements conducted, ambient daytime average-hourly noise levels (in dBA 
Leq) range from the low to mid 50’s along the western site boundary of the project site to the 
upper 60’s along the eastern site boundary.  Average-daily noise levels at the eastern boundary 
of the project site, nearest SR 101, measured 68 dBA CNEL/Ldn.  

 

 

 

 

 

 

 

 

 

Agenda Item No. 1  Page 200 of 419



 

Noise Impact Assessment AMBIENT Air Quality & Noise Consulting 
South Vine Street Hotel Project, Paso Robles, CA November 2013 

8 

FIGURE 2 
SUMMARY OF MEASURED AMBIENT NOISE LEVELS 

 
Monitoring locations are approximate.(Not to Scale) 

Short-Term 
Monitoring 
Locations 

Monitoring    
Period 

Noise Level (dBA) (1) 

Leq Lmax CNEL(2) 

NM-1 
11/18/13, 15:20-15:30 64.5 69.1 

68 11/18/13, 16:45-17:00 66.3 68.6 
11/18/13, 17:00-17:15 66.5 70.4 

NM-2 11/18/13, 15:47-15:52 53.1 59.7 55 

NM-3 11/18/13, 15:59-16:06 50.6 58.4 54 

NM-4 11/18/13, 16:08-16:13 56.1 63.5 59 

NM-5 11/18/13, 16:16-16:21 66.1 68.5 69 

Long-Term 
Monitoring 
Location 

Monitoring    
Period 

Noise Level (dBA) 

Leq CNEL 
NM-1 24-hours (3) 56-67 68 

1. Noise measurement surveys were conducted using a Larson Davis 
Model 820 sound-level meter placed at a height of 4.5 feet above 
ground level.  

2. Represents calculated CNEL levels. 
3. Noise measurements were conducted November 12-13, 2013.  Refer 

to Figure 4 for measured long-term noise levels. 
Refer to Appendix A for noise measurement survey data. 

 
   

FIGURE 3 
MEASURED LONG-TERM (24-HOUR) AMBIENT NOISE LEVELS AT NOISE MONITORING SITE NM-1 

 
Noise measurements were conducted November 12-13, 2013.   
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REGULATORY FRAMEWORK 

NOISE 

City of Paso Robles General Plan 

Transportation Sources  

The City’s noise criteria for determination of land use compatibility are presented in Figure 4. 
These guidelines are used to assess whether or not transportation noise can potentially pose a 
conflict with proposed land uses.  For hotel land uses, an exterior noise level of 65 dBA CNEL/Ldn is 
considered “normally acceptable.” Exterior noise levels between 60 and 70 dBA CNEL/Ldn are 
considered “conditionally acceptable” and exterior levels between 70 and 80 dBA CNEL/Ldn are 
considered “normally unacceptable.” Exterior noise levels in excess of 80 dBA CNEL/Ldn are 
considered “clearly unacceptable.”   
 
In addition to the noise criteria for determination of land use compatibility, General Plan Policy 
N-1A also establishes exterior and interior noise standards for transportation sources.  
Accordingly,  the maximum allowable noise exposure for outdoor activity areas is 65 dBA 
CNEL/Ldn.  The maximum allowable noise exposure for interior areas of various land uses, 
including hotels, is 45 dBA CNEL/Ldn.   
 
Stationary Sources  

The City of Paso Robles has also adopted noise standards for stationary sources.  The noise 
standards are applied at the property line of the receiving land use.  The City’s noise standards 
for stationary sources are summarized in Table 3. 

TABLE 3 
MAXIMUM ALLOWABLE NOISE EXPOSURE-STATIONARY NOISE SOURCES1 
 Daytime 

(7a.m. to 10 p.m.) 
Nighttime 

(10 p.m. to 7a.m.) 
Hourly L, dB (2) 50 45 
Maximum level, dB (2) 70 65 
Maximum level, dB-Impulsive Noise (3) 65 60 
1. As determined at the property line of the receiving land use. When determining the effectiveness of noise mitigation 

measures, the standards may be applied on the receptor side of the noise barriers or other property line noise 
mitigation measures. 

2. Sound level measurements shall be made with the slow meter response. 
3. Sound level measurements shall be made with the fast meter response. 
Source: City of Paso Robles 2003 
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FIGURE 4 
CITY OF PASO ROBLES LAND USE COMPATIBILITY NOISE CRITERIA FOR TRANSPORTATION NOISE SOURCES 

 
Source: City of Paso Robles 2003 
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GROUNDBORNE VIBRATION  

There are no federal, state, or local regulatory standards for ground-borne vibration.  However, 
various criteria have been established to assist in the evaluation of vibration impacts.  For 
instance, the California Department of Transportation (Caltrans) has developed vibration criteria 
based on potential structural damage risks and human annoyance.  Caltrans-recommended 
criteria for the evaluation of groundborne vibration levels, with regard to structural damage and 
human annoyance, are summarized in Table 4 and Table 5, respectively.  The criteria 
differentiate between transient and continuous/frequent sources.  Transient sources of ground-
borne vibration include intermittent events, such as blasting; whereas, continuous and frequent 
events would include the operations of equipment, including construction equipment, and 
vehicle traffic on roadways (Caltrans 2002, 2004). 
 
The ground-borne vibration criteria recommended by Caltrans for evaluation of potential 
structural damage is based on building classifications, which take into account the age and 
condition of the building.  For residential structures and newer buildings, Caltrans considers a 
minimum peak-particle velocity (ppv) threshold of 0.5 inches per second (in/sec) for transient 
sources and 0.3 in/sec for continuous/frequent sources to be sufficient to protect against 
building damage.  With the exception of fragile buildings, ruins, and ancient monuments, 
continuous ground-borne vibration levels below approximately 0.2 in/sec ppv are unlikely to 
cause structural damage.  In terms of human annoyance, continuous vibrations in excess of 0.04 
in/sec ppv and transient sources in excess of 0.25 in/sec ppv are identified by Caltrans as being 
“distinctly perceptible”.  Within buildings, short periods of ground vibration in excess of 0.2 in/sec 
ppv are generally considered to result in increased levels of annoyance (Caltrans 2002, 2004). 
 

TABLE 4 
DAMAGE POTENTIAL TO BUILDINGS AT VARIOUS GROUNDBORNE VIBRATION LEVELS 

Structure and Condition 
Vibration Level  

(in/sec ppv) 
Transient  
Sources 

Continuous/Frequent 
Intermittent Sources 

Extremely Fragile Historic Buildings, Ruins, Ancient Monuments 0.12 0.08 

Fragile Buildings 0.2 0.1 

Historic and Some Old Buildings 0.5 0.25 

Older Residential Structures 0.5 0.3 

New Residential Structures 1.0 0.5 

Modern Industrial/Commercial Buildings 2.0 0.5 
Note: Transient sources create a single isolated vibration event, such as blasting or drop balls. Continuous/frequent intermittent 
sources include impact pile drivers, pogo-stick compactors, crack-and-seat equipment, vibratory pile drivers, and vibratory compaction 
equipment. 
Source: Caltrans 2002, 2004 
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TABLE 5 
ANNOYANCE POTENTIAL TO PEOPLE AT VARIOUS GROUNDBORNE VIBRATION LEVELS 

Human Response 
Vibration Level  

(in/sec ppv) 
Transient  
Sources 

Continuous/Frequent 
Intermittent Sources 

Barely Perceptible 0.04 0.01 

Distinctly Perceptible 0.25 0.04 

Strongly Perceptible 0.9 0.10 

Severe 2.0 0.4 
Note: Transient sources create a single isolated vibration event, such as blasting or drop balls. Continuous/frequent intermittent 
sources include impact pile drivers, pogo-stick compactors, crack-and-seat equipment, vibratory pile drivers, and vibratory compaction 
equipment. 
Source: Caltrans 2002, 2004 

IMPACTS AND MITIGATION MEASURES 

SIGNIFICANCE CRITERIA 

Criteria for determining the significance of noise impacts were developed based on information 
contained in the California Environmental Quality Act Guidelines (CEQA Guidelines, Appendix 
G). According to the guidelines, a project may have a significant effect on the environment if it 
would result in the following conditions: 

a) Exposure of persons to, or generation of, noise levels in excess of standards 
established in the local general plan or noise ordinance, or of applicable standards 
of other agencies; 

b) Exposure of persons to or generation of excessive groundborne vibration or 
groundborne noise levels; 

c) A substantial permanent increase in ambient noise levels in the project vicinity above 
levels existing without the project; 

d) A substantial temporary or periodic increase in ambient noise levels in the project 
vicinity above levels existing without the project; 

e) For a project located within an airport land use plan area or, where such a plan has 
not been adopted, within two miles of a public airport or a public use airport, would 
the project expose people residing or working in the project area to excessive noise 
levels; 

f) For a project within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels? 

For purposes of this analysis, a substantial increase in noise levels is defined as an increase of 5.0, 
or greater, where the noise levels, without project implementation, are less than 60 dBA 
CNEL/Ldn; 3 dBA, or greater, where the noise level, without project implementation, ranges from 
60 to 65 dBA CNEL/Ldn; and 1.5 dB, or greater, where the noise level, without project 
implementation, exceeds 65 dBA CNEL/Ldn, based on the previously discussed FICON noise 
criteria (Table 2). The rationale for these noise criteria is that as ambient noise levels increase, a 
smaller increase in noise resulting from a project is sufficient to cause a substantial increase in 
annoyance.   
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METHODOLOGY 

A combination of existing literature, noise level measurements, and application of accepted 
noise prediction and sound propagation algorithms were used for the prediction of short-term 
construction and long-term transportation source noise levels.  Traffic noise levels were 
calculated using the Federal Highway Administration (FHWA) roadway noise prediction model 
(FHWA-RD-77-108) and the FHWA Traffic Noise Model, version 2.5, based, in part, on traffic data 
obtained from the traffic analysis prepared for this project.  Additional input data included 
vehicle speeds, ground attenuation factors, and roadway widths.  Modeling assumptions and 
calculations are included in Appendix A. 

IMPACT DISCUSSION AND MITIGATION MEASURES 

IMPACT A Exposure of persons to, or generation of, noise levels in excess of standards 
established in the local general plan or noise ordinance, or of applicable 
standards of other agencies  

The proposed project would not include the installation of major stationary sources of exterior 
noise.  As a result, potential long-term exposure to noise would be primarily associated with 
vehicle traffic noise emanating from area roadways.    
 
For determination of land use compatibility, the City’s General Plan establishes a “normally 
acceptable” exterior noise standard of 65 dBA CNEL/Ldn.  Exterior noise levels of up to 70 dBA 
CNEL/Ldn are considered “conditionally acceptable” provided necessary noise-reduction 
measures are incorporated.  Exterior levels between 70 and 80 dBA CNEL/Ldn are considered 
“normally unacceptable” and levels in excess of 80 dBA CNEL/Ldn are considered “clearly 
unacceptable” (Paso Robles 2003).   In addition to the noise criteria for determination of land 
use compatibility, General Plan Policy N-1A also establishes exterior and interior noise standards 
for transportation sources.  For hotel uses, the maximum allowable noise exposure within outdoor 
activity areas is 65 dBA CNEL/Ldn.  The maximum allowable noise exposure for interior areas of 
the hotel is 45 dBA CNEL/Ldn.   
 
For determination of consistency with the City of Paso Robles General Plan noise standards, 
traffic noise modeling was conducted to determine the predicted traffic noise levels at various 
onsite locations.  Traffic noise modeling was conducted using the FHWA Traffic Noise Model, 
version 2.5, based on projected future year 2035 traffic conditions.  Traffic noise modeling 
included nearby segments of SR 101, Highway 46 West, and South Vine Street, with and without 
the proposed future realignment South Vine Street.  Traffic noise modeling results in comparison 
to the City’s General Plan noise standards are summarized, as follows: 
 
With Existing South Vine Street Alignment 

Predicted onsite traffic noise levels, with the existing alignment of South Vine Street, are depicted 
in Figure 5.  As depicted, predicted onsite traffic noise levels from area roadways would be 
greatest along the eastern façade of the hotel, which range from approximately 63 to 73 dBA 
CNEL/Ldn. Onsite noise levels are primarily influenced by vehicle traffic on SR 101.  In comparison 
to ground-level locations, predicted noise levels at upper-floor locations are projected to 
increase due to decreased ground attenuation and increased line-of-sight of area roadways.  
Predicted noise levels along the western-most building facades, which are largely shielded from 
direct exposure to SR 101, are projected to ranges from approximately 46 to 63 dBA CNEL/Ldn.   
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Newer building construction typically provides exterior-to-interior noise reductions of 25-30 dB.  
Based on the predicted exterior noise levels discussed above and assuming a minimum exterior-
to-interior noise reduction of 25 dB, predicted interior noise levels of rooms generally located 
along the upper floors of the eastern façade of the hotel, facing SR 101, could reach levels of 
approximately 48 dBA CNEL/Ldn.  Predicted interior noise levels of upper-floor rooms located 
along the eastern, northern, and southern-most building façades would exceed the City’s 
interior noise standard of 45 dBA CNEL/Ldn.  Predicted interior noise levels of rooms located in  
other areas of the hotel, which are largely shielded from direct exposed to SR 101, would be 
approximately 40 dBA CNEL/Ldn, or less, and would not exceed the City’s interior noise standard 
of 45 dBA CNEL/Ldn (Refer to Figure 7).   

Outdoor activity areas at the proposed hotel include a pool area, which is centrally located 
along the building’s western façade at the rear of the hotel.  Predicted traffic noise levels at the 
exterior pool area, with the current South Vine Street alignment,  would be approximately 46 
dBA CNEL/Ldn and would not exceed the City’s exterior noise standard of 65 dBA CNEL/Ldn.    

FIGURE 5 
PREDICTED YEAR 2035 EXTERIOR TRAFFIC NOISE LEVELS 

WITH EXISTING SOUTH VINE STREET ALIGNMENT 

 
*Depicts future year 2035 traffic noise levels in CNEL/Ldn. Refer to Appendix A for noise modeling assumptions and results. 

 
Proposed Future South Vine Street Alignment 

Predicted onsite traffic noise levels, with the proposed future realignment of South Vine Street, 
are depicted in Figure 6.  With the proposed future South Vine Street alignment, predicted traffic 
noise levels within the western portion of the project site would be projected to increase by 
approximately 1-4 dB.  The greatest increase in onsite traffic noise levels would occur at ground-
level locations within the southwestern portion of the project site.  Because traffic noise levels at 
the project site are largely dominated by vehicle traffic noise emanating from SR 101, the 
proposed realignment would not be projected to result in a substantial change in traffic noise 
levels along the eastern façade of the hotel.   

N 
 
Not to Scale 
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Based on the predicted exterior noise levels and assuming an exterior-to-interior noise reduction 
of 25 dB, predicted interior noise levels of rooms located along the upper floors of the eastern, 
northern, and southern-most building façades would exceed the City’s interior noise standard of 
45 dBA CNEL/Ldn.  Predicted interior noise levels of rooms located within other areas of the hotel 
would not exceed the City’s interior noise standard of 45 dBA CNEL/Ldn (Refer to Figure 7).   

With implementation of the proposed realignment of South Vine Street, predicted traffic noise 
levels at the exterior pool area would increase slightly to approximately 48 dBA CNEL/Ldn.  
However, predicted exterior noise levels at the pool area would not exceed the City’s exterior 
noise standard of 65 dBA CNEL/Ldn.    

FIGURE 6 
PREDICTED YEAR 2035 EXTERIOR TRAFFIC NOISE LEVELS  
WITH PROPOSED FUTURE SOUTH VINE STREET ALIGNMENT 

 
*Depicts future year 2035 traffic noise levels in CNEL/Ldn. Refer to Appendix A for noise modeling assumptions and results. 

 
 
Impact Summary 
 
Potentially Significant Impact.  For determination of consistency with the City of Paso Robles 
General Plan noise standards, traffic noise modeling was conducted for future year 2035 traffic 
conditions.  Traffic noise modeling included nearby segments of SR 101, Highway 46 West, and 
South Vine Street, with and without the proposed future alignment South Vine Street.  Based on 
the modeling conducted, predicted traffic noise levels within rooms generally located along the 
eastern, northern, and southern-most building façades would exceed the City’s interior noise 
standard of 45 dBA CNEL/Ldn.  Predicted interior noise levels of rooms located within other areas 
of the hotel would not exceed the City’s interior noise standard of 45 dBA CNEL/Ldn.  Predicted 
traffic noise levels at the exterior pool area would not exceed the City’s exterior noise standard 
of 65 dBA CNEL/Ldn.   Implementation of the proposed South Vine Street realignment would not 
result in a significance increase in onsite traffic noise levels in excess of applicable noise 
standards.   

N 
 
Not to Scale 
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Because predicted traffic noise levels within rooms located along the eastern, northeastern, and 
southern-most facades of the hotel would exceed the City’s interior noise standard of 45 dBA 
CNEL/Ldn, this impact is considered potentially significant. 
 
Mitigation Measure Noise-1:  

The following measures are recommended for noise-sensitive rooms (e.g., guest rooms, meeting 
rooms, etc.) located along the eastern, northeastern, and southern-most facades of the hotel, 
within line-of-sight of SR 101 (Recommended areas of mitigation are depicted in Figure 7): 
 

a. To ensure an overall exterior-to-interior noise reductions of 25 dB, windows and exterior 
doors of noise-sensitive rooms located on the ground floor should have a minimum sound 
transmission class (STC) rating of STC 28.  This requirement is also recommended for any 
noise-sensitive rooms to be located along the eastern and northern building facades of 
the hotel’s main entrance area. 

b. Windows and exterior doors of noise-sensitive rooms located on the 2nd-4th floors should 
have a minimum STC 33 rating. 

c. The total window area of noise-sensitive rooms should not exceed 20 percent of the 
room’s exterior wall area.  

d. The perimeter of window and exterior door frames should be caulked and sealed airtight 
to the exterior wall construction. 

e. Any penetrations of the exterior walls (e.g., ducts, pipes, conduit, etc.) shall be minimized 
to the extent possible and sealed with caulked or filled with mortar.   

f. The installation of appliances (e.g., fireplaces, ventilation units, etc.) requiring venting to 
exterior walls located along building facades with direct line-of-sight of SR 101 should be 
prohibited.  

g. Exterior walls should have a minimum STC rating of 35.  The construction of exterior walls 
with siding-on-sheathing, stucco, or brick; and, compliance with current Title 24 building 
standards is typically sufficient to achieve a minimum STC 35 for exterior walls.   

h. The above measures should be implemented unless it can be shown, to the acceptance 
of the Paso Robles Community Development Department Staff, that alternative 
mitigation would achieve equivalent reductions sufficient to reduce interior noise levels 
within noise-sensitive locations to below the City’s interior noise level of 45 dBA CNEL/Ldn. 
 

The above mitigation measures assume construction of exterior walls with stucco and/or 
brick/stone finishes.  With implementation of the above mitigation measures, predicted interior 
noise levels would be reduced to below the City’s interior noise standard of 45 dBA CNEL/Ldn 
(Refer to Figure 7).  With mitigation, this impact is considered less than significant. 
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FIGURE 7 
PREDICTED INTERIOR NOISE LEVELS  

Areas to be Mitigated Highest Predicted Interior Noise 
Levels (dBA CNEL/Ldn) 

 

Location Without 
Mitigation 

With 
Mitigation 

Ground 
Floor* 40 40 

2nd Floor 45 40 

3rd Floor 47 42 

4th Floor 48 43 

 Ground-floor locations assume an 
overall exterior-to-interior noise 
reduction of 25 dB. Includes the 
installation of windows/exterior 
doors meeting a minimum rating of 
STC 28.   

 Upper-floor locations assume an 
overall exterior-to-interior noise 
reduction of 30 dB. Includes the 
installation of windows/exterior 
doors meeting a minimum rating of 
STC 33.   

 Predicted interior noise levels of 
rooms located within other areas 
of the hotel, which are largely 
shielded from direct exposed to SR 
101, would be approximately 40 
dBA CNEL/Ldn, or less. 

 
              Depicts locations where adjoining noise-sensitive rooms would 

require mitigation to achieve the City’s interior noise standard 
of 45 dBA CNEL/Ldn.   

 
 
IMPACT B Exposure of persons to or generation of excessive groundborne vibration or 

groundborne noise levels 

Less than Significant Impact.  Increases in groundborne vibration levels attributable to the 
proposed project would be primarily associated with short-term construction-related activities.  
Construction activities associated with the proposed project would likely require the use of 
various off-road equipment, such as tractors, concrete mixers, and haul trucks.  The use of major 
groundborne vibration-generating construction equipment, such as pile drivers, is not 
anticipated to be required for this project.     

Groundborne vibration levels associated with representative construction equipment are 
summarized in Table 6.  Based on the vibration levels presented in Table 6, ground vibration 
generated by construction equipment would not be anticipated to exceed approximately 0.08 
inches per second ppv at 25 feet.  Predicted vibration levels at the nearest offsite structures, 

N 
 
Not to Scale

Agenda Item No. 1  Page 210 of 419



 

Noise Impact Assessment AMBIENT Air Quality & Noise Consulting 
South Vine Street Hotel Project, Paso Robles, CA November 2013 

18 

which are located in excess of 500 feet from the project site, would not exceed the minimum 
recommended criteria for structural damage and human annoyance (0.2 and 0.1 in/sec ppv, 
respectively).  As a result, this impact would be considered less than significant.  

TABLE 6 
REPRESENTATIVE VIBRATION SOURCE LEVELS FOR CONSTRUCTION EQUIPMENT 

Equipment 
Peak Particle Velocity  

at 25 Feet (In/Sec) 

Loaded Trucks 0.076 

Jackhammer 0.035 

Small Bulldozers/Tractors 0.003 

Source: FTA 2006, Caltrans 2004 

 
 
IMPACT C A substantial permanent increase in ambient noise levels in the project vicinity 

above levels existing without the project 

Less than Significant Impact.  Implementation of the proposed project would result in increased 
traffic volumes along area roadways. The increase in traffic volumes resulting from 
implementation of the proposed project would, therefore, contribute to predicted increases in 
traffic noise levels. Traffic noise levels were quantified for existing, cumulative, and future year 
2035 conditions, with and without project-generated traffic.  The cumulative modeling scenario 
is based on existing conditions with approved and pending projects located in the City of Paso 
Robles and area of the County in the study area, as defined in the traffic analysis prepared for 
this project.  Future year 2035 conditions were based on traffic volumes derived from the 
Regional Traffic Model maintained by SLOCOG and City of Paso Robles.  The Project’s 
contribution to traffic noise levels along area roadways was determined by comparing the 
predicted noise levels with and without project-generated traffic.  Predicted traffic noise levels, 
are summarized in Table 7.  

In comparison to existing conditions, the proposed project would result in predicted increases in 
traffic noise levels of approximately 0.13 to 0.76 dBA along South Vine Street and approximately 
0.06 to 0.25 dBA along Highway 46 West.  Under cumulative and future year 2035 conditions, the 
project’s contribution to traffic noise levels would decrease to approximately 0.39 dB, or less, 
along area roadways.  Implementation of the proposed project would not contribute to a 
substantial increase in traffic noise levels.  As a result, this impact would be considered less than 
significant. 
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TABLE 7 
PREDICTED INCREASES IN TRAFFIC NOISE LEVELS 

LONG-TERM OPERATIONAL CONDITIONS 

Roadway Segment 

CNEL/Ldn at 50 Feet from 
Near-Travel-Lane 

Centerline1 Predicted  
Noise Level 

Increase 

Substantial  
Noise Level 
Increase?2 

Without 
Project 

With 
 Project 

Existing Conditions 
South Vine Street, South of 1st Street 62.78 62.91 0.13 No 
South Vine Street, North of Highway 46 West 62.28 63.04 0.76 No 
Highway 46 West, West of South Vine Street 72.16 72.22 0.06 No 
Highway 46 West, East of South Vine Street 70.96 71.21 0.25 No 

Cumulative Conditions 
South Vine Street, South of 1st Street 63.33 63.45 0.12 No 
South Vine Street, North of Highway 46 West 65.39 65.78 0.39 No 
Highway 46 West, West of South Vine Street 72.65 72.71 0.06 No 
Highway 46 West, East of South Vine Street 72.35 72.53 0.18 No 

Year 2035 Conditions 
South Vine Street, South of 1st Street 65.13 65.17 0.04 No 
South Vine Street, North of Highway 46 West 66.26 66.59 0.33 No 
Highway 46 West, West of South Vine Street 74.74 74.77 0.03 No 
Highway 46 West, East of South Vine Street 74.73 74.84 0.11 No 

1. Traffic noise levels were calculated using the FHWA roadway noise prediction model based on data obtained from the traffic 
analysis prepared for this project (ATE 2013).  

2. For purposes of this analysis, a substantial increase in noise levels is defined as an increase of 5.0, or greater, where the noise 
levels, without project implementation, are less than the County’s “normally acceptable” noise standard. Where the noise level, 
without project implementation, equals or exceeds applicable noise standards, an increase of 3.0 dBA, or greater, would be 
considered a substantial increase.       

 

IMPACT D: A substantial temporary or periodic increase in ambient noise levels in the project 
vicinity above levels existing without the project 

Potentially Significant Impact.  Construction noise typically occurs intermittently and varies 
depending upon the nature or phase of construction (e.g., land clearing, grading, excavation, 
and paving).  Noise generated by construction equipment, including earth movers, material 
handlers, and portable generators, can reach high levels.  Although noise ranges are generally 
similar for all construction phases, the initial site preparation phase tends to involve the most 
heavy-duty equipment having a higher noise-generation potential.  Noise levels associated with 
individual construction equipment is summarized in Table 8.   
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TABLE 8 
TYPICAL CONSTRUCTION EQUIPMENT NOISE LEVELS 

Equipment Typical Noise Level (dBA Lmax) 
50 feet from Source 

Air Compressor 81 

Backhoe 80 

Compactor 82 

Concrete Mixer 85 

Concrete Vibrator 76 

Crane, Mobile 83 

Dozer 85 

Generator 81 

Grader 85 

Impact Wrench 85 

Jack Hammer 88 

Loader 85 

Truck 88 

Paver 89 

Pneumatic Tool 85 

Roller 74 

Saw 76 

Sources: FTA 2006 

 
As depicted in Table 8, noise levels generated by individual pieces of construction equipment 
typically range from approximately 74 dBA to 89 dBA Lmax at 50 feet (FTA 2006).  Average-hourly 
noise levels associated with road improvement projects can vary, depending on the activities 
performed, reaching levels of up to approximately 83 dBA Leq at 50 feet.  Short-term increases in 
vehicle traffic, including worker commute trips and haul truck trips may also result in temporary 
increases in ambient noise levels at nearby receptors.  Construction activities occurring during 
the more noise-sensitive nighttime hours would be of particular concern given the potential for 
increased levels of annoyance.  The proposed project, however, does not identify hourly 
restrictions for construction activities.  As a result, noise-generating construction activities 
occurring during the nighttime hours, if required, would be considered to have a potentially 
significant short-term noise impact. 
 
Mitigation Measure Noise-2:  

a. Unless otherwise provided for in a validly issued permit or approval, noise-generating 
construction activities should be limited to the hours of 7:00 a.m. and 7:00 p.m. Noise-
generating construction activities should not occur on Sundays or city holidays. 

b. Construction equipment should be properly maintained and equipped with noise-
reduction intake and exhaust mufflers and engine shrouds, in accordance with 
manufacturers’ recommendations. Equipment engine shrouds should be closed during 
equipment operation.      
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With implementation of the above mitigation measures, construction activities would be limited 
to the daytime hours.  The proper maintenance of construction equipment and use of mufflers 
would reduce equipment noise levels by approximately 10 dB.  With mitigation, this impact is 
considered less than significant. 
 

IMPACT E & F: For a project located within an airport land use plan area or, where such a plan 
has not been adopted, within two miles of a public airport or a public use airport, 
would the project expose people residing or working in the project area to 
excessive noise levels; AND  

 For a project within the vicinity of a private airstrip, would the project expose 
people residing or working in the project area to excessive noise levels? 

Less than Significant Impact.  The project site is not located within two miles of a public airport or 
private airstrip.  The nearest airport is the Paso Robles Municipal Airport, which is located 
approximately 5.8 miles northeast of the project site. As a result, the project site is not subject to 
high levels of aircraft noise. This impact is considered less than significant. 
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Attachment 13 
Traffic Impact Study
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                                                                                                                                  Attachment 14 
Mitigation Measures Summary 

Exhibit A 
 

Mitigation Measures Summary 
Marriott Residence Inn 

 
Aesthetics: 
 
MM AES-1: 
The applicant shall install site landscaping prior to operation of the project and in accordance with 
the City approved Landscape Plan.  The Landscape Plan shall require the planting of landscaping and 
trees of various sizes and species around the periphery of the site and parking lot to help reduce the 
visual impacts of building massing to the satisfaction of the Community Development Director, or 
his/her  
 
Air Quality and Greenhouse Gas Emissions: 
 
MM AQ-1 
The applicant shall implement the following measures to reduce construction-generated fugitive dust 
emissions:   

a.  The applicant shall limit the amount of the disturbed area to the maximum extent feasible; 
b.  The applicant shall make use of water trucks or sprinkler systems, in sufficient quantities, to 

prevent airborne dust from leaving the site. Increased watering frequency would be required 
whenever wind speeds exceed 15 mph. Reclaimed (non-potable) water shall be used 
whenever possible; 

c.  The applicant shall spray water on all dirt stock pile areas on an  as needed basis; 
d.  The applicant shall implement all permanent dust control measures identified in the approved 

project revegetation and landscape plans as soon as possible immediately following 
completion of any soil disturbing activities, including but not limited to installation of 
permanent revegetation of the site; 

e. The applicant shall ensure that exposed ground areas, that are planned to be reworked at dates 
greater than one month after initial grading, are sown with a fast germinating, non-invasive 
grass seed and watered until vegetation is established; 

f.  The applicant shall ensure that all disturbed soil areas not subject to revegetation shall be 
stabilized using approved chemical soil binders, jute netting, or other methods approved in 
advance by the APCD; 

g.  The applicant shall ensure that all roadways, driveways, sidewalks, etc. to be paved are 
completed as soon as possible. In addition, building pads shall be laid as soon as possible after 
grading unless seeding or soil binders are used; 

h.  The applicant shall ensure that construction vehicles not exceed 15 mph on any unpaved 
surface at the construction site; 

i.  The applicant shall ensure that all trucks hauling dirt, sand, soil, or other loose materials are 
covered or maintain at least two feet of freeboard (minimum vertical distance between top of 
load and top of trailer) in accordance with CVC Section 23114; 
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j.  The applicant shall install wheel washers where vehicles enter and exit unpaved roads, or 
wash off trucks and equipment leaving the site; 

k.  The applicant shall sweep streets at the end of each day if visible soil material is carried onto 
adjacent paved roads.  

l. All fugitive dust mitigation measures shall be shown on grading and building plans; and  
m.  The contractor or builder shall designate a person or persons to monitor the fugitive dust 

emissions and enhance the implementation of the measures as necessary to minimize dust 
complaints, reduce visible emissions below 20% opacity, and to prevent transport of dust 
offsite. Their duties shall include holidays and weekend periods when work may not be in 
progress. The name and telephone number of such persons shall be provided to the APCD 
Compliance Division prior to the start of any grading, earthwork or demolition. 

 
MM AQ-2 
The applicant shall reduce emissions through encouraging the use of alternative forms of 
transportation, providing increased pedestrian access and accessibility to community services and 
local destinations, reducing vehicle miles traveled within the County, and promoting congestion 
management efforts through participation in and implementation of the following measures:   

• Voluntary Trip Reduction Program (e.g. provide informational materials to employees on trip 
reduction measures such as ride-sharing, park and ride lots, etc.) 

• Local and Regional Transit System Improvements (e.g. installation of the transit stop along 
project frontage on South Vine Street) 

• Bicycling and Bikeway Enhancements (e.g. bike parking racks and storage lockers) 
• Hotel shuttle service for hotel guests 

 
MM AQ-3 
Prior to any grading activities the applicant shall conduct a geologic evaluation to determine if 
Naturally Occurring Asbestos (NOA) is present within the area that will be disturbed. If NOA is not 
present, an exemption request must be filed with the SLOAPCD. If NOA is found at the site, the 
applicant must comply with all requirements outlined in the Asbestos ATCM.  These requirements 
may include but are not limited to: 

a.  An Asbestos Dust Mitigation Plan shall be submitted to and approved by the SLOAPCD and 
submitted with building permits before operations begin, and, 

b. Development and approval of an Asbestos Health and Safety Program (required for some 
projects).  If NOA is not present, an exemption request must be filed with the SLOAPCD. 
More information on NOA can be found at http://www.slocleanair.org/business/asbestos.asp. 

c. Demolition of onsite structures shall comply with the National Emission Standards for 
Hazardous Air Emissions (NESHAP) requirements (NESHAP, 40 CFR, Part 61, Subpart M) for 
the demolition of existing structures. The SLOAPCD is delegated authority by the 
Environmental Protection Agency (EPA) to implement the Federal Asbestos NESHAP.  Prior 
to demolition of onsite structures, the SLOAPCD shall be notified, per NESHAP 
requirements.   
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MM-AQ-4 
The applicant shall ensure that, per the air pollution emissions modeling assumptions, 52 % of 
exterior building materials used are pre-painted prior to installation.  Documentation of pre-painted 
material shall be submitted to the City Planning Department prior to approval of certificate of 
occupancy. 
 
MM-AQ-5 
The applicant shall coordinate with APCD, prior to demolition activities on the project site, to 
determine if lead removal is required and if a permit is required in order to conduct demolition 
activities.  The applicant shall comply with all requirements of any APCD permit that is required.   
 

 
MM-AQ-6 
The applicant shall comply with all requirements stipulated in the National Emission Standard for 
Hazardous Air Pollutants (40CFR61, Subpart M - asbestos NESHAP), , prior to any demolition 
activities on the project site, including but not limited to: 1) providing written notification to APCD, 
within at least 10 business days of activities commencing that could expose or release asbestos; 2) 
conducting an asbestos survey to be performed by a Certified Asbestos Inspector; and, 3)complying 
with all requirements identified by APCD to remove and dispose of any asbestos materials.  

 
MM-AQ-7 
The applicant shall not burn any vegetative material on the project site as required by APCD 
regulations prohibiting developmental burning of vegetative material within San Luis Obispo County.   

 
MM-AQ-8 
The applicant shall ensure that all portable equipment, 50 horsepower (hp) or greater, used during 
construction activities, satisfies California statewide portable equipment registration requirements 
(issued by the California Air Resources Board) or APCD permit requirements.  The following types of 
equipment may require registration or permitting from the California Air Resources Board or APCD. 
 

For a more detailed listing, refer to the Technical Appendices, page 4-4, in the APCD's 2012 
CEQA Handbook. 
 Power screens, conveyors, diesel engines, and/or crushers; 
 Portable generators and equipment with engines that are 50 hp or greater; 
 Electrical generation plants or the use of standby generator; 
 Internal combustion engines; 
 Rock and pavement crushing; 
 Unconfined abrasive blasting operations; 
 Tub grinders; 
 Trommel screens; and,  
 Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch plant, etc). 

 
MM-AQ-9 
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The applicant shall ensure that all operational type equipment has all required APCD permits and 
meets any applicable permitting requirements of APCD.  For a more detailed listing, refer to the 
Technical Appendix, page 4-4, in the APCD's 2012 CEQA Handbook. 

 Portable generators and equipment with engines that are 50 hp or greater; 
 Electrical generation plants or the use of standby generator; 
 Public utility facilities; 
 Boilers; 
 Internal combustion engines; and 
 Cogeneration facilities. 

 
Most facilities applying for an Authority to Construct or Permit to Operate with stationary diesel 
engines greater than 50 hp, shall be prioritized or screened for facility wide health risk impacts.  A 
diesel engine-only facility limited to 20 non-emergency operating hours per year or that has 
demonstrated to have overall diesel particulate emissions less than or equal to 2 lb/yr does not need to 
do additional health risk assessment.   
 
Greenhouse Gas Emissions 
 

MM GHG-1   

The following mitigation measures shall be implemented to reduce project-generated GHG emissions:  

a. The proposed project shall demonstrate compliance with the City of Paso Robles’ Climate 
Action Plan.  To assist with this determination, the CAP includes a worksheet that identifies 
various “mandatory”, as well as, “voluntary” measures.  All “mandatory” actions must be 
incorporated as binding and enforceable components of the project to be considered 
consistent with the CAP.  If a project cannot meet one or more of the “mandatory” actions, 
substitutions may be allowed provided equivalent reductions can be achieved.  A copy of the 
City’s CAP consistency worksheet is included in Appendix C of the project GHG emissions 
analysis. 
 

b. The project applicant shall implement onsite mitigation measures and payment of an offsite 
mitigation fees sufficient to reduce project-generated emissions to below 1,150 MTCO2e/year.  
GHG emissions may be mitigated by the purchase of carbon offsets provided by other 
agencies/organizations, with prior approval by SLOAPCD. The applicant shall submit proof of 
the purchase of any carbon offsets to the Paso Robles Community Development Department 
Director for his review and approval.  At a minimum, the onsite GHG-reduction measures to 
be implemented shall include the following: 

1. Use low-VOC cleaning supplies. This requirement shall be reflected in the 
operational procedures manual for the proposed project. 

2. Use low–VOC paint having a VOC content of 100 grams per liter, or less.  This 
requirement shall be reflected in the operational procedures manual for the proposed 
project. 

3. A shuttle shall be provided for hotel guests to provide transportation to and from the 
Amtrak transit station. 
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4. The project proponent shall demonstrate that the project-wide lighting efficiency 
shall be improved by at least 16% relative to current conventional lighting methods 
through the installation of energy-efficient lighting, (e.g., metal halide, high-pressure 
sodium, LEDs) for interior and exterior lighting areas.  Unnecessary exterior lighting 
shall be reduced, to the extent practical and where reductions in lighting would not 
pose a risk to public safety.  

5. Utilize low-flow faucets and toilets and water-efficient irrigation systems to reduce 
energy demands associated with water use. 

6. Proposed onsite occupied buildings shall exceed baseline Title 24 Building Envelope 
Energy Efficiency Standards by a minimum of 10 percent. The baseline GHG 
emissions from electricity and natural gas usage shall reflect 2008 Title 24 standards 
with no energy-efficient appliances. 

7. Install energy-efficient appliances (i.e., Energy Star rated). 
8. Incorporate water-reducing features into building and landscape design, including use 

of drought-tolerant landscaping, minimizing turfed areas, and installation of water-
efficient irrigation systems in accordance with the City of Paso Robles Zoning Code, 
Chapter 21.22B, Landscape and Irrigation Ordinance. 

 
Biological Resources 
 
MM BIO-1 

Migratory Bird Protection.   

To the maximum extent possible, the applicant shall conduct site preparation, ground-disturbing, and 
construction activities outside of the migratory bird breeding season. If such activities are required during 
this period, the applicant shall retain a qualified biologist to conduct a nesting bird survey and verify that 
migratory birds are not occupying the site. If nesting activity is detected the following measures shall be 
implemented: 

a. The project shall be modified or delayed as necessary to avoid direct take of identified nests, eggs, 
and/or young protected under the MBTA; 

b. The qualified biologist shall determine an appropriate biological buffer zone around active nest 
sites. Construction activities within the established buffer zone will be prohibited until the young 
have fledged the nest and achieved independence; and, 

c. The qualified biologist shall document all active nests and submit a letter report to the City 
documenting project compliance with the MBTA. 

MM BIO-2 

San Joaquin Kit Fox Protection. 

a. Prior to construction, a qualified biologist shall conduct a pre-activity survey to identify known or 
potential dens or any other sign of the species, no less than 14 days and no more than 30 days 
prior to the beginning of the site preparation, ground-disturbing, or construction activities, or any 
other activity that has the potential to adversely affect San Joaquin kit fox. If a known or potential 
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den or any other sign of the species is identified or detected within the project area, the biologist 
will contact the USFWS and CDFW immediately. No work will commence or continue until such 
time that the USFWS and CDFW determine that it is appropriate to proceed. Under no 
circumstances will a known or potential den be disturbed or destroyed without prior authorization 
from the USFWS and CDFW. Within 7 days of survey completion, a report will be submitted to 
the USFWS, CDFW, and the City. The report will include, at a minimum, survey dates, field 
personnel, field conditions, survey methodology, and survey results.   

b. During the site-disturbance and/or construction phase, to prevent entrapment of the San Joaquin 
kit fox, all excavation, steep-walled holes, or trenches in excess of 2 feet in depth shall be covered 
at the close of each working day by plywood or similar materials, or provided with one or more 
escape ramps constructed of earth fill or wooden planks. Trenches shall also be inspected for 
entrapped kit fox each morning prior to onset of field activities and immediately prior to covering 
with plywood at the end of each working day. Before such holes or trenches are filled or covered, 
they shall be thoroughly inspected for entrapped kit fox. If any kit fox is found, work will stop 
and the USFWS and CDFW will be contacted immediately to determine how to proceed.  

c. During the site disturbance and/or construction phase, any pipes, culverts, or similar structures 
with a diameter of 4 inches or greater stored overnight at the project site shall be thoroughly 
inspected for trapped San Joaquin kit foxes before the subject pipe is subsequently buried, 
capped, or otherwise used or moved in any way. If any kit fox are found, work will stop and the 
USFWS and CDFW will be contacted immediately to determine how to proceed. 

d. Prior to, during, and after the site disturbance and/or construction phase, use of pesticides or 
herbicides shall be in compliance with all federal, state, and local regulations. This is necessary to 
minimize the probability of primary or secondary poisoning of endangered species utilizing 
adjacent habitats, and the depletion of prey upon which San Joaquin kit foxes depend. 

e. During the site disturbance and/or construction phase, any contractor or employee that 
inadvertently kills or injures a San Joaquin kit fox or who finds any such animal either dead, 
injured, or entrapped shall be required to report the incident immediately to the applicant and 
City. In the event that any observations are made of injured or dead kit fox, the applicant shall 
immediately notify the USFWS and the CDFW by telephone. In addition, formal notification 
shall be provided in writing within 3 working days of the finding of any such animal(s). 
Notification shall include the date, time, location and circumstances of the incident. Any 
threatened or endangered species found dead or injured shall be turned over immediately to the 
CDFW for care, analysis, or disposition. 

f. Prior to final inspection, should any long internal or perimeter fencing be proposed or installed, 
the applicant shall do the following to provide for kit fox passage: 

• If a wire strand/pole design is used, the lowest strand shall be no closer to the ground than 
12 inches. 

• If a more solid wire mesh fence is used, 8×12-inch openings near the ground shall be 
provided every 100 yards. 

g. Upon fence installation, the applicant shall notify the City to verify proper installation. Any 
fencing constructed after issuance of a final permit shall follow the above guidelines. 

MM BIO-3 
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Oak Tree Protection. 

a. Prior to site disturbance, the critical root zone (CRZ) of all oak trees with a DBH of 6 inches or 
greater must be fenced to protect from construction activities. 

b. During the site disturbance and/or construction phase, grading, cutting, or filling within 5 feet of a 
CRZ of all oak trees with a DBH of 6 inches or greater must be supervised by a certified arborist 
approved by the City. Such activities beyond 5 feet of a CRZ must be monitored to insure that 
activities are in accordance with approved plans. Root pruning outside of the CRZ must be done 
by hand.  

c. Oil, gasoline, chemicals, or other construction materials potentially harmful to oak trees may not 
be stored in the CRZ of any oak tree with a DBH of 6 inches or greater. 

d. Drains shall be installed according to city specification so as to avoid harm by excessive watering 
to oak trees with a DBH of 6 inches or greater. 

e. Landscaping within the CRZ of any oak tree with a DBH of 6 inches or greater is limited to 
indigenous plant species or non-plant material, such as cobbles or wood chips.  

f. Wires, signs, or other similar items shall not be attached to oak trees with a DBH of 6 inches or 
greater. 

g. For each oak tree removed (DBH of 6 inches or greater), a tree or trees of the same species must 
be planted with a combined DBH of 25% of the removed tree’s DBH within the property’s 
boundary.  
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Noise 

MM N-1 
The following measures shall be implemented for noise-sensitive rooms (e.g., guest rooms, meeting 
rooms, etc.) located along the eastern, northeastern, and southern-most facades of the hotel, within 
line-of-sight of SR 101 (Recommended areas of mitigation are depicted in Figure 7): 
 

a. To ensure an overall exterior-to-interior noise reductions of 25 dB, windows and exterior 
doors of noise-sensitive rooms located on the ground floor shall have a minimum sound 
transmission class (STC) rating of STC 28.  This requirement is also required for any noise-
sensitive rooms to be located along the eastern and northern building facades of the hotel’s 
main entrance area. 

b. Windows and exterior doors of noise-sensitive rooms located on the 2nd-4th floors shall have a 
minimum STC 33 rating. 

c. The total window area of noise-sensitive rooms shall not exceed 20 percent of the room’s 
exterior wall area.  

d. The perimeter of window and exterior door frames shall be caulked and sealed airtight to the 
exterior wall construction. 

e. Any penetrations of the exterior walls (e.g., ducts, pipes, conduit, etc.) shall be minimized to 
the extent possible and sealed with caulked or filled with mortar.   

f. The installation of appliances (e.g., fireplaces, ventilation units, etc.) requiring venting to 
exterior walls located along building facades with direct line-of-sight of SR 101 shall be 
prohibited.  

g. Exterior walls shall have a minimum STC rating of 35.  The construction of exterior walls 
with siding-on-sheathing, stucco, or brick; and, compliance with current Title 24 building 
standards is typically sufficient to achieve a minimum STC 35 for exterior walls.   
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FIGURE 7 
PREDICTED INTERIOR NOISE LEVELS  

Areas to be Mitigated 
Highest Predicted Interior Noise 

Levels (dBA CNEL/Ldn) 

 

Locatio
n 

Without 
Mitigatio

n 

With 
Mitigatio

n 
Ground 
Floor* 

40 40 

2nd 
Floor 

45 40 

3rd 
Floor 

47 42 

4th Floor 48 43 

• Ground-floor locations assume 
an overall exterior-to-interior 
noise reduction of 25 dB. 
Includes the installation of 
windows/exterior doors 
meeting a minimum rating of 
STC 28.   

• Upper-floor locations assume an 
overall exterior-to-interior 
noise reduction of 30 dB. 
Includes the installation of 
windows/exterior doors 
meeting a minimum rating of 
STC 33.   

• Predicted interior noise levels 
of rooms located within other 
areas of the hotel, which are 
largely shielded from direct 
exposed to SR 101, would be 
approximately 40 dBA 
CNEL/Ldn, or less. 

 
              Depicts locations where adjoining noise-sensitive rooms 

would require mitigation to achieve the City’s interior 
noise standard of 45 dBA CNEL/Ldn.   

 
  

N 
 
Not to Scale 
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MM N-2 

a. Noise-generating construction activities shall be limited to the hours of 7:00 a.m. and 7:00 
p.m. Noise-generating construction activities shall not occur on Sundays or city holidays. 

b. Construction equipment shall be properly maintained and equipped with noise-reduction 
intake and exhaust mufflers and engine shrouds, in accordance with manufacturers’ 
recommendations. Equipment engine shrouds shall be closed during equipment operation.  

 

MM TR-1 

The Marriott Residence Inn Project shall be required to contribute to the estimated costs of the 
improvements planned at the U.S. 101/SR 46W interchange through payment of $330,496, or such 
other amount consistent with the City’s Development Impact Fee Justification Study, and the 
Engineering News Record price index adjusted every July 1st.  This amount, as adjusted, represents 
the applicant’s fair share contribution under the City’s Development Impact Fee Program (DIF) in 
accordance with Council Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Needs List.  The Needs List includes, as 
improvement facility #30, on page 26, the future phases for the improvement of the interchange of 
Highways 101-46W.  
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                                                                                                                                                                                                                 Attachment 15 
Mitigation Monitoring and 

Reporting Measures 
DRAFT Mitigation Monitoring and Reporting Plan 

 
Project File No./Name: PD 13-005, TPM PR 13-0109, OTR 13-008/Marriott Residence Inn – Excel Paso Robles, L.P. 
 
Approving Resolution No.:   by:   Planning Commission   City Council Date:  
 
The following environmental mitigation measures were either incorporated into the approved plans or were incorporated into the conditions of approval. Each and 
every mitigation measure listed below has been found by the approving body indicated above to lessen the level of environmental impact of the project to a level of 
non-significance. A completed and signed checklist for each mitigation measure indicates that it has been completed. A description of each measure is provided in 
Exhibit A, attached to this document. 
 

Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

AES-1 
The applicant shall install site landscaping prior to operation of 
the project and in accordance with the City approved Landscape 
Plan.  The Landscape Plan shall require the planting of 
landscaping and trees of various sizes and species around the 
periphery of the site and parking lot to help reduce the visual 
impacts of building massing to the satisfaction of the Community 
Development Director, or his/her  
 

Project CDD   Prior to certificate of 
occupancy. 

AQ-1 
The applicant shall implement the following measures to reduce 
construction-generated fugitive dust emissions:   

a.  The applicant shall limit the amount of the disturbed 
area to the maximum extent feasible; 

b.  The applicant shall make use of water trucks or 
sprinkler systems, in sufficient quantities, to prevent 
airborne dust from leaving the site. Increased watering 
frequency would be required whenever wind speeds 
exceed 15 mph. Reclaimed (non-potable) water shall 
be used whenever possible; 

c.  The applicant shall spray water on all dirt stock pile 
areas on an  as needed basis; 

d.  The applicant shall implement all permanent dust 
control measures identified in the approved project 
revegetation and landscape plans as soon as possible 
immediately following completion of any soil disturbing 
activities, including but not limited to installation of 
permanent revegetation of the site; 

e. The applicant shall ensure that exposed ground areas, 
that are planned to be reworked at dates greater than 
one month after initial grading, are sown with a fast 
germinating, non-invasive grass seed and watered until 
vegetation is established; 

f.  The applicant shall ensure that all disturbed soil areas 
not subject to revegetation shall be stabilized using 

Project, 
ongoing 

CDD   Written description, prior 
to certificate of 
occupancy. 
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Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

approved chemical soil binders, jute netting, or other 
methods approved in advance by the APCD; 

g.  The applicant shall ensure that all roadways, 
driveways, sidewalks, etc. to be paved are completed 
as soon as possible. In addition, building pads shall be 
laid as soon as possible after grading unless seeding or 
soil binders are used; 

h.  The applicant shall ensure that construction vehicles 
not exceed 15 mph on any unpaved surface at the 
construction site; 

i.  The applicant shall ensure that all trucks hauling dirt, 
sand, soil, or other loose materials are covered or 
maintain at least two feet of freeboard (minimum 
vertical distance between top of load and top of trailer) 
in accordance with CVC Section 23114; 

j.  The applicant shall install wheel washers where 
vehicles enter and exit unpaved roads, or wash off 
trucks and equipment leaving the site; 

k.  The applicant shall sweep streets at the end of each 
day if visible soil material is carried onto adjacent 
paved roads.  

l. All fugitive dust mitigation measures shall be shown on 
grading and building plans; and  

m.  The contractor or builder shall designate a person or 
persons to monitor the fugitive dust emissions and 
enhance the implementation of the measures as 
necessary to minimize dust complaints, reduce visible 
emissions below 20% opacity, and to prevent transport 
of dust offsite. Their duties shall include holidays and 
weekend periods when work may not be in progress. 
The name and telephone number of such persons shall 
be provided to the APCD Compliance Division prior to 
the start of any grading, earthwork or demolition. 

 
AQ-2 
The applicant shall reduce emissions through encouraging the 
use of alternative forms of transportation, providing increased 
pedestrian access and accessibility to community services and 
local destinations, reducing vehicle miles traveled within the 
County, and promoting congestion management efforts through 
participation in and implementation of the following measures:   

• Voluntary Trip Reduction Program (e.g. provide 
informational materials to employees on trip reduction 
measures such as ride-sharing, park and ride lots, etc.) 

• Local and Regional Transit System Improvements (e.g. 
installation of the transit stop along project frontage on 
South Vine Street) 

• Bicycling and Bikeway Enhancements (e.g. bike 
parking racks and storage lockers) 

• Hotel shuttle service for hotel guests 
 

Project Building 
Dept 

  Prior to issuance of 
grading permit 

AQ-3 
Prior to any grading activities the applicant shall conduct a 

Project Building 
Dept 

  Prior to issuance of 
grading permit 
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geologic evaluation to determine if Naturally Occurring Asbestos 
(NOA) is present within the area that will be disturbed. If NOA is 
not present, an exemption request must be filed with the 
SLOAPCD. If NOA is found at the site, the applicant must comply 
with all requirements outlined in the Asbestos ATCM.  These 
requirements may include but are not limited to: 

a.  An Asbestos Dust Mitigation Plan shall be submitted to 
and approved by the SLOAPCD and submitted with 
building permits before operations begin, and, 

b. Development and approval of an Asbestos Health and 
Safety Program (required for some projects).  If NOA is 
not present, an exemption request must be filed with 
the SLOAPCD. More information on NOA can be found 
at http://www.slocleanair.org/business/asbestos.asp. 

c. Demolition of onsite structures shall comply with the 
National Emission Standards for Hazardous Air 
Emissions (NESHAP) requirements (NESHAP, 40 
CFR, Part 61, Subpart M) for the demolition of existing 
structures. The SLOAPCD is delegated authority by the 
Environmental Protection Agency (EPA) to implement 
the Federal Asbestos NESHAP.  Prior to demolition of 
onsite structures, the SLOAPCD shall be notified, per 
NESHAP requirements.   

 
AQ-4 
The applicant shall ensure that, per the air pollution emissions 
modeling assumptions, 52 % of exterior building materials used 
are pre-painted prior to installation.  Documentation of pre-
painted material shall be submitted to the City Planning 
Department prior to approval of certificate of occupancy. 
 

Project Building 
Dept 

  Prior to approval of 
certificate of occupancy 

AQ-5 
The applicant shall coordinate with APCD, prior to demolition 
activities on the project site, to determine if lead removal is 
required and if a permit is required in order to conduct demolition 
activities.  The applicant shall comply with all requirements of any 
APCD permit that is required.   
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

AQ-6 
The applicant shall comply with all requirements stipulated in the 
National Emission Standard for Hazardous Air Pollutants 
(40CFR61, Subpart M - asbestos NESHAP), prior to any 
demolition activities on the project site, including but not limited 
to: 1) providing written notification to APCD, within at least 10 
business days of activities commencing that could expose or 
release asbestos; 2) conducting an asbestos survey to be 
performed by a Certified Asbestos Inspector; and, 3)complying 
with all requirements identified by APCD to remove and dispose 
of any asbestos materials.  
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

AQ-7 
The applicant shall not burn any vegetative material on the 

Project Building 
Dept 

  Prior to issuance of 
building permit 
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project site as required by APCD regulations prohibiting 
developmental burning of vegetative material within San Luis 
Obispo County.   
 
AQ-8 
The applicant shall ensure that all portable equipment, 50 
horsepower (hp) or greater, used during construction activities, 
satisfies California statewide portable equipment registration 
requirements (issued by the California Air Resources Board) or 
APCD permit requirements.  The following types of equipment 
may require registration or permitting from the California Air 
Resources Board or APCD. 
 
For a more detailed listing, refer to the Technical Appendices, 
page 4-4, in the APCD's 2012 CEQA Handbook. 
Power screens, conveyors, diesel engines, and/or crushers; 
Portable generators and equipment with engines that are 50 hp or 
greater; 
Electrical generation plants or the use of standby generator; 
Internal combustion engines; 
Rock and pavement crushing; 
Unconfined abrasive blasting operations; 
Tub grinders; 
Trommel screens; and,  
Portable plants (e.g. aggregate plant, asphalt batch plant, 
concrete batch plant, etc). 
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

AQ-9 
The applicant shall ensure that all operational type equipment has 
all required APCD permits and meets any applicable permitting 
requirements of APCD.  For a more detailed listing, refer to the 
Technical Appendix, page 4-4, in the APCD's 2012 CEQA 
Handbook. 
 
Portable generators and equipment with engines that are 50 hp or 
greater; 
Electrical generation plants or the use of standby generator; 
Public utility facilities; 
Boilers; 
Internal combustion engines; and 
Cogeneration facilities. 
 
Most facilities applying for an Authority to Construct or Permit to 
Operate with stationary diesel engines greater than 50 hp, shall 
be prioritized or screened for facility wide health risk impact.  A 
diesel engine-only facility limited to 20 non-emergency operating 
hours per year or that has demonstrated to have overall diesel 
particulate emissions less than or equal to 2 lb/yr does not need 
to do additional health risk assessment.   
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

GHG-1 
The following mitigation measures shall be implemented to 

Project CDD, 
Building 

  Prior to issuance of 
building permit 
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reduce project-generated GHG emissions:  

a. The proposed project shall demonstrate compliance 
with the City of Paso Robles’ Climate Action Plan.  To 
assist with this determination, the CAP includes a 
worksheet that identifies various “mandatory”, as well 
as, “voluntary” measures.  All “mandatory” actions must 
be incorporated as binding and enforceable 
components of the project to be considered consistent 
with the CAP.  If a project cannot meet one or more of 
the “mandatory” actions, substitutions may be allowed 
provided equivalent reductions can be achieved.  A 
copy of the City’s CAP consistency worksheet is 
included in Appendix C of the project GHG emissions 
analysis. 
 

b. The project applicant shall implement onsite mitigation 
measures and payment of an offsite mitigation fees 
sufficient to reduce project-generated emissions to 
below 1,150 MTCO2e/year.  GHG emissions may be 
mitigated by the purchase of carbon offsets provided by 
other agencies/organizations, with prior approval by 
SLOAPCD. The applicant shall submit proof of the 
purchase of any carbon offsets to the Paso Robles 
Community Development Department Director for his 
review and approval.  At a minimum, the onsite GHG-
reduction measures to be implemented shall include 
the following: 

1. Use low-VOC cleaning supplies. This 
requirement shall be reflected in the 
operational procedures manual for the 
proposed project. 

2. Use low–VOC paint having a VOC content of 
100 grams per liter, or less.  This 
requirement shall be reflected in the 
operational procedures manual for the 
proposed project. 

3. A shuttle shall be provided for hotel guests to 
provide transportation to and from the Amtrak 
transit station. 

4. The project proponent shall demonstrate that 
the project-wide lighting efficiency shall be 
improved by at least 16% relative to current 
conventional lighting methods through the 
installation of energy-efficient lighting, (e.g., 
metal halide, high-pressure sodium, LEDs) 
for interior and exterior lighting areas.  
Unnecessary exterior lighting shall be 
reduced, to the extent practical and where 
reductions in lighting would not pose a risk to 
public safety.  

5. Utilize low-flow faucets and toilets and water-
efficient irrigation systems to reduce energy 
demands associated with water use. 

Dept. 
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6. Proposed onsite occupied buildings shall 
exceed baseline Title 24 Building Envelope 
Energy Efficiency Standards by a minimum 
of 10 percent. The baseline GHG emissions 
from electricity and natural gas usage shall 
reflect 2008 Title 24 standards with no 
energy-efficient appliances. 

7. Install energy-efficient appliances (i.e., 
Energy Star rated). 

8. Incorporate water-reducing features into 
building and landscape design, including use 
of drought-tolerant landscaping, minimizing 
turfed areas, and installation of water-
efficient irrigation systems in accordance with 
the City of Paso Robles Zoning Code, 
Chapter 21.22B, Landscape and Irrigation 
Ordinance. 

 
BIO-1 
To the maximum extent possible, the applicant shall conduct site 
preparation, ground-disturbing, and construction activities outside 
of the migratory bird breeding season. If such activities are 
required during this period, the applicant shall retain a qualified 
biologist to conduct a nesting bird survey and verify that migratory 
birds are not occupying the site. If nesting activity is detected the 
following measures shall be implemented: 

a. The project shall be modified or delayed as necessary to 
avoid direct take of identified nests, eggs, and/or young 
protected under the MBTA; 

b. The qualified biologist shall determine an appropriate 
biological buffer zone around active nest sites. 
Construction activities within the established buffer zone 
will be prohibited until the young have fledged the nest 
and achieved independence; and, 

c. The qualified biologist shall document all active nests and 
submit a letter report to the City documenting project 
compliance with the MBTA. 

 

Project CDD   Prior to issuance of 
grading permit 

BIO-2 
Prior to construction, a qualified biologist shall conduct a pre-

activity survey to identify known or potential dens or 
any other sign of the species, no less than 14 days and 
no more than 30 days prior to the beginning of the site 
preparation, ground-disturbing, or construction 
activities, or any other activity that has the potential to 
adversely affect San Joaquin kit fox. If a known or 
potential den or any other sign of the species is 

Project CDD   Prior to issuance of 
grading permit 
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identified or detected within the project area, the 
biologist will contact the USFWS and CDFW 
immediately. No work will commence or continue until 
such time that the USFWS and CDFW determine that it 
is appropriate to proceed. Under no circumstances will 
a known or potential den be disturbed or destroyed 
without prior authorization from the USFWS and 
CDFW. Within 7 days of survey completion, a report 
will be submitted to the USFWS, CDFW, and the City. 
The report will include, at a minimum, survey dates, 
field personnel, field conditions, survey methodology, 
and survey results.   

b. During the site-disturbance and/or construction phase, 
to prevent entrapment of the San Joaquin kit fox, all 
excavation, steep-walled holes, or trenches in excess 
of 2 feet in depth shall be covered at the close of each 
working day by plywood or similar materials, or 
provided with one or more escape ramps constructed 
of earth fill or wooden planks. Trenches shall also be 
inspected for entrapped kit fox each morning prior to 
onset of field activities and immediately prior to 
covering with plywood at the end of each working day. 
Before such holes or trenches are filled or covered, 
they shall be thoroughly inspected for entrapped kit fox. 
If any kit fox is found, work will stop and the USFWS 
and CDFW will be contacted immediately to determine 
how to proceed.  

c. During the site disturbance and/or construction phase, 
any pipes, culverts, or similar structures with a diameter 
of 4 inches or greater stored overnight at the project 
site shall be thoroughly inspected for trapped San 
Joaquin kit foxes before the subject pipe is 
subsequently buried, capped, or otherwise used or 
moved in any way. If any kit fox are found, work will 
stop and the USFWS and CDFW will be contacted 
immediately to determine how to proceed. 

d. Prior to, during, and after the site disturbance and/or 
construction phase, use of pesticides or herbicides 
shall be in compliance with all federal, state, and local 
regulations. This is necessary to minimize the 
probability of primary or secondary poisoning of 
endangered species utilizing adjacent habitats, and the 
depletion of prey upon which San Joaquin kit foxes 
depend. 

e. During the site disturbance and/or construction phase, 
any contractor or employee that inadvertently kills or 
injures a San Joaquin kit fox or who finds any such 
animal either dead, injured, or entrapped shall be 
required to report the incident immediately to the 
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applicant and City. In the event that any observations 
are made of injured or dead kit fox, the applicant shall 
immediately notify the USFWS and the CDFW by 
telephone. In addition, formal notification shall be 
provided in writing within 3 working days of the finding 
of any such animal(s). Notification shall include the 
date, time, location and circumstances of the incident. 
Any threatened or endangered species found dead or 
injured shall be turned over immediately to the CDFW 
for care, analysis, or disposition. 

f. Prior to final inspection, should any long internal or 
perimeter fencing be proposed or installed, the 
applicant shall do the following to provide for kit fox 
passage: 

• If a wire strand/pole design is used, the 
lowest strand shall be no closer to the ground 
than 12 inches. 

• If a more solid wire mesh fence is used, 
8×12-inch openings near the ground shall be 
provided every 100 yards. 

g. Upon fence installation, the applicant shall notify the 
City to verify proper installation. Any fencing 
constructed after issuance of a final permit shall follow 
the above guidelines. 

 
BIO 3 
a. Prior to site disturbance, the critical root zone (CRZ) of 

all oak trees with a DBH of 6 inches or greater must be 
fenced to protect from construction activities. 

b. During the site disturbance and/or construction phase, 
grading, cutting, or filling within 5 feet of a CRZ of all 
oak trees with a DBH of 6 inches or greater must be 
supervised by a certified arborist approved by the City. 
Such activities beyond 5 feet of a CRZ must be 
monitored to insure that activities are in accordance 
with approved plans. Root pruning outside of the CRZ 
must be done by hand.  

c. Oil, gasoline, chemicals, or other construction materials 
potentially harmful to oak trees may not be stored in the 
CRZ of any oak tree with a DBH of 6 inches or greater. 

d. Drains shall be installed according to city specification 
so as to avoid harm by excessive watering to oak trees 
with a DBH of 6 inches or greater. 

Project CDD   Prior to issuance of 
grading permit 
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e. Landscaping within the CRZ of any oak tree with a 
DBH of 6 inches or greater is limited to indigenous 
plant species or non-plant material, such as cobbles or 
wood chips.  

f. Wires, signs, or other similar items shall not be 
attached to oak trees with a DBH of 6 inches or greater. 

g. For each oak tree removed (DBH of 6 inches or 
greater), a tree or trees of the same species must be 
planted with a combined DBH of 25% of the removed 
tree’s DBH within the property’s boundary.  

 
N-1 
The following measures shall be implemented for noise-sensitive 
rooms (e.g., guest rooms, meeting rooms, etc.) located along the 
eastern, northeastern, and southern-most facades of the hotel, 
within line-of-sight of SR 101 (Recommended areas of mitigation 
are depicted in Figure 7 below): 
 

a. To ensure an overall exterior-to-interior noise 
reductions of 25 dB, windows and exterior doors of 
noise-sensitive rooms located on the ground floor shall 
have a minimum sound transmission class (STC) rating 
of STC 28.  This requirement is also required for any 
noise-sensitive rooms to be located along the eastern 
and northern building facades of the hotel’s main 
entrance area. 

b. Windows and exterior doors of noise-sensitive rooms 
located on the 2nd-4th floors shall have a minimum 
STC 33 rating. 

c. The total window area of noise-sensitive rooms shall 
not exceed 20 percent of the room’s exterior wall area.  

d. The perimeter of window and exterior door frames shall 
be caulked and sealed airtight to the exterior wall 
construction. 

e. Any penetrations of the exterior walls (e.g., ducts, 
pipes, conduit, etc.) shall be minimized to the extent 
possible and sealed with caulked or filled with mortar.   

f. The installation of appliances (e.g., fireplaces, 
ventilation units, etc.) requiring venting to exterior walls 
located along building facades with direct line-of-sight 
of SR 101 shall be prohibited.  

g. Exterior walls shall have a minimum STC rating of 35.  

Project Building 
Dept 

  Prior to issuance of 
building permit 

Agenda Item No. 1  Page 293 of 419



Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

The construction of exterior walls with siding-on-
sheathing, stucco, or brick; and, compliance with 
current Title 24 building standards is typically sufficient 
to achieve a minimum STC 35 for exterior walls.   

 
N-2 

a. Noise-generating construction activities shall be limited 
to the hours of 7:00 a.m. and 7:00 p.m. Noise-
generating construction activities shall not occur on 
Sundays or city holidays. 

b. Construction equipment shall be properly maintained 
and equipped with noise-reduction intake and exhaust 
mufflers and engine shrouds, in accordance with 
manufacturers’ recommendations. Equipment engine 
shrouds shall be closed during equipment operation.  

 

Project CDD, 
Building 
Dept 

  Prior to issuance of 
building permit 

TR-1 
The Marriott Residence Inn Project shall be required to contribute 
to the estimated costs of the improvements planned at the U.S. 
101/SR 46W interchange through payment of $330,496, or such 
other amount consistent with the City’s Development Impact Fee 
Justification Study, and the Engineering News Record price index 
adjusted every July 1st.  This amount, as adjusted, represents the 
applicant’s fair share contribution under the City’s Development 
Impact Fee Program (DIF) in accordance with Council Resolution 
No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Needs 
List.  The Needs List includes, as improvement facility #30, on 
page 26, the future phases for the improvement of the 
interchange of Highways 101-46W.  

 

Project CDD   Prior to certificate of 
occupancy 

 
Explanation of Headings: 
 
Type:  ...................................................... Project, ongoing, cumulative 
Monitoring Department or Agency:  ........ Department or Agency responsible for monitoring a particular mitigation measure 
Shown on Plans:  .................................... When a mitigation measure is shown on the plans, this column will be initialed and dated. 
Verified Implementation:  ........................ When a mitigation measure has been implemented, this column will be initialed and dated. 
Remarks:  ................................................ Area for describing status of ongoing mitigation measure, or for other information. 
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FIGURE 7 
PREDICTED INTERIOR NOISE LEVELS  

Areas to be Mitigated Highest Predicted Interior Noise 
Levels (dBA CNEL/Ldn) 

 

Location 
Without 

Mitigation 
With 

Mitigation 
Ground 
Floor* 

40 40 

2nd Floor 45 40 

3rd Floor 47 42 

4th Floor 48 43 
• Ground-floor locations assume an 

overall exterior-to-interior noise 
reduction of 25 dB. Includes the 
installation of windows/exterior doors 
meeting a minimum rating of STC 28.   

• Upper-floor locations assume an overall 
exterior-to-interior noise reduction of 
30 dB. Includes the installation of 
windows/exterior doors meeting a 
minimum rating of STC 33.   

• Predicted interior noise levels of rooms 
located within other areas of the hotel, 
which are largely shielded from direct 
exposed to SR 101, would be 
approximately 40 dBA CNEL/Ldn, or 
less. 

 
              Depicts locations where adjoining noise-sensitive rooms would require 

mitigation to achieve the City’s interior noise standard of 45 dBA 
CNEL/Ldn.   

 
 

N 
 
Not to Scale 
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Attachment 5 
Resolution for MND 

 

 RESOLUTION NO:  
 

A RESOLUTION OF THE CITY COUNCIL 
OF THE CITY OF PASO ROBLES 

ADOPTING A MITIGATED NEGATIVE DECLARATION  
AND MITIGATION MONITORING AND REPORTING PROGRAM FOR THE 

MARRIOTT RESIDENCE INN 
121 WILMAR PLACE, APN: 009-631-011 

APPLICANT – EXCEL PASO ROBLES, LP 
 
 
WHEREAS, an application for Planned Development 13-005, Tentative Parcel Map PR 13-0109, and an Oak 
Tree Removal OTR 13-008 has been filed by Excel Paso Robles, LP; and 
 
WHEREAS, Planned Development 13-005, Tentative Parcel Map PR 13-0109, and Oak Tree Removal OTR 
13-008 were filed for development of a Marriott Residence Inn hotel with 128 rooms and ancillary site 
improvements (the “project”); and 
 
WHEREAS, the project is consistent with the applicable policy and regulatory documents of the City, 
including the following: 
 

• General Plan Regional Commercial (RC) land use designation – the project would “provide 
services that serve the region as a whole”; and 

 
• Zoning District of Highway Commercial/Planned Development (C2-PD) – the project is a 

“permitted” use in the C2-PD District, and it can be shown to be consistent with the Planned 
Development provisions to allow a height limit exception, as determined through specific 
considerations and findings in Chapter 21.16A.070, and it is in compliance with applicable Zoning 
Code Standards for site development (e.g. setbacks, parking, etc.); and 

 
• Gateway Design Standards – the project is designed with the T2 design standards, including building 

orientation, setbacks, landscaping and fencing materials; and 
 

• Economic Strategy – the project advances tourism and employment goals of the Economic Strategy to, 
“Improve quality of place to attract investment and knowledge workers stimulate investment by 
establishing distinctive, quality, stable, safe and sustainable physical improvements and attractions 
that welcome industry, commerce, tourism, employment, and wealth necessary to maintain and enhance 
quality of life.” 

 
WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), 
Public Resources Code, Section 21000, et seq., and the City’s Procedures for Implementing CEQA, an Initial 
Study and a Draft Mitigated Negative Declaration (MND) was prepared and circulated for a 30-day public 
review period beginning on February 24, 2014 and concluding March 25, 2014.  Comments were received, and 
the MND was modified to include clarifications on several topics, such as aesthetics, transportation, water 
resources, and others.  Subsequently, the Draft MND was re-circulated for an additional 30-day public review 
period beginning on April 28, 2014 and concluding on May 27, 2014.  A copy of the Draft MND/Initial Study is 
included in Exhibit A of this Resolution, and it is on file at the Paso Robles Community Development 
Department; and 
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WHEREAS, mitigation measures have been incorporated into the MND and will be imposed on the project 
through the City’s adoption of a Mitigation Monitoring and Reporting Program (MMRP) in compliance with 
CEQA Guideline 15074(d).  These mitigation measures are imposed on the project to address potential 
environmental effects from: aesthetics; air quality; traffic; biological resources, greenhouse gas emissions; and 
noise.  With the implementation of this mitigation, all potential environmental effects will be reduced to a less 
than significant level.  These mitigation measures are provided in Exhibit B, “Mitigation Measures Summary”, 
and Exhibit C, “Mitigation Monitoring and Reporting Program” attached to this Resolution; and 
 
WHEREAS, mitigation measures set forth in the MMRP are specific and enforceable.  The MMRP adequately 
describes implementation procedures, monitoring responsibility, reporting actions, compliance schedule, and 
verification of compliance in order to ensure that the Project complies with the adopted mitigation measures; 
and 
 
WHEREAS, the mitigation measures contained in the MMRP will also be imposed as enforceable conditions 
of approval; and 
 
WHEREAS, the applicant has executed a Mitigation Agreement whereby the applicant has agreed to 
incorporate all of the mitigation measures listed in Exhibit C into the project.  A copy of the executed 
Mitigation Agreement is on file in the Community Development Department; and 
 
WHEREAS, public notice of the proposed Draft MND was posted as required by Section 21092 of the Public 
Resources Code; and 
 
WHEREAS, public hearings were conducted by the Planning Commission on March 25, 2014, April 8, 2014 and 
May 27, 2014, to consider the Initial Study and the draft MND prepared for the proposed project, and to accept 
public testimony on the Planned Development, Tentative Parcel Map, Oak Tree Removal, and environmental 
determination.  At the close of this public hearing, the  Planning Commission recommended adoption of the MND 
and approval of the proposed project to the City Council; and  
 
WHEREAS, a public hearing was conducted by the City Council on June 17, 2014, to consider the Initial Study 
and the draft MND prepared for the proposed project, and to accept public testimony on the Planned Development, 
Tentative Parcel Map, Oak Tree Removal, and environmental determination; and 
 
WHEREAS, based on the information and analysis contained in the Initial Study prepared for this project and 
testimony received as a result of the public notice, the City Council finds that there is no substantial evidence 
supporting a fair argument that there would be a significant impact on the environment with mitigation measures 
imposed on the project; and   
 
WHEREAS, pursuant to CEQA the City Council has independently reviewed the Initial Study, the Mitigated 
Negative Declaration, and all comments received regarding the Mitigated Negative Declaration, and based on 
the whole record before it finds that the Mitigated Negative Declaration was prepared in compliance with 
CEQA and the CEQA Guidelines, that there is no substantial evidence that the Project will have a significant 
effect on the environment with the incorporation of mitigation, and the Mitigated Negative Declaration reflects 
the independent judgment and analysis of the City Council.  
 
NOW, THEREFORE, BE IT RESOLVED, the City Council of the City of El Paso de Robles, based on its 
independent judgment and analysis, adopts the Mitigated Negative Declaration for the Marriot Residence Inn 
Project, adopts a Mitigation Monitoring and Reporting Program, and imposes each mitigation measure as a 
condition of approval, in accordance with the Statutes and Guidelines of the California Environmental Quality Act 
(CEQA) and the City’s Procedures for Implementing CEQA. 
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PASSED AND ADOPTED THIS 17th day of June, 2014, by the following roll call vote: 
 
AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
 
 
              
        MAYOR DUANE PICANCO 
ATTEST: 
 
 
 
_________________________________________ 
CARYN JACKSON,DEPUTY CITY CLERK 
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Exhibit A 
 

  
ENVIRONMENTAL INITIAL STUDY CHECKLIST FORM 

AND MITIGATED NEGATIVE DECLARATION 
CITY OF PASO ROBLES  

April 28, 2014 

 
1. PROJECT TITLE: Residence Inn by Marriott 

 
Concurrent Entitlements: Planned Development (PD 13-005) 
 Tentative Parcel Map (PR 13-0109) 
 Oak Tree Removal (OTR 13-008) 

 
2. LEAD AGENCY: City of Paso Robles 

1000 Spring Street 
Paso Robles, CA  93446 

 
Contact: Susan DeCarli 
Phone: (805) 237-3970 
Email: sdecarli@prcity.com 

 
3. PROJECT LOCATION: 121 Wilmar Place (Vine Street & Wilmar Place)  
  Paso Robles, CA  93446  
  (See Attachment 1, Vicinity Map) 
   
  Assessor Parcel Number 009-631-011 

 
4. PROJECT PROPONENT: Excel Paso Robles, LP 
 

Contact Person: Rob Miller/Wallace Group 
Phone:   (805) 544-4011 
Email:     Robm@wallacegroup.us 

 
5. GENERAL PLAN DESIGNATION:  Regional Commercial (RC) 
 
6. ZONING:     Commercial Highway – Planned Development 
       (C2-PD) 
 
7. PUBLIC REVIEW PERIOD:  April 28, 2014 through May 27, 2014 
             
8. PROJECT DESCRIPTION:   
 
 This is a proposal to establish a 4-story, extended-stay hotel with 128 guest rooms.  The building is 

proposed to be an average of 53 feet in height, with roof and tower elements that project up to between 
60 and 66 feet in height.  The hotel architectural design theme is Mediterranean, and includes use of 
stucco and stone veneer exterior finish materials, and clay tile roofing.   

 
 The guest rooms include: 75 studio rooms; 24 studio/double queens; 26 1-bedroom units; and three 2-

bedroom units, with a total building square footage of 98,500 square feet.  In compliance with the 
applicable City Zoning Code standards, the site includes 140 surface parking spaces allowing for one 
space per guest room and 12 spaces for employees.  Parking spaces include standard, compact and 
handicapped accessible parking stalls, plus motorcycle spaces and bicycle parking racks.  The existing 
dirt access driveway (Wilmar Place) will be improved with paving to 25 feet wide and approximately 
200 feet in length.  A new transit stop is planned to be installed along the project frontage on South 
Vine Street.  The exact location shall be determined in collaboration between the City and  the San 
Luis Obispo Regional Transit Authority (SLORTA), to accommodate local and regional transit needs, 
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(e.g. SLORTA, Route 9), and shall be shown on final frontage improvement plans. See Attachment 2 - 
Site Plan, Attachment 4 - Elevations, and Attachment 5 - Floor Plans.  The hotel will include ancillary 
guest facilities including: 

 
• breakfast lounge for hotel guests 
• meeting rooms 
• fitness center 
• business center 
• wine tasting bar 
• outdoor pool, BBQ and patio terraces 
 
The total existing lot area is 12.6 acres.  The proposal includes a tentative parcel map to subdivide the 
property into a 3.17 acre parcel and a “remainder” lot of 9.44 acres.  The hotel is proposed on the 3.17 
acre parcel.  The hotel site has an existing single-family home (originally constructed in 1951) which 
would be removed upon approval of the hotel.  The home is not on the City’s adopted Historic 
Inventory, nor does it have relevant characteristics or qualities to be considered historic.  It is not 
known at this time if the home has materials such as asbestos or lead paint that would need to be 
handled with special permits through the SLO County Air District.  The project incorporates standard 
mitigations and conditions of approval that require the building to be assessed for said toxins, and 
utilize standard practices for removal (as permitted) through the Air District prior to commencement of 
demolition. See Attachment 2, Site Plan and Attachment 7, Air Quality Study. 

 
9. ENVIRONMENTAL SETTING:  The project site is located at the northwest quadrant of US 

Highway 101 and State Route 46 West.  Properties located to the north and west are within the 
jurisdiction of San Luis Obispo County, and are designated in the County’s Land Use Ordinance as 
Agriculture and Residential Suburban.  The existing site is accessed from South Vine Street along an 
unimproved access road, Wilmar Place.   

 
 The existing landform of the property consists of flat areas to rolling hills.  There are several oak trees 

located on the property near the area of the proposed hotel.  The applicant has requested removal of 
five oak trees that are either in poor health and/or would be a constraint to the proposed development.  
The proposed hotel would be within the area already disturbed by the existing home site, which has 
ruderal vegetation.  The balance of the site is vegetated with Savanna grassland habitat.  The biological 
report did not identify any protected botanical or animal species on the site.   

 
 A road realignment design and environmental analysis to realign South Vine Street with SR 46 West 

through the applicant’s property (along the southern-most area) connecting to SR 46 West adjacent to 
Gahan Place has been completed and approved by Caltrans.  The general realignment is identified in 
the City’s Circulation Element, however neither the City or Caltrans are committed to this specific 
alignment, so long as the future connection of South Vine Street aligns with the extension of Gahan 
Place on the south side of SR 46W.  The applicant has adequate access from South Vine Street to serve 
this project and the hotel does not need access from the road realignment.  As shown on the 
Preliminary Grading Plan (Attachment 2), the proposed lot split demonstrates that if a future road 
realignment through the proposed “remainder lot” were to occur, that it would not impact access or 
utilities for the hotel site (Parcel 1).  Traffic impacts, which are evaluated in Section XVI 
Transportation of this study, indicate that development of the proposed hotel would not require 
dedication of this potential future road alignment because it does not meet the nexus requirements for 
dedication as mitigation.  Traffic impacts for the project are mitigated by the payment of impact fees in 
accordance with Council Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Traffic Improvement Needs List.  The Needs 
List includes the improvement of the interchange of Highways 101-46W.  This improvement project is 
a separate multi-phase project between the state, county and city that will reduce interregional, regional 
and local congestions through the US 101/State Route 46 West interchange.  The improvement project 
was analyzed in a Project Approval/Environmental Document or (PAED) and in a separate IS/MND 
prepared by Caltrans and the City of Paso Robles dated December 2009 (SCH #2008051102).  Phase I 
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of the U.S. 101/SR 46 project (the re-alignment of Theatre Drive) has been constructed and is in 
operation, which has reduced traffic congestion in this location. Phase 2 of this project is the future 
realignment of Vine Street. All future phases of the interchange improvement project comprise Item 
#30 on the Needs List. 

 
 Since the proposed hotel site does not conflict with this potential road alignment (since it is not within 

the footprint of the alignment) it does not conflict with the Circulation Element, and would not 
preclude future opportunities for this alignment location.  There are no firm assumptions regarding the 
actual future location of the South Vine Street road realignment location, and therefore no further study 
of road realignments is required with this environmental analysis. 

 
 The property is within the City limits and is zoned for commercial development, including hotels.  The 

land use classification and potential commercial development of this property was included in the 2010 
Urban Water Master Plan.  If this project is approved, the property would be served with municipal 
water service for potable and irrigation water needs.  A more thorough discussion of municipal water 
supply and the City’s ability to serve development anticipated in the Urban Water Master Plan is 
provided in Section IX, Hydrology and Water Quality. 

 
 
10. OTHER AGENCIES WHOSE APPROVAL IS REQUIRED (AND PERMITS NEEDED):   
 
 No other permits are required from other agencies for implementation of this project.  However, should 

improvements occur within the Caltrans right-of-way, Caltrans will have authority on design 
specifications and permits necessary for implementation. 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
 
The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages. 
 

 Aesthetics   Agriculture and Forestry 
Resources  

 Air Quality 

 Biological Resources  Cultural Resources   Geology /Soils 

 Greenhouse Gas Emissions  Hazards & Hazardous 
Materials 

 Hydrology / Water Quality 

 Land Use / Planning  Mineral Resources  Noise 

 Population / Housing  Public Services  Recreation 

 Transportation/Traffic  Utilities / Service Systems  Mandatory Findings of 
Significance 

 
 
DETERMINATION: (To be completed by the Lead Agency) 
 
On the basis of this initial evaluation: 
 

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

 I find that although the proposed project could have a significant effect on the environment, there will 
not be a significant effect in this case because revisions in the project have been made by or agreed to by 
the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

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

 I find that the proposed project MAY have a "potentially significant impact" or "potentially significant 
unless mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in 
an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation  
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL 
IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed. 

 I find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to 
that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are 
imposed upon the proposed project, nothing further is required. 

 
 

  
Signature:   

  
Date 
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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 Impact” 
answer is adequately supported if the referenced information sources show that the impact simply does not 
apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). A “No Impact” 
answer should be explained where it is based on project-specific factors as well as general standards (e.g., 
the project will not expose sensitive receptors to pollutants, based on a project-specific screening analysis). 

 
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 operational 
impacts. 

 
3. “Once the lead agency has determined that a particular physical impact may occur, then the checklist 

answers must indicate whether the impact is potentially significant, less than significant with mitigation, or 
less than significant. “Potentially Significant Impact” is appropriate if there is substantial evidence that an 
effect may be significant. If there are one or more “Potentially Significant Impact” entries when the 
determination is made, an EIR is required. 

 
4. “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the 

incorporation of mitigation measures has reduced an effect from “"Potentially Significant Impact” to a 
“Less Than Significant Impact.” The lead agency must describe the mitigation measures, and briefly 
explain how they reduce the effect to a less than significant level (mitigation measures from “Earlier 
Analyses,” as described in (5) below, may be cross-referenced). 
 

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect 
has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In this 
case, a brief discussion should identify the following: 
 
a. Earlier Analysis Used. Identify and state where they are available for review. 
b. Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope 

of and adequately analyzed in an earlier document pursuant to applicable legal standards, and state 
whether such effects were addressed by mitigation measures based on the earlier analysis. 

c. Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures 
Incorporated," describe the mitigation measures which were incorporated or refined from the earlier 
document and the extent to which they address site-specific conditions for the project. 

 
6. Lead agencies are encouraged to incorporate into the checklist references to information sources for 

potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside 
document should, where appropriate, include a reference to the page or pages where the statement is 
substantiated. 

 
7. Supporting Information Sources: A source list should be attached, and other sources used or individuals 

contacted should be cited in the discussion. 
 

8. The explanation of each issue should identify: 
a. the significance criteria or threshold, if any, used to evaluate each question; and 
b. the mitigation measure identified, if any, to reduce the impact to less than significance 
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I. AESTHETICS:  Would the project: 

a. Have a substantial adverse effect on a scenic 
vista? 

    

 
Discussion:  The project site is located at the northwest corner of Highway 101 and State Route 46 West (SR 
46W).  This location is identified as a “gateway” to the City in the City’s Gateway Design Standards.  It is 
also designated in the General Plan, Conservation Element (Figure C-3), as being in a scenic view corridor.  
The property is visible from Highway 101, SR 46W, properties east of Highway 101, and South Vine Street.    
 
The project site is elevated above South Vine Street, and it is located in the foreground of a largely rural, 
undeveloped landscape with rural home sites, vineyards, and open space.  Properties to the south are 
developed with hotels of a similar scale as the proposed project, and regional commercial development is 
located further south.  Urban light-industrial and highway-oriented development exists across Highway 101 
to the east.  Therefore, the property is surrounded by a mix of land uses, development intensities, and building 
forms.   
 
The primary “long” view of the site and surroundings is from northbound Highway 101 towards the 
northwest.  The project will not impact the long view of the rural landscape beyond it since it would not 
extend up into the hillsides to the north or northwest and/or otherwise block these views, nor would it impact 
ridgeline views, arroyos, riparian habitat, or oak woodlands on surrounding properties.  The applicant 
submitted visual simulation images that depict the proposed development superimposed on the site.  (See 
Attachment 3, Visual Simulations.) 
 
To reduce potential visual impacts that may result from development in scenic vistas, project site and 
architectural design needs to be designed so that it is compatible with the surrounding landscape by providing 
well-articulated, attractive architecture that transitions well into the site, that presents elevation massing that 
is in scale with the surroundings, adds visual interest to the site, and contributes to an overall positive 
aesthetic quality of the area.   
 
The proposed project includes a four-story, 128-room hotel building and ancillary site improvements.  (See 
the full Project Description on the Title Page of this Initial Study, #8.)  The development envelope and 
building is set deep into the site.  (See Attachment 2 – Site Plan and Attachment 4 - Elevations.)  The front 
elevation includes a one-story porte-cochere and entrance lobby.  The single-story element helps transition 
the building into the site by providing reduced massing at the entrance.  The closest portion of the building 
footprint would be setback approximately 110 feet from South Vine Street.  The majority of the building is 
proposed to be set back about 120 feet or more from South Vine Street.  The primary views of the site are 
from Highway 101.  The nearest point of the hotel to Highway 101 (southbound) is approximately 220 feet.  
The setback of the hotel from the most visible point (northbound on Highway 101) is approximately 300 feet.  
The earliest view of the site (northbound on Highway 101, just after crossing SR 46W) is approximately 500 
feet away, and it is over 600 feet from SR 46W.  These setback distances help reduce the visual massing of 
the hotel as viewed from the highways. 
 
Most of the roof elements are proposed to be 53 feet in height with a few architectural features that would 
extend up to between 60 and 66 feet in height.  The maximum building height permitted in the C2 zone is 50 
feet.  However, since the project is in a Planned Development (PD) Overlay Zone, an applicant may request 
approval to exceed this height limit if it can be demonstrated that it the project would meet the “Purpose and 
Intent” of Section 21.16A.010, PD Overlay Zone, which is provided below.  The City must consider six 
specific criteria, as listed below in Section 21.16A.010 (i), in addition to the required findings contained at 
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21.16A.070.  Ultimate approval of a PD Overlay to allow for an exception to the City’s height standard is 
required to be approved by the City Council, subject to specific “findings” of consistency and compatibility.  
While the narrative above generally describes how the criteria is considered, formal consideration notes 
follow the code section below. 
 

“21.16A.010 Purpose and intent.  The purpose and intent of the planned development (PD) 
district zoning overlay is to provide for innovation and flexibility in the design of residential, 
commercial and industrial developments. Approval of a planned development can allow 
modification of certain development standards as specified in Section 21.16A.030. Such 
modification shall be permitted only when it can be demonstrated to the satisfaction of the 
planning commission and city council that it would result in better design or greater public 
benefit.  
 
i.  Encourage establishment of specific building heights for an individual planned 

development project where it is determined that allowing the buildings to exceed the 
height limitations of the zoning ordinance would be appropriate based on due 
consideration of:  
 
1.  The proportion, scale, and nature of the project; 
2.  The visual quality and aesthetics of the project; 
3.  The design of the project; 
4. The project's compatibility with the established character of surrounding development; 
5. The project's ability to not create an adverse visual impact or otherwise have a 

negative effect on public views from nearby roads and other public vantage points; 
and  

6. The project's risk to fire life-safety when considering building safety features and 
emergency response capability.” 

 
Response to PD Overlay Zone considerations: 

 
1.  The proposed hotel building includes significant building articulation, incorporating numerous projections 

and recesses along the building façades, undulations in roofline profile roof types such as hip and gable, 
and flat parapets. The buildings mass incorporates a tripartite design, utilizing three distinct components, a 
substantial base, refined middle, and articulated crown (roof). This placement of building mass produces a 
building that is balanced and in proper proportion and scale, and an interesting attractive silhoutette 
against the hills and sky beyond. 

 
2.  The proposed hotel is designed with a Mediterranean architectural design theme in keeping with the 

regional design imperative of the Central California Coast, and Paso Robles in particular. Of special 
consideration was the culture of the surrounding wineries. Within these themes, there is a unique warmth 
and quality of place that their architecture provides. The design of this project will also achieve this by 
providing quality building materials. This, along with the depth of building articulation noted in No.1 
above, will create a strong, inviting attractive warm texture. This is demonstrated through use of authentic 
Mediterranean materials and elements of old-world craftsmanship.  This includes use of clay barrel tile 
roofing materials, use of earth-toned stucco exterior building wall colors, and liberal use of El Dorado 
finish stone veneer for the foundation and the first story, as well as on several vertical building pylons. 
Additionally, the building fenestration incorporates wrought-iron balcony features and awnings, and 
framed by trim. Projected eaves adorned with exposed rafter tails provide shade, and are substantially 
pronounced with thick fascia beams. The overall composition of design and materials will result in a high-
quality design identical to the architectural themes mentioned above. 

Agenda Item No. 1  Page 305 of 419

http://library.municode.com/HTML/16335/level3/TIT21ZO_ARTIGERE_CH21.16APLDEDI.html#TIT21ZO_ARTIGERE_CH21.16APLDEDI_21.16A.030DEUSLI


8 
 

  
Potentially 
Significant 

Impact 

 
 Less Than 
Significant 

with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

3. As noted above in both considerations #2 and #3, the design of the project is of an overall scale and 
massing that would be complemented by taller roofline features, and will thereby provide balance to the 
overall design and scale of the project. 

 
4.  As noted in the narrative above, there are similarly scaled hotel developments located to the south of the 

proposed project site (e.g. Hampton Inn and La Bellasera Hotel), thus the proposed project would continue 
this development pattern incorporating similar and compatible architectural design themes and building 
scale.  For instance, the Hampton Inn is designed with aspects of California Craftsman design themes and 
it is of a similar scale of the proposed project with 3-stories (with raised ceilings heights), and a front 
parapet that mimics the height of a 4-story building.  Additionally, the La Bellasera Hotel is designed with 
a Mediterranean architectural design theme and is also of a similar scale as the proposed development 
with 4-stories and a raised front parapet.  Therefore, the proposed hotel, including taller roofline 
projections, would be similar to and complementary with the existing established development pattern and 
height of hotels in the vicinity. 

 
5.  As noted above, per the General Plan, Conservation Element (Figure C-3), the project site is located in a 

scenic view corridor.  The project will be visible from public views, including Ramada Drive, Highway 
101 and SR 46W.  As noted in the narrative above, the building would be located deep into the site, 
ranging between 200 to 500 feet or more from public views.  When buildings are located at an increased 
distance from a view, they appear smaller in scale and result in reduced visual impacts.  Coupled with 
high-quality architectural design and materials, the visual impact of the proposed hotel, including taller 
roofline projections would not have adverse impacts as viewed from public vantage points. 

 
6. Item #6 was included in the Zoning Code prior to subsequent building codes that now require fire 

sprinklers to be installed throughout buildings this size.  Specifically, compliance with Municipal Code 
Chapter 17.04.030 (D), requires automatic sprinkler systems be provided for all new buildings that exceed 
5,000 square feet.  The 2013 California Fire Code includes the same code requirements. 

 
In consideration of the above criteria, exceeding the height limit of 50 feet, the roofline would provide an 
attractive, better design that is well articulated and a better public benefit, as compared to a building that 
complies with the height limit, but that would present an unarticulated, “box-like” building design.  The City 
has recently approved other similar requests to exceed the 50 foot height limit for two other hotels including 
the Oxford Suites and the Ayers Hotel.  The architectural projections up to 60 and 66 feet are ornamental and 
do not provide habitable space. 
 
Some of the building massing and height is mitigated through the setbacks, as well as through foundation, 
perimeter and parking lot landscaping.  The proposed landscaping, trees and setbacks help to soften the 
building massing.  The applicant suggests that the project would make a more positive impact on the site and 
surrounding through use of the taller roofline elements because it would provide balance with the scale of the 
proposed building.  The applicant’s letter requesting flexibility in the height limit standard is provided in 
Attachment 6. 
 
The project is consistent with the Gateway Design Standards since it adheres to the design guidance of the 
Gateway Design Standards by orienting the building footprint and entrance toward South Vine Street.  The 
site plan provides the required parking in separate smaller parking bays along the side and to the rear of the 
site.  Parking areas proposed along South Vine Street are reduced to single-loaded automobile spaces (plus 
motorcycle spaces) so that the parking lot is not a visually dominant feature of the front elevation of the 
project.   
 
 

Agenda Item No. 1  Page 306 of 419



9 
 

  
Potentially 
Significant 

Impact 

 
 Less Than 
Significant 

with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

With significant setbacks incorporated into the site design the visual impact of the proposed project on the 
scenic vista and gateway can be determined to be reduced to a less than significant level.  Additionally, a 
mitigation measure to plant trees of various sizes and species (in accordance with the approved Landscape 
Plan) around the periphery of the site and parking lot is incorporated to further reduce the visual impact of the 
proposed development.   

 

b. Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic buildings within a 
state scenic highway? 

    

 
Discussion:  There are no scenic resources such as rock outcroppings or historic buildings located on the site.  
Among the oak tress located on the property, there is one 40-inch dbh oak tree that will be preserved and be 
incorporated into the site plan as a “focal” point and scenic resource.  Four of the five oak trees proposed for 
removal are in very poor health and are not readily visible from the public right-of-way.  The fifth tree 
proposed for removal (tree #17 – 9 inches dbh), is in good health, however it is small and not is not visually 
prominent compared to the larger surrounding oak trees that are proposed to be maintained on the site.   In 
accordance with the City’s Oak Tree Preservation Ordinance, oak tree removals require compensatory 
replacement of oak trees at a ratio of 25% of the diameter of all oak trees that are 6 inches or greater diameter 
at breast height (dbh) to be removed.  This will enhance the scenic aspects of the site since the trees proposed 
for removal are mostly in decline and the new, healthy oak trees will be incorporated into the landscape plan.  
Therefore, the project would not result in significant impacts to scenic resources. 

c. Substantially degrade the existing visual 
character or quality of the site and its 
surroundings? 

    

 
Discussion:  The visual quality of the site is moderate since it has a lot of undeveloped open grassland visible 
from nearby roads, however, as noted, there is an existing older, not well-maintained home, outbuildings, and 
storage of miscellaneous junk located toward the center of the site.   
 
The proposed project would replace the existing older home and outbuildings.  While the project will alter the 
visual character of the existing site, the new development provides ample open space areas and landscaping 
that would improve and be compatible with the visual quality of the surrounding areas.  As shown on the 
building elevations, the architecture is proposed to incorporate façade and roofline articulation, and quality 
building materials including use of stone veneer and clay tile roofing.  The site will include rural landscaping 
and fencing materials surrounding the property to blend the project into the site and surroundings to the extent 
possible.  Therefore, the proposed project would not likely significantly degrade the existing visual character 
of quality of the site and its surroundings. 
 

d. Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area? (Sources: 1, 2, 
10) 

    

Discussion:  The existing site is minimally developed with one residence which produces little to no light or 
glare.  The proposed building and site lighting will introduce new light sources in a location that is primarily 
dark.  Any new light fixtures will be required to comply with the City’s regulations to shield lights and be 
downcast to control light from shedding onto adjacent property and reduce night sky light impacts.  The 
project incorporates standard conditions of approval to ensure lights are downcast and shielded (versus 
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radiant), and that parking lot lighting fixtures be the minimum necessary to ensure site safety.  Therefore, the 
proposed project will result in less than significant impacts from light or glare. 

 
     
II. AGRICULTURE AND FOREST RESOURCES:  In determining whether impacts to agricultural resources 
are significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and 
Site Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. Would the project: 

a. Convert Prime Farmland, Unique Farmland, 
or Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared 
pursuant to the Farmland Mapping and 
Monitoring Program of the California 
Resources Agency, to non-agricultural use? 

    

Discussion:  The project site is designated in the General Plan and is zoned on the City’s Zoning Map for 
commercial development.  The property is not identified in the City General Plan, Conservation Element 
(Figure C-1, Important Farmland Map) as having either prime, unique or farmland of statewide importance.  
Farming is not conducted on the site.  Therefore, the project would result in impacts on converting prime or 
other significant soils to urban land uses. 

b. Conflict with existing zoning for agricultural 
use, or a Williamson Act contract? 

    

Discussion: The site is not under Williamson Act contract, nor is it currently used for agricultural purposes.   

c. Conflict with existing zoning for, or cause 
rezoning of, forest, land (as defined in Public 
Resources Code section 12220(g)), 
timberland (as defined by Public Resources 
Code section 4526), or timberland zoned 
Timberland Production (as defined by 
Government Code section 5114(g))? 

    

Discussion:  There are no forest land or timberland resources within the City of Paso Robles. 
 

d. Result in the loss of forest land or conversion 
of forest land to non-forest use? 

    

Discussion:  See II c. above. 

     

e. Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of 
Farmland, to non-agricultural use or 
conversion of forest land to non-forest use? 

    

Discussion:  The adjacent property (270 acres) to the west and northwest are used for light-duty cattle 
grazing.  No other agricultural activities are conducted within the near vicinity of the project site. Properties 
to the south and east are zoned and developed as regional commercial and/or light manufacturing.  
Development of this site for lodging would not have a significant impact to agricultural or forestry resources.   
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III. AIR QUALITY:  Where available, the significance criteria established by the applicable air quality manage-
ment or air pollution control district may be relied upon to make the following determinations. Would the project: 

a. Conflict with or obstruct implementation of 
the applicable air quality plan?           
(Source: Attachment 5) 

    

Discussion: An Air Quality Analysis was prepared by AMBIENT Consulting for this project. (See 
Attachment 6.)  The study evaluated project consistency with the SLO County Air Pollution Control District 
Clean Air Plan (APCD CAP), in particular with land use and transportation control measures.  These 
measures include: campus-based trip reduction; voluntary trip reduction program; local transit system 
improvements; regional transit improvements; bicycling and bikeway enhancements; and others. 

The CAP also includes various land use policies to encourage the use of alternative forms of transportation, 
increase pedestrian access and accessibility to community services and local destinations, reduce vehicle 
miles traveled within the County, and promote congestion management efforts. 

The study notes that the project is located within two miles of the Amtrak and multi-modal transportation 
station.  The project will include hotel shuttle service for hotel guests.  Additionally, (per the Traffic and 
Circulation Study prepared by Associated Transportation Engineers for this project) the site is served by the 
“Paso Express”, a local fixed-route transit system on South Vine Street and a new transit stop is planned to be 
installed along the project frontage on South Vine Street.  The exact location shall be determined in 
collaboration between the City and the San Luis Obispo County Regional Transit Authority (SLORTA).  The 
local transit system also connects to the regional transit system provided by SLORTA.  SLORTA provides 
service to surrounding destinations and communities.   

In addition, consistent with the City’s Bicycle Master Plan, South Vine Street provides bicycle connection for 
this project via a (red paved) bicycle lane that connects to the center of Paso Robles, as well as points south.  
The site plan also includes bike racks and bike lockers per City parking regulations.  Lastly, the site will be 
served with pedestrian sidewalks with the South Vine Street realignment project (whichever alternative is 
constructed in the future.)  This will provide for pedestrian connection to restaurants and retail businesses on 
the south side of SR 46W.  Therefore, considering these measures, the project does not conflict with the SLO 
County APCD CAP.  MM AQ-2 would implement the above measures to ensure consistency with the SLO 
County APCD CAP. 

 

b. Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? (Source: 11) 

    

 
Discussion:  The northern area of San Luis Obispo County occasionally exceeds ozone levels (both federal 
and state standards).  The Air Quality Impact Study indicates that the project would exceed local thresholds 
for construction-related emissions, however the study also includes mitigation measures that can be employed 
to reduce those emissions to less than significant levels.  In particular, the study indicates that the project 
would exceed maximum daily emission of ROG+NOx, particulate matter and fugitive dust.  Implementation 
of mitigation measures MM AQ-1 (see Attachment 1, MMRP), which includes 13 construction-related 
mitigation measures will ensure compliance with SLO Co. APCD’s 20% opacity limit (APCD Rule 401), 
nuisance rule (APCD Rule 402).  With implementation of these mitigation measures fugitive PM emissions 
would be reduced to approximately 7.22 lbs/day and approximately 0.03 tons/quarter, potential short-term 
construction emissions would be less than significant level.  
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c. Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions 
which exceed quantitative thresholds for 
ozone precursors)? (Source: 11) 

    

 
Discussion: See III b. above.  Short-term increases in emissions would occur during the construction process.  
Construction-generated emissions are of a temporary duration, lasting only as long as construction activities 
occur, but have the potential to represent a significant air quality impact.  The construction of the proposed 
project would result in the temporary generation of emissions associated with site grading and excavation, 
paving, motor vehicle exhaust associated with construction equipment and worker trips, as well as the 
movement of construction equipment on unpaved surfaces.  Short-term construction emissions would result 
in increased emissions of ozone-precursor pollutants (i.e., ROG and NOX) and emissions of particulate matter 
(PM10).  Emissions of airborne PM are largely dependent on the amount of ground disturbance associated 
with site preparation activities and can result in increased concentrations of PM that can adversely affect 
nearby sensitive land uses.  Because estimated emissions of ROG and NOX occurring during initial site 
preparation and grading would exceed applicable thresholds, this impact would be considered potentially 
significant. 
 
With mitigation measures included in the Mitigation Measure Summary, (Attachment 14), which includes 
SLOAPCD-recommended Standard Mitigation Measures for Construction Equipment, and additional 
mitigation measures included to encourage the reuse and recycling of construction materials and the use of 
heavy-duty construction equipment meeting CARB’s Tier 3 engine emission standards, short-term 
construction-generated emissions would be reduced to below 2.5 tons/quarter and would not exceed 
SLOCAPCD significance thresholds.  With mitigation measures incorporated, this impact would be 
considered less than significant.   See MM AQ-8. 
 
Long-term operational emissions associated with the proposed project would predominantly be the result of 
mobile sources.  To a lesser extent, emissions associated with area sources, such as landscape maintenance 
activities, as well as, use of electricity and natural gas would also contribute to increased emissions.   
 
Operational emissions were quantified using the CalEEMod computer program based on the default modeling 
parameters contained in the model for San Luis Obispo County.  Operational emissions were compared to the 
SLOCAPCD’s significance thresholds in Table 11 of the Air Quality Study.  As indicated in Table 11, 
operational emissions are not projected to exceed SLOCAPCD’s significance thresholds. Therefore, as noted 
in item III b., long-term operational emissions attributable to the proposed project would be considered less 
than significant.   
 

 

d. Expose sensitive receptors to substantial 
pollutant concentrations? (Source: 11) 

    

 
Discussion:  Localized concentrations of CO are the primary concern in areas located near congested roadway 
intersections.  Access to the hotel site would be via South Vine Street.  Based on the traffic analysis prepared 
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for the proposed project, nearby signalized intersections at South Vine Street and SR 46W are projected to 
operate at LOS C or better, under existing-plus-project conditions. With implementation of planned future 
roadway improvements, nearby signalized intersections are projected to improve under cumulative conditions 
and long-term (year 2025) due to congestion relief improvements at the intersection.  Additionally, there are 
no sensitive receptors in the nearby vicinity that could be affected by localized pollutant concentrations.  
Therefore, this impact would be considered less than significant. 
 
However, there are naturally Occurring Asbestos (NOA) has been identified as a toxic air contaminant by 
the California Air Resources Board (ARB).  In accordance with ARB Air Toxics Control Measure (ATCM), 
prior to any grading activities a geologic evaluation should be conducted to determine if NOA is present 
within the area that will be disturbed. If NOA is not present, an exemption request must be filed with 
the District. If NOA is found at the site, the applicant must comply with all requirements outlined in the 
Asbestos ATCM (SLOAPCD 2012). 

 
Based on a review of the SLOAPCD’s map depicting potential areas of NOA, the project site is located in 
an area that has been identified as having a potential for NOA.  As a result, the disturbance and 
potential exposure to NOA is considered to have a potentially significant impact.  A map of areas within 
the County potentially containing NOA is included in Appendix A. 
 
Demolition activities can have potential negative air quality impacts, including issues surrounding proper 
handling, demolition, and disposal of asbestos containing material (ACM). Asbestos containing materials 
could be encountered during demolition or remodeling of existing buildings, particularly older structures 
constructed prior to 1970. Asbestos can also be found in utility pipes/pipelines (Transite pipes or insulation 
on pipes). If utility pipelines are scheduled for removal or relocation or a building(s) is proposed to be 
removed or renovated, various regulatory requirements may apply, including the requirements stipulated in 
the National Emission Standard for Hazardous Air Pollutants (40CFR61, Subpart M - asbestos 
NESHAP). These requirements include but are not limited to: 1) notification to the APCD, 2) an asbestos 
survey conducted by a Certified Asbestos Inspector, and, 3) applicable removal and disposal requirements 
of identified ACM. 
 
The project site will require demolition of an onsite residential structure, which was initially constructed in 
1951.  As a result, demolition of this structure has the potential to result in the disturbance of ACM.  
The disturbance and potential exposure to ACM during demolition of the onsite structure is considered to 
have a potentially significant impact. 
 
Mitigation Measure AQ-3, AQ-5 and AQ-6  includes measures for the control of localized pollutant 
concentrations, as recommended by the SLOAPCD.  With implementation of these measures, this impact 
would be considered less than significant. 
 

e. Create objectionable odors affecting a 
substantial number of people? (Source: 11) 

    

Discussion: The proposed project would not result in the installation of any equipment or processes that 
would be considered major odor-emission sources.  However, construction of the proposed project would 
involve the use of a variety of gasoline or diesel-powered equipment that would emit exhaust fumes.  Exhaust 
fumes, particularly diesel-exhaust, may be considered objectionable by some people.  In addition pavement 
coatings and architectural coatings used during project construction would also emit temporary odors.  
However, construction-generated emissions would occur intermittently throughout the workday and would 
dissipate rapidly within increasing distance from the source.  As a result, short-term construction activities 
would not expose a substantial number of people to frequent odorous emissions.  Additionally, there are no 
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residences located in the near vicinity of the project site that could be exposed to objectionable odors.  For 
these reasons, potential exposure of sensitive receptors to odorous emissions would be considered less than 
significant. 

 
     
IV. BIOLOGICAL RESOURCES:  Would the project: 

a. Have a substantial adverse effect, either 
directly or through habitat modifications, on 
any species identified as a candidate, 
sensitive, or special status species in local or 
regional plans, policies, or regulations, or by 
the California Department of Fish and Game 
or U.S. Fish and Wildlife Service? 

 

    

Discussion:  A Biological Resources Assessment (BSA) was prepared by SWCA Environmental Consultants 
for this project (November 2013, see Attachment 8).  The project would disturb 3.3 acres of primarily ruderal 
habitat.  The development area has an existing home located on it.   
The property has been disturbed from agricultural practices including disking and mowing. No special-status 
plant species were observed nor are special-status plant species expected to occur within the BSA. However, 
several oak trees within the project impact area and are protected under the Oak Tree Preservation 
Ordinance. 
 
Birds protected under the Migratory Bird Treaty Act (MBTA) are expected to occur on the property and 
may utilize the oak trees and weedy areas within the BSA for nesting and foraging purposes. White-tailed 
kite and Swainson’s hawk may nest in the large oak trees. Both species forage in open grasslands and 
fallow fields characteristic of the property and surrounding land. White-tailed kite is a year-round resident 
of San Luis Obispo County while Swainson’s hawk occurrences are rare in the county (Sibley 2003). The 
nearest known occurrence of Swainson’s hawk is approximately 20 miles northeast of the property (CNDDB 
2013). Burrowing owls may use small mammal burrows if present on the property. The likelihood of this 
species occurring within the BSA is low since burrowing owl is not a common resident to the Paso 
Robles area. The nearest known occurrence of this species is a wintering population at Camp Roberts, 
approximately 15 miles north of the BSA (CNDDB 2013). Avoidance and Mitigation Measure BIO-1 has 
been provided to ensure that project activities avoid impacts to migratory nesting birds and to ensure that 
burrowing owls are not present prior to the start of construction. 
 
The property does not contain suitable denning habitat for San Joaquin kit fox. The Salinas River serves as 
a wildlife corridor for the purposes of foraging for the species. Due to the property’s distance (0.2 miles) to 
the Salinas River and US 101, which is a likely barrier to movement, there is a low likelihood that San 
Joaquin kit fox may pass through the project area. The project area is not located within the any of the 
habitat replacement areas shown on the San Luis Obispo County Kit Fox Standard Mitigation Ratios Area 
Map. A San Joaquin kit fox Habitat Evaluation Form was not completed as part of this study since it is not 
warranted. However, since there are San Joaquin kit fox occurrences within a 10-mile radius of the project 
area, standard San Joaquin kit fox avoidance measures will be implemented during project construction 
(refer to Avoidance and Mitigation Measures BIO-2 through BIO-7). 
 
The property contains two large valley oak trees, one large blue oak (Quercus douglasii), and as many as 
30 small native oak species that may meet the qualifications for protection under the City Oak Tree 
Preservation Ordinance (2002). This ordinance applies to all oak species native to Paso Robles with a 
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DBH equal to or greater than 6 inches and their corresponding critical root zone.  Mitigation plantings are 
required for removal of qualifying oak trees, and all others remaining in the BSA must be protected 
(refer to Avoidance and Mitigation Measures BIO-8 through BIO-14).  
Riparian habitat is not present within the BSA or on the property. As proposed, the project would have no 
direct or indirect effect on wetland or riparian habitat.  The proposed project will have no direct or indirect 
effect on the movement of resident or migratory fish and wildlife species. 
 
Avoidance and mitigation measures included in the Mitigation Measures Summary will be applied (via a 
Mitigation Monitoring and Reporting Program that would be adopted with the project, if approved) to ensure 
the potential impacts to these habitats and species are less than significant.   
 

b. Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, regulations or by the 
California Department of Fish and Game or 
US Fish and Wildlife Service? 

 

    

Discussion:  There is no riparian habitat located on this property.  However, there are several oak trees on the 
property that are within the area of disturbance of the project.  The applicant has proposed to remove 5 oak 
trees and to trim other remaining trees for maintenance purposes.  Oak trees that are 6 inches in diameter 
(dbh) are protected under the City’s Oak Tree Protection Ordinance.  The proposed removals, if approved, 
would require oak tree replacement mitigation pursuant to the City’s ordinance that would require planting a 
minimum of 25% of the total combined diameter of all oak trees to be removed.  Tree protection is also 
required for work that may occur within the “critical root zone” of remaining trees.  An Arborist Report (see 
Attachment 9) was prepared for this project which identifies oak tree mitigations to reduce potential impacts 
to a less than significant level.  Mitigations help protect the health of oak trees that can be impacted by 
activities such as watering in the root zone or stacking materials or equipment in this area.  Grading or other 
site disturbances in the root zone are controlled with mitigation measures to protect tree roots by requiring 
hand cutting of roots, etc.  With implementation and use of special techniques for site disturbance as 
described in the measures, no significant effects will result from the proposed project. 

c. Have a substantial adverse effect on 
federally protected wetlands as defined by 
Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal 
pool, coastal, etc.) through direct removal, 
filling, hydrological interruption, or other 
means? 

 

    

Discussion:  Per the Biological Resources Assessment, there are no wetlands, waterways or other 
hydrological features located on the project site, or within the near vicinity that could be affected by the 
proposed project.  Therefore, the project will not result in impacts to hydrological features and/or resources. 

d. Interfere substantially with the movement of 
any native resident or migratory fish or 
wildlife species or with established native 
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resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery 
sites? 

 
Discussion:  See detailed response item IV (a) above.  The biological study prepared for this project indicates 
that the site is not suitable for denning of San Joaquin Kit Fox and that migration for this species is typically 
contained to the east of the Salinas River due to the Highway 101 barrier.  However, as noted above, 
mitigations have been included in the study in the case that they use the site for migration.  No sensitive bird 
species were identified on the site, however, in accordance with the MBTA, specific mitigations are included 
to ensure that nesting birds are not significantly impacted by the construction of the proposed project.   

e. Conflict with any local policies or 
ordinances protecting biological resources, 
such as a tree preservation policy or 
ordinance? 

 

    

Discussion:  See IV b. above.  The project would not conflict with any local policies or ordinances 
established to protect biological resources. 

f. Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural 
Community Conservation Plan, or other 
approved local, regional, or state habitat 
conservation plan? 

    

Discussion:  There are no Habitat Conservation Plans or other related plans applicable in the City of Paso 
Robles. 

 
     
V. CULTURAL RESOURCES:  Would the project: 

a. Cause a substantial adverse change in the 
significance of a historical resource as 
defined in §15064.5? 

    

b. Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

    

c. Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

    

d. Disturb any human remains, including those 
interred outside of formal cemeteries? 

    

Discussion (a-d):  There are no historic resources (as defined), located on the site.  Although the existing 
house was built in 1951, is does not exhibit any architectural characteristics or qualities that would meet the 
criteria of the State Office of Historic Preservation as a candidate for listing as a local, state or national 
historic resource as either a point of interest, landmark or district.  The house is not included on the City’s 
Historic Resource Inventory.  The architectural design and theme consists of a single-story, ranch-style house 
with no ornamentation, unique or special design features.  It displays significant deferred maintenance, 
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including broken windows, peeling exterior paint, etc.  Specifically, the house does not possess sufficient 
character defining features, integrity of location, design, setting, materials, workmanship, feeling, or 
association, and does not meet at least one of the following criteria:  

 
1.  It reflects special elements of the City’s historical, archaeological, cultural, social, economic, aesthetic, 
engineering, or architectural development;  
2)   It is identified with persons or events significant in local, state, or national history;   
3)   It embodies distinctive characteristics of a style, type, period, or method of construction, or is a valuable 
example of the use of indigenous materials or craftsmanship; or whether the building or structure represents 
an established and familiar visual feature of a neighborhood or community of the city; or  
4)   It has yielded or has the potential to yield, information important to the history or prehistory of Paso 
Robles, California, or the nation.  

There are also no archaeological or paleontological resources known to be present on the site or in the near 
vicinity.  Since the property is not located within proximity to a creek or river or known cultural resource it is 
unlikely that there are resources located on the site.   

There are no known human remains on the project site, however, per conditions of approval incorporated into 
the project, if human remains are found during site disturbance, all grading and/or construction activities shall 
stop, and the County Coroner shall be contacted to investigate.  

Therefore, this project will result in less than significant impacts on cultural resources. 
 
     
VI. GEOLOGY AND SOILS:  Would the project: 

a. Expose people or structures to potential 
substantial adverse effects, including the risk 
of loss, injury, or death involving: 

    

i. Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map 
issued by the State Geologist for the 
area or based on other substantial 
evidence of a known fault? Refer to 
Division of Mines and Geology Special 
Publication 42. (Sources: 1, 2, & 3) 

    

Discussion:  The potential for and mitigation of impacts that may result from fault rupture in the project 
area are identified and addressed in the General Plan  EIR, pg. 4.5-8.  There are two known fault zones 
on either side of the Salinas Rivers valley.  The Rinconada Fault system runs on the west side of the 
valley, and grazes the City on its western boundary.  The San Andreas Fault is on the east side of the 
valley and is situated about 30 miles east of Paso Robles.  The City of Paso Robles recognizes these 
geologic influences in the application of the California Building Code (CBC) to all new development 
within the City. Review of available information and examinations indicate that neither of these faults is 
active with respect to ground rupture in Paso Robles.  Soils and geotechnical reports and structural 
engineering in accordance with local seismic influences would be applied in conjunction with any new 
development proposal.  Based on standard conditions of approval, the potential for fault rupture and 
exposure of persons or property to seismic hazards is not considered significant. There are no Alquist-
Priolo Earthquake Fault Zones within City limits.   
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ii. Strong seismic ground shaking? 
(Sources: 1, 2, & 3) 

    

Discussion:   The proposed project will be constructed to current CBC codes.  The General Plan EIR 
identified impacts resulting from ground shaking as less than significant and provided mitigation 
measures that will be incorporated into the design of this project including adequate structural design and 
not constructing over active or potentially active faults.  Therefore, impacts that may result from seismic 
ground shaking are considered less than significant.  

 

iii. Seismic-related ground failure, including 
liquefaction? (Sources: 1, 2 & 3) 

    

Discussion:  Per the General Plan EIR, the project site is located in an area with soil conditions that have 
a low potential for liquefaction or other type of ground failure due to seismic events and soil conditions.  
Per the Geotechnical Engineering Report prepared by Earth Systems Pacific (September 2013, see 
Attachment 9), which confirms that the site has a low potential for ground failure and liquefaction.  
Therefore, impacts related to seismic-related ground failure are determined to be less than significant. 

 

iv. Landslides?     

Discussion:  Per the General Plan Safety Element, the project site is in an area that is designated as a 
low-risk area for landslides.  Therefore, potential impacts due to landslides would be less than 
significant. 

 

b. Result in substantial soil erosion or the loss 
of topsoil? (Sources: 1, 2, & 3) 

    

Discussion:  Per the General Plan EIR the soil condition is not erosive or otherwise unstable.  As such, no 
significant impacts are anticipated.  The geotechnical study prepared includes standard requirements to assure 
soil stability due to erosion, including submission of an erosion control plan to be approved by the City 
Engineer prior to commencement of site grading.   

 

c. Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project, and potentially result in 
on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

Discussion:  See response to item a.iii, above, the Geotechnical Report prepared for this project did not 
identify that this site is an unstable geologic unit that would be subject to on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse. 

 

d. Be located on expansive soil, as defined in 
Table 18-1-B of the California Building 
Code, creating substantial risks to life or 
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property? 

Discussion:  In accordance with the City’s Local Hazard Mitigation Plan, Figure 6-7, Expansive Soils Map, 
the project site is identified to have a potential moderate risk for expansive soils.  This condition is common 
throughout the City.  Application of standard California Building Code requirements for structures, risks 
associated with moderately expansive soils can be addressed through routine implementation of building 
construction methods to stabilize foundations, sheer walls, roofing, etc. to reduce the potential for creating 
substantial risks to life or property to a less than significant level.   
 

e. Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative waste water disposal systems 
where sewers are not available for the 
disposal of waste water? 

    

Discussion: The development will be connected to the City’s municipal wastewater system.  Therefore, there 
would not be impacts related use of septic tanks. 

 
     
VII.   GREENHOUSE GAS EMISSIONS:  Would the project: 

a. Generate greenhouse gas emissions, either 
directly or indirectly, that may have a 
significant impact on the environment? 

 

    

Discussion: A Greenhouse Gas Impact Assessment was prepared by AMBIENT Consultants to evaluate 
potential Greenhouse Gas (GHG) emissions that may result from the project. (November 2013, see 
Attachment 6) 
 
The SLO County APCD adopted a GHG emissions threshold for projects in 2012 that establishes that it 
would be considered a potentially significant effect if projects exceed 1,150 metric tons of CO2 emissions per 
year (MTCO2e/year) of GHG.  The proposed project would result in 1,768.14 (both construction and 
operational emissions) annually, and annualized emissions of 9,809 MTCO2e (assuming a 25-year life of the 
project). 
 
There are two options (or combination thereof) that the project proponent must select to reduce the 
exceedance of GHG to a less than significant level.  Mitigation options include the following: 

a.   The applicant shall demonstrate compliance with the City of Paso Robles’ Climate Action Plan.  To assist 
with this determination, the CAP includes a worksheet that identifies various “mandatory”, as well as, 
“voluntary” measures.  All “mandatory” actions must be incorporated as binding and enforceable 
components of the project to be considered consistent with the CAP.  If a project cannot meet one or 
more of the “mandatory” actions, substitutions may be allowed provided equivalent reductions can be 
achieved.  A copy of the City’s CAP consistency worksheet is included in Appendix C of the project 
GHG emissions analysis. 
 

b. The applicant shall implement onsite mitigation measures and payment of an offsite mitigation fees to 
the SLOAPCD, sufficient to reduce project-generated emissions to below 1,150 MTCO2e/year.  Based 
on the analysis of offsite mitigation discussed below, offsite mitigation would be required for a total of 
9,809 MTCO2e.  At the time of this report, the SLOAPCD’s offsite GHG mitigation fee had not yet been 
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adopted. In the event that SLOAPCD’s offsite mitigation fee has not been adopted at the time that 
payment of the offsite mitigation fee is due, project-generated excess GHG emissions may be mitigated 
by the purchase of carbon offsets provided by other agencies/organizations, with prior approval by 
SLOAPCD. The applicant shall submit proof of the purchase of carbon offsets to the Paso Robles 
Community Development Department Director for his review and approval.  At a minimum, the onsite 
GHG-reduction measures to be implemented shall include the following: 

1. Use low-VOC cleaning supplies. This requirement shall be reflected in the operational 
procedures manual for the proposed project. 

2. Use low–VOC paint having a VOC content of 100 grams per liter, or less.  This requirement 
shall be reflected in the operational procedures manual for the proposed project. 

3. A shuttle shall be provided for hotel guests to provide transportation to and from the Amtrak 
transit station. 

4. The project proponent shall demonstrate that the project-wide lighting efficiency shall be 
improved by at least 16% relative to current conventional lighting methods through the 
installation of energy-efficient lighting, (e.g., metal halide, high-pressure sodium, LEDs) for 
interior and exterior lighting areas.  Unnecessary exterior lighting should be reduced, to the 
extent practical and where reductions in lighting would not pose a risk to public safety.  

5. Utilize low-flow faucets and toilets and water-efficient irrigation systems to reduce energy 
demands associated with water use. 

6. Proposed onsite occupied buildings shall exceed baseline Title 24 Building Envelope Energy 
Efficiency Standards by a minimum of 10 percent. The baseline GHG emissions from electricity 
and natural gas usage shall reflect 2008 Title 24 standards with no energy-efficient appliances. 

7. Install energy-efficient appliances (i.e., Energy Star rated). 
8. Incorporate water-reducing features into building and landscape design, including use of 

drought-tolerant landscaping, minimizing turfed areas, and installation of water-efficient 
irrigation systems in accordance with the City of Paso Robles Zoning Code, Chapter 21.22B, 
Landscape and Irrigation Ordinance. 

 
If the applicant chooses (a) above (the CAP Consistency Checklist), the applicant will be obligated to follow 
through with the mandatory measures of the CAP.  (If all mandated measures cannot be met, then the 
applicant can incorporate voluntary measures to meet the reduction targets.  Under those circumstances, a 
new GHG model would need to be prepared to calculate estimated reductions with voluntary measures.)  
With this option, GHG reduction is accomplished through numerous onsite energy efficiency measures, 
transportation-related efficiencies, and other measures.   
 
If the applicant chooses (b) above, estimated GHG emissions, with implementation of (b) above are 
summarized in Table 18 below. As noted, implementation of the proposed mitigation measures would reduce 
operational GHG emissions to approximately 1,651.31 MTCO2e/year.  Although reduced, operational 
emissions would continue to exceed SLOAPCD’s significance threshold of 1,150 MTCO2e/year.  As a result, 
offsite mitigation would be required. 
 
Future operational GHG emissions are projected to steadily decrease due, in part, to continued improvements 
in vehicle emission standards and fleet-wide emissions.  Therefore, to determine the total amount of offsite 
mitigation required, annual operational GHG emissions were quantified for each year of operation over the 
assumed 25-year life of the project, with implementation of the GHG-reduction measures identified in (b) 
above.  Amortized construction-generated GHG emissions (i.e., 11.40 MTCO2e/year) and removed emissions 
associated with the existing land use were included. Net increases in operational GHG emissions exceeding 
SLOAPCD’s annual significance threshold were identified as excess GHG emissions. Annual operational 
GHG emissions over the project life are summarized in Table 19 below.  As noted, excess GHG emissions 
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would range from 501.31 MTCO2e in year 2015 to 340.87 MTCO2e in year 2040.  Excess GHG emissions 
requiring offsite mitigation would total 9,809 MTCO2e.   
 
 
 
 
 
 
 
 

 
Table 18 

Operational Greenhouse Gas Emissions  
Without Mitigation 

Source GHG Emissions  
(MTCO2e/Year) 

Area Source .01 
Energy Use 913.38 

Motor Vehicles 825.08 
Waste Generation 31.13 

Water Use and Conveyance 9.30 
Total Project-Generated Emissions: 1,778.91 

s Emissions From Onsite Use to be Removed: -22.17 
Construction (Amortized) 11.40 

Net Increase in Emissions: 1,768.14 
SLOAPCD Significance Threshold: 1,150 

Exceeds Significance Threshold? Yes 
Refer to Appendix C for modeling assumptions and results. 
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Table 19 
Excess GHG Emissions to be Mitigated 

Year 

GHG Emissions (MTCO2e/year) 
Amortized 

Construction 
Emissions 

Removed 
Emissions 

Project-
Generated 
Emissions 

Total  
Emissions 

SLOAPCD 
Significance 
Threshold 

Excess 
Emissions 

2015 11.40 22.17 1,662.08 1,651.31 1,150 501.31 
2016 11.40 21.74 1,642.36 1,632.02 1,150 482.02 
2017 11.40 21.26 1,620.15 1,610.29 1,150 460.29 
2018 11.40 20.78 1,598.03 1,588.66 1,150 438.66 
2019 11.40 20.32 1,577.14 1,568.22 1,150 418.22 
2020 11.40 19.81 1,553.71 1,545.30 1,150 395.30 
2021 11.40 19.67 1,547.54 1,539.26 1,150 389.26 
2022 11.40 19.54 1,541.36 1,533.22 1,150 383.22 
2023 11.40 19.40 1,535.19 1,527.18 1,150 377.18 
2024 11.40 19.27 1,529.01 1,521.14 1,150 371.14 
2025 11.40 19.13 1,522.84 1,515.10 1,150 365.10 
2026 11.40 19.07 1,519.69 1,512.02 1,150 362.02 
2027 11.40 19.00 1,516.54 1,508.94 1,150 358.94 
2028 11.40 18.93 1,513.39 1,505.86 1,150 355.86 
2029 11.40 18.86 1,510.24 1,502.78 1,150 352.78 
2030 11.40 18.79 1,507.09 1,499.70 1,150 349.70 
2031 11.40 18.77 1,506.19 1,498.81 1,150 348.81 
2032 11.40 18.75 1,505.28 1,497.93 1,150 347.93 
2033 11.40 18.73 1,504.38 1,497.05 1,150 347.05 
2034 11.40 18.71 1,503.48 1,496.17 1,150 346.17 
2035 11.40 18.69 1,502.58 1,495.28 1,150 345.28 
2036 11.40 18.67 1,501.67 1,494.40 1,150 344.40 
2037 11.40 18.65 1,500.77 1,493.52 1,150 343.52 
2038 11.40 18.63 1,499.87 1,492.64 1,150 342.64 
2039 11.40 18.61 1,498.97 1,491.75 1,150 341.75 
2040 11.40 18.59 1,498.06 1,490.87 1,150 340.87 
Total Excess Emissions: 9,809.4 
Totals may not sum due to rounding. 
Amortized construction emissions and removed emissions associated with the existing land use are 
based on a 25-year operational period. 
Project-generated emissions include reductions associated with implementation of MM GHG-1,b,1-
8. 
Excess emissions represent total net increase in emissions exceeding the SLOAPCD significance 
threshold over a 25-year operational period, 
Refer to Appendix C for modeling assumptions and results. 
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b. Conflict with any applicable plan, policy, or 
regulation of an agency adopted for the 
purpose of reducing the emissions of 
greenhouse gasses? 

    

Discussion:  With implementation of GHG-reduction mitigation measures sufficient to reduce project-related 
GHG’s to below the SLO APCD’s GHG threshold of significance (1,150 MTCO2e/year), this impact would 
be considered less than significant, and would not conflict with the policies of SLO APCD or the City’s CAP. 

  
     
VIII. HAZARDS AND HAZARDOUS MATERIALS:  Would the project: 

a. Create a significant hazard to the public or 
the environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

 
Discussion:  The project would use industry-standard landscape and building maintenance products which 
would be stored in compliance with all applicable safety requirements.  The project does not include use of, 
transport, storage or disposal of hazardous materials that would create a significant hazard to the public or 
environment. 

 

b. Create a significant hazard to the public or 
the environment through reasonably 
foreseeable upset and accident conditions 
involving the release of hazardous materials 
into the environment? 

    

 
Discussion:  See VIII a. above. 

 

c. Emit hazardous emissions or handle 
hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile 
of an existing or proposed school? 

    

 
Discussion: The proposed hotel project will not emit hazardous materials and will not impact schools since 
there are no schools within the vicinity. 

 

d. Be located on a site which is included on a 
list of hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and, as a result, would it create a 
significant hazard to the public or the 
environment? 

    

 
Discussion:  The project site is not identified as a hazardous site per Government Code Section 65962.5. 
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e. For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project result 
in a safety hazard for people residing or 
working in the project area? 

    

 

f. For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area? 

    

 
Discussion:  (VIII e & f)  The project site is not located within an airport land use plan, within two miles of a 
public airport or public use airport, or within the vicinity of a private airstrip. 

 

g. Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency evacuation 
plan? 

    

 
Discussion:  The City does not have adopted emergency response or evacuation plans. Per the City 
Emergency Services Battalion Chief, the proposed location does not pose a risk that would impair City 
response to emergencies.   

h. Expose people or structures to a significant 
risk of loss, injury or death involving 
wildland fires, including where wildlands are 
adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

    

Discussion:  Per the 2003 General Plan Safety Element, and the Public Review Draft of the 2014 Local 
Hazard Mitigation Plan Update, the project is not in the vicinity of wildland fire hazard areas. 

 
     
IX. HYDROLOGY AND WATER QUALITY:  Would the project: 

a. Violate any water quality standards or waste 
discharge requirements? 

    

 
Discussion:  A Storm Water Quality Management Plan was prepared by Wallace Group (November 2013, see 
Attachment 11) for this project.  The plan identifies specific post-construction Best Management Practices 
that have been incorporated into the project in compliance with State Water Board requirements to meet 
water quality standards and discharge requirements.  The project will apply conditions of approval to comply 
with these standards.  With the imposition of these regulatory requirements, no impact would result as these 
regulatory requirements are designed to ensure that water quality standards are maintained. 
 
The proposed project is designed to retain stormwater on-site through installation of various low-impact 
development (LID) features.  The project has been designed to reduce impervious surfaces, preserve existing 
vegetation, and promote groundwater recharge by employing bioretention through implementation of these 
measures.  Thus, water quality standards will be maintained and discharge requirements will be in compliance 
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with State and local regulations.  Therefore, impacts to water quality and discharge will be less than 
significant. 

 

b. Substantially deplete groundwater supplies 
or interfere substantially with groundwater 
recharge such that there would be a net 
deficit in aquifer volume or a lowering of the 
local groundwater table level (e.g., Would 
the production rate of pre-existing nearby 
wells drop to a level which would not 
support existing land uses or planned uses 
for which permits have been granted)? 
Would decreased rainfall infiltration or 
groundwater recharge reduce stream 
baseflow? (Source: 7) 

    

Discussion:  The project property is within the City limits and it is zoned to allow for commercial 
development, including hotels.  The City’s municipal water supply is composed of groundwater from the 
Paso Robles Groundwater Basin, an allocation of the Salinas River underflow, and a surface water allocation 
from the Nacimiento Lake pipeline project.   

In light of the current drought situation and reports of declining groundwater levels in the Paso Robles 
Groundwater Basin (“the basin”), the City established a groundwater stewardship policy to not expand 
dependency on the basin over historic use levels/pumping from the City’s peak (pumping) year of 2007.  
Additionally, to address drought concerns, and in compliance with State law and water reduction 
requirements, the City has implemented a comprehensive water conservation program to reduce water 
consumption citywide since 2009.  The City has exceeded State-required water conservation measures since 
the program was established.  Additionally, the City augmented water supply and treatment capacity by 
procuring surface water from Lake Nacimiento and construction of delivery facilities to the City.  This project 
will not affect the amount of groundwater that the City withdraws from the Paso Robles Groundwater Basin.  
Per the City’s 2010 Urban Water Management Plan (UWMP), page 21: 

 
“The City is progressing with its plans for a water treatment plant (WTP) to treat surface 
water received from Lake Nacimiento.  The WTP is being designed to treat 4 million gallons 
per day (mgd), with construction to begin in 2015. The WTP can be expanded to treat 6 mgd 
to meet future demands (Paso Robles website, October 13, 2010). Specific facilities 
include a water treatment plant, treated water reservoir and pump station, transmission 
pipeline, appurtenances and other site improvements (Padre, 2008). Half of the initial 4,000 
AFY Nacimiento allocation and half of the 4 mgd Phase 1 treatment plant capacity are to 
replace lost well production capacity and improve water quality. The remaining capacity is 
to provide for new development. In order to limit reliance on the highly-stressed 
groundwater basin new development—per City policy—is required to be served with surface 
and recycled water. Therefore, the second 1,400 AFY Nacimiento allocation, the 2 mgd 
treatment plant expansion, and recycled water infrastructure will be funded by 
development.” 

The project proponent would be required to pay development impact fees for water service expansion and 
availability to mitigate its proportionate share of related impacts.  Additionally, the City assigns “duty” 
factors that anticipate the amount of water supply necessary to serve various types of land uses.  These factors 
are derived from determining the average water demands for each zoning district in the City.  In this 
circumstance, the water supply necessary for development of commercial land uses permitted in the C2 Zone 
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includes hotels, as well as other uses, and is incorporated into the water demand assumptions of the UWMP.  
As noted above, the City has augmented future reliance on groundwater resources to surface water resources, 
and commercial development has been accounted for in the overall water projections and demand for the 
City.  As noted in the Project Description, the proposed project would be served with the City’s municipal 
water supply system.  Since the City’s water supply, as documented in the UWMP, is not reliant on increased 
groundwater pumping for new development, it demonstrates adequate water supply procured from Lake 
Nacimiento to accommodate the projected growth in the City and it demonstrates that this project will have 
adequate water supply available, and will not further deplete or in any way affect, change or increase water 
demands on the basin.   

In addition, in compliance with recently adopted updates to the applicable code sections of the California 
Green Building Code (adopted by the City in 2013), the project will be required to install more restrictive 
water-conserving plumbing fixtures than what would have previously been required in 2010 when the 
UWMP was adopted.  The City also implements the State Landscape Water Conservation regulations, which 
requires further reductions in water demand for landscaping.  Additionally, in compliance with the City’s 
Climate Action Plan adopted in 2013, “Project Consistency Checklist”, Appendix C, the applicant will be 
incorporating landscape water fixtures and drought-resistant landscaping that will achieve a 20 percent 
reduction in water demand above what is required by State law.  Thus, the project will implement all best 
management practices available to reduce water demands over “business-as-usual” and what is anticipated in 
the UWMP.  Therefore, this project will result in less than significant impacts to the groundwater supplies 
used by the City. 

 

c. Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or 
river, in a manner which would result in 
substantial erosion or siltation on- or off-
site? (Source: 10) 

    

Discussion:  The drainage pattern on the site would not be substantially altered with development of this 
project since site development will generally maintain the existing, historic drainage pattern of the property, 
and new hydromodification drainage will be maintained on the site.  Additionally, surface flow would be 
directed to drainage areas for percolation into bioswale drainage features on the property.  There are no 
streams, creeks or rivers on or near the project site that could be impacted from this project or result in 
erosion or siltation on- or off-site.  Therefore, impacts to drainage patterns and facilities would less than 
significant. 

 

d. Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or 
river, or substantially increase the rate or 
amount of surface runoff in a manner which 
would result in flooding on- or off-site? 
(Source: 10) 

    

Discussion:  See IX c. above.  Drainage resulting from development of this property will be maintained onsite 
and will not contribute to flooding on- or off-site.  Thus, flooding impacts from the project are considered less 
than significant. 
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e. Create or contribute runoff water which 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide substantial additional sources of 
polluted runoff? (Source: 10) 

    

Discussion:  As noted in IX a. above, per the Stormwater Management Plan prepared for this project, surface 
drainage will be managed onsite and will not significantly add to offsite drainage facilities.  Additionally, 
onsite LID drainage facilities will be designed to clean pollutants before they enter the groundwater basin.  
Therefore, drainage impacts that may result from this project would be less than significant. 

 

f. Otherwise substantially degrade water 
quality? 

    

Discussion: See answers IX a. – e.  This project will result in less than significant impacts to water quality. 

g. Place housing within a 100-year flood hazard 
area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or 
other flood hazard delineation map? 

    

Discussion:  There is no housing associated with this project nor is there any housing in the near vicinity 
downstream from the site, and the site is not within or near a flood hazard area. Therefore, this project could 
not result in flood-related impacts to housing. 

h. Place within a 100-year flood hazard area 
structures which would impede or redirect 
flood flows? 

    

Discussion:  See IX g. above.  The property is not within or near a 100-year flood hazard area. 

i. Expose people or structures to a significant 
risk of loss, injury or death involving 
flooding, including flooding as a result of the 
failure of a levee or dam? 

    

Discussion:  See IX h. above.  Additionally, there are no levees or dams in the City. 

j. Inundation by mudflow?     

Discussion:  In accordance with the Paso Robles General Plan, there are no mudflow hazards located on or 
near the project site.  Therefore, the project could not result in mudflow inundation impacts. 

k. Conflict with any Best Management 
Practices found within the City’s Storm 
Water Management Plan? 

    

Discussion:  The project will implement the City’s Storm Water Management Plan - Best Management 
Practices.  Therefore, it would not conflict with these measures. 

l. Substantially decrease or degrade watershed 
storage of runoff, wetlands, riparian areas, 
aquatic habitat, or associated buffer zones? 
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Discussion:  The project will incorporate all feasible means to manage water runoff on the project site.  There 
are no wetland or riparian areas in the near vicinity, therefore, the project could not result in impacts to 
aquatic habitat. 

 
     
X. LAND USE AND PLANNING:  Would the project: 

a. Physically divide an established community?     

Discussion:  The project is largely surrounded by undeveloped, vacant property to the west and north.  
Highway 101 is located to the east and SR 46W is locate to the south.  There is no established community 
within the project vicinity.  Therefore, the project will not physically divide an established community. 

 

b. Conflict with any applicable land use plan, 
policy, or regulation of an agency with 
jurisdiction over the project (including, but 
not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or 
mitigating an environmental effect? 

    

Discussion:  As a regional commercial land use, the proposed hotel is consistent with the General Plan Land 
Use Designation of Regional Commercial and Highway Commercial zoning.  The project proponent is 
requesting a PD Overlay be approved for the project to allow an exception to the 50 foot height limit of the 
C2-PD zoning district.  As demonstrated in Section I, Aesthetics (of this study), exceeding the height limit 
would not result in significant aesthetic-related environmental effects, and in compliance with meeting 
specific criteria and making established findings, the project would not conflict with the applicable zoning. 

The project site design is also consistent with the Gateway Design Standards.  There are no other plans that 
apply to the property.  Therefore, the project does not conflict with applicable plans or policies adopted to 
avoid or mitigate environmental effects. 

c. Conflict with any applicable habitat 
conservation plan or natural community 
conservation plan? 

    

Discussion: There are no habitat conservation plans or natural community conservation plans established in 
this area of the City. Therefore, there could be no conflicts with conservation plans. 

 
     
XI. MINERAL RESOURCES:  Would the project: 

a. Result in the loss of availability of a known 
mineral resource that would be of value to 
the region and the residents of the state? 
(Source: 1) 

    

Discussion: There are no known mineral resources at this project site. 

b. Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific 
plan or other land use plan? (Source: 1) 
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Discussion: There are no known mineral resources at this project site. 
 
     
XII. NOISE:  Would the project result in: 

a. Exposure of persons to or generation of 
noise levels in excess of standards 
established in the local general plan or noise 
ordinance, or applicable standards of other 
agencies? (Source: 1) 

    

 
Discussion:  A Noise Impact Assessment Study was prepared for this project by AMBIENT Consulting, 
(November 2013, see Attachment 11).  The study identifies the potential external and internal noise exposure 
that may be experienced in the future from noise generated in the vicinity - primarily noise from Highway 
101, and future noise impacts after realignment of South Vine Street (as shown on the preliminary grading 
plan).  The potential noise levels were then compared with the General Plan Noise Element thresholds to 
determine if noise impacts would be potentially significant. 
 
Per the City’s General Plan, Noise Element, the noise level threshold of significance for interior noise levels 
is 45 dBA CNEL/Ldn, and for outdoor activity areas it is 65 dBA CNEL/Ldn.  With the existing road 
alignment and/or future road realignment the project would have a projected exterior range from 
approximately 46 to 63 dBA CNEL/Ldn, which would not exceed the applicable threshold.  However, 
interior noise levels for upper floors that would be adjacent to So. Vine Street would result in noise levels that 
exceed these thresholds, and would therefore result in potentially significant impacts.  The Noise Study 
includes eight construction-related measures (MM N-1 a. – h.) to baffle interior noise levels from exterior 
noise sources.  These measures includes using specific glazing with maximum dimensions, door frame 
construction methods, exterior wall construction methods, and others, to meet the interior noise standard 
consistent with the City’s Noise Elements.  Therefore, with implementation of the mitigation measures 
recommended, potential impact can be determined to be less than significant.  See Attachment 14, Mitigation 
Measures Summary. 

 

b. Exposure of persons to or generation of 
excessive groundborne vibration or 
groundborne noise levels? 

    

Discussion:  The project may result in short-term construction groundborne vibration from machinery, 
however, the construction noise is not anticipated to be excessive nor operate in evening hours, and would be 
less than the industry (Caltrans) standard thresholds for vibration that would cause structural damage and/or 
annoyance of (0.2 and 0.1 in/sec ppv, respectively at a distance of 500 feet).  Since the City does not have 
adopted groundborne vibration or groundborne noise level thresholds, it would be suitable to implement the 
Caltrans standard for these effects.  Therefore, impacts from groundborne vibration noise would be 
considered less than significant. 

c. A substantial permanent increase in ambient 
noise levels in the project vicinity above 
levels existing without the project? 

    

Discussion:  Per the Noise Study prepared for this project, it will not create significant land use-related noise 
or traffic generated noise. Therefore, the project would not result in contributing permanent increases in 
ambient noise levels.  
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d. A substantial temporary or periodic increase 
in ambient noise levels in the project vicinity 
above levels existing without the project? 

 

    

Discussion:  The Noise Study prepared for this project provides information on typical construction 
equipment noise levels.  The study indicates (in Table 8) that short-term increases in construction noise may 
have a potential to be significant.  Potential short-term construction related impacts will be reduced through 
mitigation measures (MM N-1 a & b), to control of duration and hours of construction related noise as well as 
implementation of noise baffling equipment for use on standard construction engine equipment and 
equipment maintenance requirements.  Implementation of these measures will reduce noise to a less than 
significant level.  See Attachment 14, Mitigation Measures Summary. 

e. For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project 
expose people residing or working in the 
project area to excessive noise levels? 
(Sources: 1, 4) 

 
 

 
 

 
 

 
 

Discussion:  The project is not located within an airport area subject to an airport land use plan, and will thus 
not be impacted by airport related noise. 

 
     
XIII. POPULATION AND HOUSING:  Would the project: 

a. Induce substantial population growth in an 
area, either directly (for example, by 
proposing new homes and businesses) or 
indirectly (for example, through extension of 
roads or other infrastructure)? (Source: 1) 

    

Discussion (a-c): The proposed hotel project will create jobs that can be absorbed by the local and regional 
employment market, and will therefore not create the demand for new housing or population growth or 
displace housing or people.  

b. Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere? 

    

There is only one house on the project site that would be demolished with the construction of the project.  As 
such, the project would not displace a substantial number of existing housing. 

c. Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

    

As noted above, there is only one house on the project site.  The house is occupied by a single tenant 
occupant.  Therefore, displacement of one person would not constitute “displacement of a substantial number 
of people, necessitating construction of replacement housing”. 
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XIV. PUBLIC SERVICES:  Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the public services: 

a. Fire protection? (Sources: 1,10)     

 

b. Police protection? (Sources: 1,10)     

 

c. Schools?     

 

d. Parks?     

 

e. Other public facilities? (Sources: 1,10)     

Discussion (a-e):  The proposed project will not result in a significant demand for additional new services 
since it is not proposing to include new neighborhoods or a significantly large scale development that cannot 
be provided services through existing resources, and the incremental impacts to services can be mitigated 
through payment of standard development impact fees.  Therefore, impacts that may result from this project 
on public services are considered less than significant. 

 
     

XV. RECREATION 
 
a. Would the project increase the use of 

existing neighborhood and regional parks or 
other recreational facilities such that 
substantial physical deterioration of the 
facility would occur or be accelerated? 

    

Discussion (a&b): 

The proposed commercial development project will not encourage new housing demands, therefore it will not 
result in an increase in demand for recreational facilities or accelerate deterioration of recreational facilities.   

 
b. Does the project include recreational 

facilities or require the construction or 
expansion of recreational facilities which 
might have an adverse physical effect on the 
environment? 

    

 
     
XVI. TRANSPORTATION/TRAFFIC:  Would the project: 

a. Conflict with an applicable plan, ordinance 
or policy establishing measures or 
effectiveness for the performance of the 
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circulation system, taking into account all 
modes of transportation including mass 
transit and non-motorized travel and relevant 
components of the circulation system, 
including but not limited to intersections, 
streets, highways and freeways, pedestrian 
and bicycle paths, and mass transit? 

Discussion:  A Traffic Impact Study was prepared by ATE Associates for this project (August 2013, see 
Attachment 12).  The traffic study estimates: existing traffic conditions; traffic that would be generated from 
the project; impacts to surrounding facilities including South Vine Street; and intersection and freeway 
operations.  It also projects traffic impacts to these facilities in the future at year 2035 and cumulative impacts 
of the project with other approved development and development “in the planning pipeline”.  Additionally, 
the study evaluated: project access on South Vine Street; alternative transportation needs; and improvements 
for pedestrians, bicyclists and transit.  The study was prepared in the context of the City’s Circulation 
Element as well as Caltrans standards and County circulation planning.   

The traffic study indicates that the existing traffic in addition to project generated traffic would not exceed 
adopted standards and thresholds for existing service capacity on surrounding intersection or freeway 
operations.  However, the project would exceed adopted thresholds during the project plus cumulative 
scenario at certain intersections.  In particular, the intersections that comprise the west side of SR 46W/US 
101 interchange (SR 46 W/US 101 SB and SR 46W/Vine Street) are forecast to operate at LOS D during the 
P.M. peak hour under the cumulative plus project scenario.  This would be in excess of the LOS C Caltrans 
standard. 

The project would also exceed thresholds during the Year 2035 scenario at certain intersections and freeway 
segments.  In particular, the project would cause an additional 11 northbound trips to occur on U.S. 101 N on 
the segment north of SR 46.  This segment would operate at LOS F during Year 2035 and the project would 
further exacerbate this segment.  Further, in Year 2035, the U.S. 101/SR 46W interchange is forecast to 
operate at LOS E-F.  The project would add traffic and contribute to the impact at this interchange. 

Based on the above impacts in the cumulative plus project, and Year 2035 plus project scenarios, the 
applicant would need to mitigate its share of impacts to these facilities by participating in (i.e., contributing 
its fair share of the cost of) planned future improvements to the intersection of South Vine Street and 
Highway 101, and operations of Highway 101.  It should be noted that the cumulative and Year 2035 impacts 
take into account forecasted regional traffic and Year 2035 traffic in addition to the project’s traffic.  Thus, 
the project alone would not cause impacts to the respective intersections, interchanges and freeway segments 
during the cumulative and Year 2035 scenario.  As such, the project alone would not be responsible for 
funding or constructing all anticipated improvements.   

Improvements to these facilities have already been identified and analyzed by Caltrans and the City in a 
separate IS/MND prepared in December 2009 (SCH # 2008051102) and in a Project Approval/Environmental 
Document or PAED.  In fact, the improvements are a separate multi-phase project between the state, county 
and city that will reduce interregional, regional and local congestion through the US 101/State Route 46 West 
interchange.  The improvement project has been identified by Caltrans as regional traffic, coupled with 
anticipated development projects in the region, will eventually degrade operations at the U.S. 101/SR 46 W 
interchange.   

Phase I (re-alignment of Theatre Drive) has been constructed and is in operation, which has reduced traffic 
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congestion in this location. Phase 2 of this project is the future realignment of Vine Street as detailed in the 
Traffic Study prepared for this Project and in the PAED. All future phases of the interchange improvement 
project are identified in the City’s Development Impact Fee (DIF) program in accordance with Council 
Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the Justification Study for the impact 
fees which includes the Needs List.  The Needs List includes, as improvement facility #30, on page 26, the 
improvement of the interchange of Highways 101-46W.  The specific amount of DIF fees to be paid by the 
applicant relative to the proposed project will depend on the current rate of fees applicable at the time of 
occupancy.  However, as part of a prior entitlement that the landowner applied for, but which was not 
constructed, the landowner previously paid approximately $270,900 in 2006 toward improvements 
constructed at the southbound exit at the interchange, which is part of the overall regional interchange 
improvement project.  With implementation of applying both of these fees (the previously paid fair-share of 
the interchange improvements and the additional DIF fees to be calculated at time of project occupancy), the 
project will have mitigated its fair share of impacts to transportation facilities.  Therefore, with mitigation 
measures incorporated, impacts to transportation facilities will be less than significant, and the project would 
be consistent with applicable plans and policies.  See Attachment 14, Mitigation Measures Summary. 

The traffic study analysis on project access at South Vine Street and Wilmar Place indicates that a stop-sign 
controlled intersection would be adequate to provide safe access to the site.  ATE Associates conducted a 
field review of the Vine Street/Wilmar Place intersection to determine the adequacy of the sight distances.  
The Caltrans Highway Design Manual (6th Edition) sight distance standards were used to determine adequacy 
of the sight distances at the intersection.  The posted speed limit along this segment of Vine Street is 45 MPH.  
Floating car surveys found that vehicles travel within the posted speed limit (the floating car surveys found 
speeds slightly less than 45 MPH for southbound Vine Street because those vehicles are released from the 
signal at Route 46W, and then climb a slight hill between Rout 46W and Wilmar Place). 

Based on Caltrans criteria, the minimum required sight distance from Wilmar Place is 495 feet.  The 
measured sight distance looking to the north is more than 1,100 feet, well in excess of the minimum.  The 
sight distance looking to the south is limited by a crest vertical curve on Vine Street, however, sight distance 
to the south as measured in the field is about 590 feet, which exceeds the 495-foot minimum recommended in 
the Caltrans design manual.  Thus, adequate sight distances are available at the Vine Street/Wilmar Place 
intersection. 

Additionally, the project will be served with transit and it is connected to the City’s bicycle transportation 
system with a class II bike lane on South Vine Street.  It will also include connection to surrounding 
properties with sidewalks. 

 

b. Conflict with an applicable congestion 
management program, including, but not 
limited to level of service standards and 
travel demand measures, or other standards 
established by the county congestion 
management agency for designated roads or 
highways? 

    

Discussion:  See XVI a. above.  Additionally, the project site will be served with a transit stop on Vine Street 
to facilitate employee transportation demands and reduce congestion, as well as provide shuttle services to the 
multi-modal transportation center for guests.  Mitigation measures have been incorporated to provide these 
services.  Therefore, impacts related to congestion management will be mitigated to a less than significant 
level. 
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c. Result in a change in air traffic patterns, 
including either an increase in traffic levels 
or a change in location that results in 
substantial safety risks? 

    

 
Discussion:  The project site is not located within an airport land use planning area. 
 

d. Substantially increase hazards due to a 
design feature (e.g., sharp curves or 
dangerous intersections) or incompatible 
uses (e.g., farm equipment)? 

    

Discussion:  There are no hazardous design features associated with this project that could result in safety 
hazard impacts from this project. 

e. Result in inadequate emergency access?     

Discussion:   The project will not impede emergency access, and per the City Engineering Standards and 
Specifications, City Zoning Code, Section 22.22.080, and the California Fire Code, the project access is 
designed in compliance with all emergency access safety features to City emergency access standards (e.g. a 
paved 25 foot wide access driveway, required turning radius and turnarounds, etc.).   

 

f. Conflict with adopted policies, plans, or 
programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease 
the performance or safety of such facilities? 

    

 

Discussion:  The project incorporates multi-modal transportation facilities and access such as bike lanes, 
sidewalks, and walkways, and a transit stop on the project frontage along Vine Street.  Therefore, it does not 
conflict with policies and plans regarding these facilities. 

 
     
XVII. UTILITIES AND SERVICE SYSTEMS: Would the project: 

a. Exceed wastewater treatment requirements 
of the applicable Regional Water Quality 
Control Board? 

    

Discussion:  The project will comply with all applicable wastewater treatment requirements as required by the 
City, the Regional Water Quality Control Board, and the State Water Board  Therefore, there will be less than 
significant impacts resulting from wastewater treatment from this project. 

b. Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the 
construction of which could cause significant 
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environmental effects? 

Discussion:  Per the City’s General Plan EIR, Urban Water Management Plan, Sewer System Management 
Plan (SSMP), Wastewater Master Plan (WWMP), the City’s water and wastewater treatment facilities in the 
vicinity and at the wastewater and water treatment plants are adequately sized, including planned facility 
upgrades, to provide water needed for this project and to treat resulting effluent.  The applicant will be 
required to pay for utility connections and associated improvements, as well as development impact fees to 
offset and mitigate the projects proportional share of impact to these facilities.  Therefore, this project will not 
result in the need to construct new facilities. 

 

c. Require or result in the construction of new 
storm water drainage facilities or expansion 
of existing facilities, the construction of 
which could cause significant environmental 
effects? 

    

Discussion: All new stormwater resulting from this project will be managed on the project site, and will not 
enter existing storm water drainage facilities or require expansion of new drainage facilities.  Per the Storm 
Water Control Plan prepared for this project, stormwater will be controlled through several types of facilities.  
These include constructing the parking lot and flatwork areas to convey stormwater to landscaped bioswales, 
installation of pervious paving materials in the rear parking lot area, installing a rooftop drainage cistern 
system for use on landscaping, and a drainage retention basin.  Therefore, the project will not impact the 
City’s storm water drainage facilities.   

 

d. Have sufficient water supplies available to 
serve the project from existing entitlements 
and resources, or are new or expanded 
entitlements needed? 

    

 
 
Discussion:  As noted in section IX on Hydrology, the project can be served with existing water resource 
allocations available and will not require expansion of new water resource entitlements. 

e. Result in a determination by the wastewater 
treatment provider which serves or may 
serve the project that it has adequate capacity 
to serve the projects projected demand in 
addition to the providers existing 
commitments? 

    

Discussion:  Per the WWMP, the capacity of the City’s wastewater treatment plant is 4.9 million gallons per 
day (MGD).  Existing flows to the wastewater treatment plant are approximately 2.9 MGD, so the plant has a 
remaining capacity of 2 MGD. 

Based on data from other existing hotels of similar size, wastewater generation by the proposed project would 
not exceed 20,000 gallons per day.  This would require up to 1% of the remaining capacity of the wastewater 
treatment plan.  Therefore, it can be determined that the City has adequate capacity to accommodate the 
wastewater estimated to be produced by the proposed project. 

f. Be served by a landfill with sufficient 
permitted capacity to accommodate the 
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project’s solid waste disposal needs? 

Discussion:  Per the City’s 2010 Landfill Master Plan, the City’s landfill has adequate capacity to 
accommodate construction-related and operational solid waste disposal for this project.  Landfill design 
capacity permitted (as of 2013) is 6,495,000 cubic yards, with a maximum of up to 75,000 tons/year.  The 
City’s overall waste stream averages about 45,000 tons/year, inclusive of residential and non-residential 
hauling rates.  Based on General Plan build-out projections, landfill capacity is documented to be sufficient 
until at least 2051.  The 5-year Joint Technical Update (currently in process of being updated) projects 
capacity until 2071.  However, the landfill plan includes numerous zero-waste and renewable energy 
production programs that are designed to reduce the waste stream and extend the life of the capacity much 
further.  

An analysis of another hotel project currently under construction (Ayres Hotel - 134,000 s.f. which is 27% 
larger than the proposed Marriott Hotel - 98,000 s.f.), the Ayres Hotel estimated that it will result in 
approximately 10.02 tons of construction and debris (C&D) solid waste (including a 50% diversion rate).  
Since the proposed project is 27% smaller, it is estimated that it would result in 7.32 tons of C&D solid waste.   

Based on capacity information of the City’s Landfill capacity, annual waste stream and estimated C&D, it can 
be determined that the City’s landfill has adequate capacity to accommodate the proposed projects solid waste 
disposal needs. 

 

g. Comply with federal, state, and local statutes 
and regulations related to solid waste? 

    

Discussion:  The project proponent will be required to comply with the City’s adopted Municipal Code which 
encompasses the California Green Building Code for C&D waste, as well as landfill permit tonnage 
limitations (see XVII (f) above).  Based on averages of typical hotel waste streams (which are included in the 
landfill capacity analysis of the 2010 Landfill Master Plan), as well as an estimate of C&D waste, the 
proposed project will comply with local and state solid waste regulations.  Local and State solid waste 
regulations are in compliance with the federal solid waste regulations of the Environmental Protection 
Agency.  Therefore, the proposed project will comply with all applicable solid waste regulations.3 

 
 
     

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE 

a. Does the project have the potential to 
degrade the quality of the environment, 
substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife 
population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the 
range of a rare or endangered plant or animal 
or eliminate important examples of the major 
periods of California history or prehistory? 

    

Discussion: As noted within this environmental analysis on biological resources with the mitigation measures 
incorporated, the project-related impacts to habitat for wildlife species will be less than significant with 
mitigation measures incorporated. There will be no impact to fish habitat as well as no impact to fish and 
wildlife populations. Therefore, impacts to fish, wildlife, of plant habitat is less than significant. 
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b. Does the project have impacts that are 
individually limited, but cumulatively 
considerable? ("Cumulatively considerable" 
means that the incremental effects of a 
project are considerable when viewed in 
connection with the effects of past projects, 
the effects of other current projects, and the 
effects of probable future projects)? 

    

 
Discussion:  The analyses prepared for this project demonstrate that potentially significant impacts that may 
result from implementation of this project will not: 
 

• individually; and/or 
• in connection with effects of past projects, and/or 
• in connection with current projects; and/or 
• in connection with probable future projects, result in cumulatively considerable significant impacts.   

 
Based on substantial evidence in the record, potential impacts identified related to aesthetics, biological 
resources, air quality, GHG emissions, traffic are not cumulatively considerable.  There are no other 
development projects currently being considered in the near vicinity. There are no probable future projects be 
contemplated at this time.  The City received an application for annexation of property in the vicinity, 
however, because it has been “suspended” from further processing at that applicant’s request, it would 
therefore be speculative to consider cumulative impacts from it, and it would not be considered substantial 
evidence (CEQA Guideline, section 15064(f)(5)). 
 
Aesthetics:  Potentially significant impacts related to aesthetics are analyzed in Section I of this Initial Study.  
The analysis demonstrates that the project would be consistent with General Plan policies related 
compatibility, architectural quality, as well as general visual quality.  The project is consistent with the 
standards in the Gateway Design Standards, and the City Zoning Code for the PD Overlay Zone.  Consistency 
is achieved through architectural design, materials, site design, landscaping, building placement and building 
orientation.  Through consideration of specific design criteria in General Plan, Gateway Design Standards and 
Zoning Code, the proposed project is determined to be compatible with the surrounding character of existing 
development, (e.g. other hotels), and it would not significantly diminish the surroundings where it would be 
located since it would not significantly impact the surrounding hillsides, ridgelines, oak trees, and other 
natural features, and it would improve the view of the existing site by removing a dilapidated structure and 
replace it with the proposed hotel project. 
 
As noted, the project would be compatible and consistent with existing (past) hotel projects in the vicinity.  
While the existing hotels are located to the south of the project site (across SR 46W), they draw viewers to 
look to the west (towards them) because they are located above grade of the highway and present a visual 
attraction.  Development to the east of the site across Highway 101 consists of light industrial, highway 
oriented and/or regional commercial land uses (e.g. fast-food restaurants, RV service, mini-storage, tire store, 
and miscellaneous land uses).  These uses are separated by a significant distance (e.g. between 300 – 1,000 
feet by frontage roads, a 4-lane highway with dual center dividers, and the highway interchange on- and –off 
ramps), and therefore, do not bare a close visual relationship to the project site, particularly in light of visual 
attractions on the west side of Highway 101.  There are no other developments projects currently being 
considered in the near vicinity.  A mitigation measure has been included in the Mitigation Monitoring and 
Reporting Program (see Attachment 14), to incorporate site landscaping per the attached Landscape Plan to 
help reduce potential visual impacts of the site.  Therefore, there is no substantial evidence supporting a “fair 
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argument” that this project would make a cumulatively considerable contribution to significant cumulative 
impacts related to aesthetics. (CEQA Guidelines, Section 15064 (f)(1)) 
 
Biological Resources:  The Biological Resource Assessment indicates that there are no special, endangered or 
otherwise protected plants or animal species located on the site.  However, since the migration corridor for 
the San Joaquin Kit Fox is located near the site across Highway 101 on the eastern side of the Salinas River, 
as a precaution, mitigation measures are incorporated to ensure that impacts related to this species, including 
preconstruction surveys and special site construction methods to ensure that kit fox are not harmed (see BRA, 
pages 29 & 30) and potential impacts are reduced to less than significant levels, which would also reduce 
potential cumulative impacts to a less than significant level.  Since there are no protected species on the site, 
and with mitigation measures incorporated to ensure the safety of kit fox that may inadvertently use the site 
as a migration corridor, impacts to this species in light of past projects would be less than significant.  There 
are no current projects that are being considered at this time within the project vicinity. 
 
Oak tree replacements are also required so that impacts that may occur as a result of loss of oak trees would 
be addressed, and that cumulative impacts that might otherwise occur without oak tree replacements would be 
reduced to a less than significant level.  As noted above, there are no current projects being considered that 
would result in significant cumulative impacts related to biological resources in the near vicinity.   
 
Therefore, there is no substantial evidence supporting a “fair argument” that this project would make a 
cumulatively considerable contribution to significant cumulative impacts related to biological resources. 
(CEQA Guidelines, Section 15064 (f)(1)) 
 
Air Quality:  The Air Quality report prepared for this project indicates that the project may result in 
potentially significant short-term construction-related air quality impacts.  Several mitigation measures are 
incorporated with this analysis to reduce those short-term impacts to a less than significant level.  With these 
measures incorporated, cumulative impacts as a result of construction-related emissions would be less than 
significant.  Therefore, there is no substantial evidence supporting a “fair argument” that this project would 
make a cumulatively considerable contribution to significant cumulative impacts related to air quality. 
(CEQA Guidelines, Section 15064 (f)(1)) 
 
GHG Emissions:  The GHG Analysis prepared for this project indicates that the project would exceed locally 
adopted thresholds for GHG emissions.  The applicant shall reduce emissions to a less than significant level 
by implementing onsite GHG emission reductions and one of two options: 1) offsite emission reductions 
measures in coordination with CAPCOA, SLOAPCD and the City; or 2) demonstration of compliance with 
the City’s Climate Action Plan, Project Consistency Checklist.  Cumulative impacts of GHG emissions would 
therefore be reduced to a less than significant level.  Therefore, there is no substantial evidence supporting a 
“fair argument” that this project would make a cumulatively considerable contribution to significant 
cumulative impacts related to GHG emissions. (CEQA Guidelines, Section 15064 (f)(1)) 
 
Traffic:  The Traffic Impact Study prepared for this project indicates that the proposed project may contribute 
to significant cumulative traffic-related impacts.  Mitigation measures have been incorporated into this 
Mitigated Negative Declaration to reduce the cumulative traffic impacts to a less than significant level.  The 
applicant will be required to mitigate for these impacts through payment of Development Impact Fees (DIF) 
in accordance with Council Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Needs List.  The Needs List includes, as 
improvement facility #30, on page 26, the improvement of the interchange of Highways 101-46W.  The 
specific amount of DIF fees to be paid relative to the proposed project will depend on the current rate of fees 
applicable at the time of project occupancy.  Contribution of a project’s fair share of costs for planned future 
regional traffic improvement projects is recognized as adequate mitigation for such impacts.  Therefore, there 
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is no substantial evidence supporting a “fair argument” that this project would result in an unmitigated 
considerable contribution to a significant cumulative impact related to traffic. (CEQA Guidelines, Section 
15064 (f)(1)) 

With mitigation measures applied to this project it will not result in impacts that are individually limited or 
cumulatively considerable.  All mitigation measures discussed herein will be included in the adoption of a 
Mitigation Monitoring and Reporting Program, enforceable by the City, if the project is approved. 

Water: The 2010 Urban Water Master Plan indicates that anticipated water demand will continue to be met 
with the anticipated water supply that will be available to the City.  In fact, the supply of water is forecasted 
to be in excess of total anticipated demand through the Year 2035.  See, Tables 20-22 of the 2010 Urban 
Water Master Plan.  Further, as stated in the Hydrology and Water Quality discussion in Section IX b. above, 
the current drought situation is unlikely to change these conclusions.  The City’s municipal water supply is 
composed of groundwater from the Paso Robles Groundwater Basin, an allocation of the Salinas River 
underflow, and a surface water allocation from the Nacimiento Lake pipeline project.  Current drought 
conditions may have caused declining groundwater levels in the Paso Robles Groundwater Basin.  Even so, 
the City has established a groundwater stewardship policy to not expand dependency on the basin over 
historic use levels/pumping from the City’s peak (pumping) year of 2007.  Additionally, to address drought 
concerns, and in compliance with State law and water reduction requirements, the City has implemented a 
comprehensive water conservation program to reduce water consumption citywide since 2009.  The City has 
exceeded State-required water conservation measures since the program was established.  Additionally, the 
City augmented water supply and treatment capacity by procuring surface water from Lake Nacimiento and 
construction of delivery facilities to the City.  As such, water supply will be in excess of demand through 
2035 and this project, combined with other projects, is not anticipated to result in any cumulative water 
supply impact even in light of current drought conditions. 

 

c. Does the project have environmental effects 
which will cause substantial adverse effects 
on human beings, either directly or 
indirectly? 

    

Discussion: With mitigation measures applied as noted in VXIII b. above the project will not cause 
substantial adverse effects on human beings, either directly or indirectly. 
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EARLIER ANALYSIS AND BACKGROUND MATERIALS. 
 
Earlier analyses may be used where, pursuant to tiering, program EIR, or other CEQA process, one or more 
effects have been adequately analyzed in an earlier EIR or negative declaration.  Section 15063 (c)(3)(D).   
 
Earlier Documents Prepared and Utilized in this Analysis and Background / Explanatory Materials 
 

Reference # Document Title Available for Review at: 
 

1 
 

City of Paso Robles General Plan 
 

City of Paso Robles Community 
Development Department  

1000 Spring Street 
Paso Robles, CA 93446 

 
2 

 
City of Paso Robles Zoning Code 

 
Same as above 

 
3 

 
City of Paso Robles Environmental Impact Report for General 

Plan Update 

 
Same as above 

 
4 

 
2005 Airport Land Use Plan 

 
Same as above 

 
5 

 
City of Paso Robles Municipal Code 

 
Same as above 

 
6 

 
City of Paso Robles Water Master Plan 

 
Same as above 

 
7 

 
City of Paso Robles Urban Water Management Plan 2010 

 
Same as above 

 
8 

  
City of Paso Robles Sewer Master Plan 

 
Same as above 

 
9 

 
City of Paso Robles Housing Element 

 
Same as above 

 
10 

 
City of Paso Robles Standard Conditions of  

Approval for New Development 

 
Same as above 

 
11 

 
San Luis Obispo County Air Pollution Control District 

Guidelines for Impact Thresholds 

 
APCD 

3433 Roberto Court 
San Luis Obispo, CA 93401 

 
12 

 
San Luis Obispo County – Land Use Element 

 

 
San Luis Obispo County 
Department of Planning 

County Government Center 
San Luis Obispo, CA 93408 

 
13 

 
USDA, Soils Conservation Service,  

Soil Survey of San Luis Obispo County,  
Paso Robles Area, 1983 

 
Soil Conservation Offices 

Paso Robles, Ca 93446 

14 Gateway Design Standards Community Development 
Department 

15 Paso Robles Bicycle Master Plan Same as above 
16 

 
Development Impact Fees (DIF) in accordance with Council 

Resolution No. 14-035, and related Justification Study prepared 
by David Taussig & Associates dated March 20, 2014. 

 

Community Development 
Department 

17  
Initial Study/Mitigated Negative Declaration prepared by 

Caltrans and the City of Paso Robles dated December 2009 

Community Development 
Department 
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(SCH # 2008051102) and related Project 
Approval/Environmental Document (PAED) 

 
18  

City of Paso Robles Climate Action Plan 
 

Community Development 
Department 

Attachments:  
 
1. Vicinity Map 
2. Site Plan  
3. Visual Simulations 
4. Elevations 
5. Floor Plans 
6. Applicant PD Overlay Letter 
7 Air Quality and GHG Assessment 
8. Biological Study 
9. Arborist Report 
10. Geological Study 
11. Storm Water Quality Management Plan  
12. Noise Assessment 
13 Traffic Study 
14. Mitigation Measures Summary 
15. Mitigation Monitoring and Reporting Program 
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Mitigation Measures Summary 
Marriott Residence Inn 

 
Aesthetics: 
 
MM AES-1: 
The applicant shall install site landscaping prior to operation of the project and in accordance with 
the City approved Landscape Plan.  The Landscape Plan shall require the planting of landscaping and 
trees of various sizes and species around the periphery of the site and parking lot to help reduce the 
visual impacts of building massing to the satisfaction of the Community Development Director, or 
his/her  
 
Air Quality and Greenhouse Gas Emissions: 
 
MM AQ-1 
The applicant shall implement the following measures to reduce construction-generated fugitive dust 
emissions:   

a.  The applicant shall limit the amount of the disturbed area to the maximum extent feasible; 
b.  The applicant shall make use of water trucks or sprinkler systems, in sufficient quantities, to 

prevent airborne dust from leaving the site. Increased watering frequency would be required 
whenever wind speeds exceed 15 mph. Reclaimed (non-potable) water shall be used 
whenever possible; 

c.  The applicant shall spray water on all dirt stock pile areas on an  as needed basis; 
d.  The applicant shall implement all permanent dust control measures identified in the approved 

project revegetation and landscape plans as soon as possible immediately following 
completion of any soil disturbing activities, including but not limited to installation of 
permanent revegetation of the site; 

e. The applicant shall ensure that exposed ground areas, that are planned to be reworked at dates 
greater than one month after initial grading, are sown with a fast germinating, non-invasive 
grass seed and watered until vegetation is established; 

f.  The applicant shall ensure that all disturbed soil areas not subject to revegetation shall be 
stabilized using approved chemical soil binders, jute netting, or other methods approved in 
advance by the APCD; 

g.  The applicant shall ensure that all roadways, driveways, sidewalks, etc. to be paved are 
completed as soon as possible. In addition, building pads shall be laid as soon as possible after 
grading unless seeding or soil binders are used; 

h.  The applicant shall ensure that construction vehicles not exceed 15 mph on any unpaved 
surface at the construction site; 

i.  The applicant shall ensure that all trucks hauling dirt, sand, soil, or other loose materials are 
covered or maintain at least two feet of freeboard (minimum vertical distance between top of 
load and top of trailer) in accordance with CVC Section 23114; 
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j.  The applicant shall install wheel washers where vehicles enter and exit unpaved roads, or 
wash off trucks and equipment leaving the site; 

k.  The applicant shall sweep streets at the end of each day if visible soil material is carried onto 
adjacent paved roads.  

l. All fugitive dust mitigation measures shall be shown on grading and building plans; and  
m.  The contractor or builder shall designate a person or persons to monitor the fugitive dust 

emissions and enhance the implementation of the measures as necessary to minimize dust 
complaints, reduce visible emissions below 20% opacity, and to prevent transport of dust 
offsite. Their duties shall include holidays and weekend periods when work may not be in 
progress. The name and telephone number of such persons shall be provided to the APCD 
Compliance Division prior to the start of any grading, earthwork or demolition. 

 
MM AQ-2 
The applicant shall reduce emissions through encouraging the use of alternative forms of 
transportation, providing increased pedestrian access and accessibility to community services and 
local destinations, reducing vehicle miles traveled within the County, and promoting congestion 
management efforts through participation in and implementation of the following measures:   

• Voluntary Trip Reduction Program (e.g. provide informational materials to employees on trip 
reduction measures such as ride-sharing, park and ride lots, etc.) 

• Local and Regional Transit System Improvements (e.g. installation of the transit stop along 
project frontage on South Vine Street) 

• Bicycling and Bikeway Enhancements (e.g. bike parking racks and storage lockers) 
• Hotel shuttle service for hotel guests 

 
MM AQ-3 
Prior to any grading activities the applicant shall conduct a geologic evaluation to determine if 
Naturally Occurring Asbestos (NOA) is present within the area that will be disturbed. If NOA is not 
present, an exemption request must be filed with the SLOAPCD. If NOA is found at the site, the 
applicant must comply with all requirements outlined in the Asbestos ATCM.  These requirements 
may include but are not limited to: 

a.  An Asbestos Dust Mitigation Plan shall be submitted to and approved by the SLOAPCD and 
submitted with building permits before operations begin, and, 

b. Development and approval of an Asbestos Health and Safety Program (required for some 
projects).  If NOA is not present, an exemption request must be filed with the SLOAPCD. 
More information on NOA can be found at http://www.slocleanair.org/business/asbestos.asp. 

c. Demolition of onsite structures shall comply with the National Emission Standards for 
Hazardous Air Emissions (NESHAP) requirements (NESHAP, 40 CFR, Part 61, Subpart M) for 
the demolition of existing structures. The SLOAPCD is delegated authority by the 
Environmental Protection Agency (EPA) to implement the Federal Asbestos NESHAP.  Prior 
to demolition of onsite structures, the SLOAPCD shall be notified, per NESHAP 
requirements.   
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MM-AQ-4 
The applicant shall ensure that, per the air pollution emissions modeling assumptions, 52 % of 
exterior building materials used are pre-painted prior to installation.  Documentation of pre-painted 
material shall be submitted to the City Planning Department prior to approval of certificate of 
occupancy. 
 
MM-AQ-5 
The applicant shall coordinate with APCD, prior to demolition activities on the project site, to 
determine if lead removal is required and if a permit is required in order to conduct demolition 
activities.  The applicant shall comply with all requirements of any APCD permit that is required.   
 

 
MM-AQ-6 
The applicant shall comply with all requirements stipulated in the National Emission Standard for 
Hazardous Air Pollutants (40CFR61, Subpart M - asbestos NESHAP), , prior to any demolition 
activities on the project site, including but not limited to: 1) providing written notification to APCD, 
within at least 10 business days of activities commencing that could expose or release asbestos; 2) 
conducting an asbestos survey to be performed by a Certified Asbestos Inspector; and, 3)complying 
with all requirements identified by APCD to remove and dispose of any asbestos materials.  

 
MM-AQ-7 
The applicant shall not burn any vegetative material on the project site as required by APCD 
regulations prohibiting developmental burning of vegetative material within San Luis Obispo County.   

 
MM-AQ-8 
The applicant shall ensure that all portable equipment, 50 horsepower (hp) or greater, used during 
construction activities, satisfies California statewide portable equipment registration requirements 
(issued by the California Air Resources Board) or APCD permit requirements.  The following types of 
equipment may require registration or permitting from the California Air Resources Board or APCD. 
 

For a more detailed listing, refer to the Technical Appendices, page 4-4, in the APCD's 2012 
CEQA Handbook. 
 Power screens, conveyors, diesel engines, and/or crushers; 
 Portable generators and equipment with engines that are 50 hp or greater; 
 Electrical generation plants or the use of standby generator; 
 Internal combustion engines; 
 Rock and pavement crushing; 
 Unconfined abrasive blasting operations; 
 Tub grinders; 
 Trommel screens; and,  
 Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch plant, etc). 

 
MM-AQ-9 
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The applicant shall ensure that all operational type equipment has all required APCD permits and 
meets any applicable permitting requirements of APCD.  For a more detailed listing, refer to the 
Technical Appendix, page 4-4, in the APCD's 2012 CEQA Handbook. 

 Portable generators and equipment with engines that are 50 hp or greater; 
 Electrical generation plants or the use of standby generator; 
 Public utility facilities; 
 Boilers; 
 Internal combustion engines; and 
 Cogeneration facilities. 

 
Most facilities applying for an Authority to Construct or Permit to Operate with stationary diesel 
engines greater than 50 hp, shall be prioritized or screened for facility wide health risk impacts.  A 
diesel engine-only facility limited to 20 non-emergency operating hours per year or that has 
demonstrated to have overall diesel particulate emissions less than or equal to 2 lb/yr does not need to 
do additional health risk assessment.   
 
Greenhouse Gas Emissions 
 

MM GHG-1   

The following mitigation measures shall be implemented to reduce project-generated GHG emissions:  

a. The proposed project shall demonstrate compliance with the City of Paso Robles’ Climate 
Action Plan.  To assist with this determination, the CAP includes a worksheet that identifies 
various “mandatory”, as well as, “voluntary” measures.  All “mandatory” actions must be 
incorporated as binding and enforceable components of the project to be considered 
consistent with the CAP.  If a project cannot meet one or more of the “mandatory” actions, 
substitutions may be allowed provided equivalent reductions can be achieved.  A copy of the 
City’s CAP consistency worksheet is included in Appendix C of the project GHG emissions 
analysis. 
 

b. The project applicant shall implement onsite mitigation measures and payment of an offsite 
mitigation fees sufficient to reduce project-generated emissions to below 1,150 MTCO2e/year.  
GHG emissions may be mitigated by the purchase of carbon offsets provided by other 
agencies/organizations, with prior approval by SLOAPCD. The applicant shall submit proof of 
the purchase of any carbon offsets to the Paso Robles Community Development Department 
Director for his review and approval.  At a minimum, the onsite GHG-reduction measures to 
be implemented shall include the following: 

1. Use low-VOC cleaning supplies. This requirement shall be reflected in the 
operational procedures manual for the proposed project. 

2. Use low–VOC paint having a VOC content of 100 grams per liter, or less.  This 
requirement shall be reflected in the operational procedures manual for the proposed 
project. 

3. A shuttle shall be provided for hotel guests to provide transportation to and from the 
Amtrak transit station. 
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4. The project proponent shall demonstrate that the project-wide lighting efficiency 
shall be improved by at least 16% relative to current conventional lighting methods 
through the installation of energy-efficient lighting, (e.g., metal halide, high-pressure 
sodium, LEDs) for interior and exterior lighting areas.  Unnecessary exterior lighting 
shall be reduced, to the extent practical and where reductions in lighting would not 
pose a risk to public safety.  

5. Utilize low-flow faucets and toilets and water-efficient irrigation systems to reduce 
energy demands associated with water use. 

6. Proposed onsite occupied buildings shall exceed baseline Title 24 Building Envelope 
Energy Efficiency Standards by a minimum of 10 percent. The baseline GHG 
emissions from electricity and natural gas usage shall reflect 2008 Title 24 standards 
with no energy-efficient appliances. 

7. Install energy-efficient appliances (i.e., Energy Star rated). 
8. Incorporate water-reducing features into building and landscape design, including use 

of drought-tolerant landscaping, minimizing turfed areas, and installation of water-
efficient irrigation systems in accordance with the City of Paso Robles Zoning Code, 
Chapter 21.22B, Landscape and Irrigation Ordinance. 

 
Biological Resources 
 
MM BIO-1 

Migratory Bird Protection.   

To the maximum extent possible, the applicant shall conduct site preparation, ground-disturbing, and 
construction activities outside of the migratory bird breeding season. If such activities are required during 
this period, the applicant shall retain a qualified biologist to conduct a nesting bird survey and verify that 
migratory birds are not occupying the site. If nesting activity is detected the following measures shall be 
implemented: 

a. The project shall be modified or delayed as necessary to avoid direct take of identified nests, eggs, 
and/or young protected under the MBTA; 

b. The qualified biologist shall determine an appropriate biological buffer zone around active nest 
sites. Construction activities within the established buffer zone will be prohibited until the young 
have fledged the nest and achieved independence; and, 

c. The qualified biologist shall document all active nests and submit a letter report to the City 
documenting project compliance with the MBTA. 

MM BIO-2 

San Joaquin Kit Fox Protection. 

a. Prior to construction, a qualified biologist shall conduct a pre-activity survey to identify known or 
potential dens or any other sign of the species, no less than 14 days and no more than 30 days 
prior to the beginning of the site preparation, ground-disturbing, or construction activities, or any 
other activity that has the potential to adversely affect San Joaquin kit fox. If a known or potential 
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den or any other sign of the species is identified or detected within the project area, the biologist 
will contact the USFWS and CDFW immediately. No work will commence or continue until such 
time that the USFWS and CDFW determine that it is appropriate to proceed. Under no 
circumstances will a known or potential den be disturbed or destroyed without prior authorization 
from the USFWS and CDFW. Within 7 days of survey completion, a report will be submitted to 
the USFWS, CDFW, and the City. The report will include, at a minimum, survey dates, field 
personnel, field conditions, survey methodology, and survey results.   

b. During the site-disturbance and/or construction phase, to prevent entrapment of the San Joaquin 
kit fox, all excavation, steep-walled holes, or trenches in excess of 2 feet in depth shall be covered 
at the close of each working day by plywood or similar materials, or provided with one or more 
escape ramps constructed of earth fill or wooden planks. Trenches shall also be inspected for 
entrapped kit fox each morning prior to onset of field activities and immediately prior to covering 
with plywood at the end of each working day. Before such holes or trenches are filled or covered, 
they shall be thoroughly inspected for entrapped kit fox. If any kit fox is found, work will stop 
and the USFWS and CDFW will be contacted immediately to determine how to proceed.  

c. During the site disturbance and/or construction phase, any pipes, culverts, or similar structures 
with a diameter of 4 inches or greater stored overnight at the project site shall be thoroughly 
inspected for trapped San Joaquin kit foxes before the subject pipe is subsequently buried, 
capped, or otherwise used or moved in any way. If any kit fox are found, work will stop and the 
USFWS and CDFW will be contacted immediately to determine how to proceed. 

d. Prior to, during, and after the site disturbance and/or construction phase, use of pesticides or 
herbicides shall be in compliance with all federal, state, and local regulations. This is necessary to 
minimize the probability of primary or secondary poisoning of endangered species utilizing 
adjacent habitats, and the depletion of prey upon which San Joaquin kit foxes depend. 

e. During the site disturbance and/or construction phase, any contractor or employee that 
inadvertently kills or injures a San Joaquin kit fox or who finds any such animal either dead, 
injured, or entrapped shall be required to report the incident immediately to the applicant and 
City. In the event that any observations are made of injured or dead kit fox, the applicant shall 
immediately notify the USFWS and the CDFW by telephone. In addition, formal notification 
shall be provided in writing within 3 working days of the finding of any such animal(s). 
Notification shall include the date, time, location and circumstances of the incident. Any 
threatened or endangered species found dead or injured shall be turned over immediately to the 
CDFW for care, analysis, or disposition. 

f. Prior to final inspection, should any long internal or perimeter fencing be proposed or installed, 
the applicant shall do the following to provide for kit fox passage: 

• If a wire strand/pole design is used, the lowest strand shall be no closer to the ground than 
12 inches. 

• If a more solid wire mesh fence is used, 8×12-inch openings near the ground shall be 
provided every 100 yards. 

g. Upon fence installation, the applicant shall notify the City to verify proper installation. Any 
fencing constructed after issuance of a final permit shall follow the above guidelines. 

MM BIO-3 
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Oak Tree Protection. 

a. Prior to site disturbance, the critical root zone (CRZ) of all oak trees with a DBH of 6 inches or 
greater must be fenced to protect from construction activities. 

b. During the site disturbance and/or construction phase, grading, cutting, or filling within 5 feet of a 
CRZ of all oak trees with a DBH of 6 inches or greater must be supervised by a certified arborist 
approved by the City. Such activities beyond 5 feet of a CRZ must be monitored to insure that 
activities are in accordance with approved plans. Root pruning outside of the CRZ must be done 
by hand.  

c. Oil, gasoline, chemicals, or other construction materials potentially harmful to oak trees may not 
be stored in the CRZ of any oak tree with a DBH of 6 inches or greater. 

d. Drains shall be installed according to city specification so as to avoid harm by excessive watering 
to oak trees with a DBH of 6 inches or greater. 

e. Landscaping within the CRZ of any oak tree with a DBH of 6 inches or greater is limited to 
indigenous plant species or non-plant material, such as cobbles or wood chips.  

f. Wires, signs, or other similar items shall not be attached to oak trees with a DBH of 6 inches or 
greater. 

g. For each oak tree removed (DBH of 6 inches or greater), a tree or trees of the same species must 
be planted with a combined DBH of 25% of the removed tree’s DBH within the property’s 
boundary.  
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Noise 

MM N-1 
The following measures shall be implemented for noise-sensitive rooms (e.g., guest rooms, meeting 
rooms, etc.) located along the eastern, northeastern, and southern-most facades of the hotel, within 
line-of-sight of SR 101 (Recommended areas of mitigation are depicted in Figure 7): 
 

a. To ensure an overall exterior-to-interior noise reductions of 25 dB, windows and exterior 
doors of noise-sensitive rooms located on the ground floor shall have a minimum sound 
transmission class (STC) rating of STC 28.  This requirement is also required for any noise-
sensitive rooms to be located along the eastern and northern building facades of the hotel’s 
main entrance area. 

b. Windows and exterior doors of noise-sensitive rooms located on the 2nd-4th floors shall have a 
minimum STC 33 rating. 

c. The total window area of noise-sensitive rooms shall not exceed 20 percent of the room’s 
exterior wall area.  

d. The perimeter of window and exterior door frames shall be caulked and sealed airtight to the 
exterior wall construction. 

e. Any penetrations of the exterior walls (e.g., ducts, pipes, conduit, etc.) shall be minimized to 
the extent possible and sealed with caulked or filled with mortar.   

f. The installation of appliances (e.g., fireplaces, ventilation units, etc.) requiring venting to 
exterior walls located along building facades with direct line-of-sight of SR 101 shall be 
prohibited.  

g. Exterior walls shall have a minimum STC rating of 35.  The construction of exterior walls 
with siding-on-sheathing, stucco, or brick; and, compliance with current Title 24 building 
standards is typically sufficient to achieve a minimum STC 35 for exterior walls.   
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FIGURE 7 
PREDICTED INTERIOR NOISE LEVELS  

Areas to be Mitigated 
Highest Predicted Interior Noise 

Levels (dBA CNEL/Ldn) 

 

Locatio
n 

Without 
Mitigatio

n 

With 
Mitigatio

n 
Ground 
Floor* 

40 40 

2nd 
Floor 

45 40 

3rd 
Floor 

47 42 

4th Floor 48 43 

• Ground-floor locations assume 
an overall exterior-to-interior 
noise reduction of 25 dB. 
Includes the installation of 
windows/exterior doors 
meeting a minimum rating of 
STC 28.   

• Upper-floor locations assume an 
overall exterior-to-interior 
noise reduction of 30 dB. 
Includes the installation of 
windows/exterior doors 
meeting a minimum rating of 
STC 33.   

• Predicted interior noise levels 
of rooms located within other 
areas of the hotel, which are 
largely shielded from direct 
exposed to SR 101, would be 
approximately 40 dBA 
CNEL/Ldn, or less. 

 
              Depicts locations where adjoining noise-sensitive rooms 

would require mitigation to achieve the City’s interior 
noise standard of 45 dBA CNEL/Ldn.   

 
  

N 
 
Not to Scale 

Agenda Item No. 1  Page 348 of 419



10 
 

MM N-2 

a. Noise-generating construction activities shall be limited to the hours of 7:00 a.m. and 7:00 
p.m. Noise-generating construction activities shall not occur on Sundays or city holidays. 

b. Construction equipment shall be properly maintained and equipped with noise-reduction 
intake and exhaust mufflers and engine shrouds, in accordance with manufacturers’ 
recommendations. Equipment engine shrouds shall be closed during equipment operation.  

 

MM TR-1 

The Marriott Residence Inn Project shall be required to contribute to the estimated costs of the 
improvements planned at the U.S. 101/SR 46W interchange through payment of $330,496, or such 
other amount consistent with the City’s Development Impact Fee Justification Study, and the 
Engineering News Record price index adjusted every July 1st.  This amount, as adjusted, represents 
the applicant’s fair share contribution under the City’s Development Impact Fee Program (DIF) in 
accordance with Council Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Needs List.  The Needs List includes, as 
improvement facility #30, on page 26, the future phases for the improvement of the interchange of 
Highways 101-46W.  
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                                                                                                                                                                                                                 Exhibit C 
DRAFT Mitigation Monitoring and Reporting Plan 

 
Project File No./Name: PD 13-005, TPM PR 13-0109, OTR 13-008/Marriott Residence Inn – Excel Paso Robles, L.P. 
 
Approving Resolution No.:   by:   Planning Commission   City Council Date:  
 
The following environmental mitigation measures were either incorporated into the approved plans or were incorporated into the conditions of approval. Each and 
every mitigation measure listed below has been found by the approving body indicated above to lessen the level of environmental impact of the project to a level of 
non-significance. A completed and signed checklist for each mitigation measure indicates that it has been completed. A description of each measure is provided in 
Exhibit A, attached to this document. 
 

Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

AES-1 
The applicant shall install site landscaping prior to operation of 
the project and in accordance with the City approved Landscape 
Plan.  The Landscape Plan shall require the planting of 
landscaping and trees of various sizes and species around the 
periphery of the site and parking lot to help reduce the visual 
impacts of building massing to the satisfaction of the Community 
Development Director, or his/her  
 

Project CDD   Prior to certificate of 
occupancy. 

AQ-1 
The applicant shall implement the following measures to reduce 
construction-generated fugitive dust emissions:   

a.  The applicant shall limit the amount of the disturbed 
area to the maximum extent feasible; 

b.  The applicant shall make use of water trucks or 
sprinkler systems, in sufficient quantities, to prevent 
airborne dust from leaving the site. Increased watering 
frequency would be required whenever wind speeds 
exceed 15 mph. Reclaimed (non-potable) water shall 
be used whenever possible; 

c.  The applicant shall spray water on all dirt stock pile 
areas on an  as needed basis; 

d.  The applicant shall implement all permanent dust 
control measures identified in the approved project 
revegetation and landscape plans as soon as possible 
immediately following completion of any soil disturbing 
activities, including but not limited to installation of 
permanent revegetation of the site; 

e. The applicant shall ensure that exposed ground areas, 
that are planned to be reworked at dates greater than 
one month after initial grading, are sown with a fast 
germinating, non-invasive grass seed and watered until 
vegetation is established; 

f.  The applicant shall ensure that all disturbed soil areas 
not subject to revegetation shall be stabilized using 
approved chemical soil binders, jute netting, or other 
methods approved in advance by the APCD; 

g.  The applicant shall ensure that all roadways, 

Project, 
ongoing 

CDD   Written description, prior 
to certificate of 
occupancy. 
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Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

driveways, sidewalks, etc. to be paved are completed 
as soon as possible. In addition, building pads shall be 
laid as soon as possible after grading unless seeding or 
soil binders are used; 

h.  The applicant shall ensure that construction vehicles 
not exceed 15 mph on any unpaved surface at the 
construction site; 

i.  The applicant shall ensure that all trucks hauling dirt, 
sand, soil, or other loose materials are covered or 
maintain at least two feet of freeboard (minimum 
vertical distance between top of load and top of trailer) 
in accordance with CVC Section 23114; 

j.  The applicant shall install wheel washers where 
vehicles enter and exit unpaved roads, or wash off 
trucks and equipment leaving the site; 

k.  The applicant shall sweep streets at the end of each 
day if visible soil material is carried onto adjacent 
paved roads.  

l. All fugitive dust mitigation measures shall be shown on 
grading and building plans; and  

m.  The contractor or builder shall designate a person or 
persons to monitor the fugitive dust emissions and 
enhance the implementation of the measures as 
necessary to minimize dust complaints, reduce visible 
emissions below 20% opacity, and to prevent transport 
of dust offsite. Their duties shall include holidays and 
weekend periods when work may not be in progress. 
The name and telephone number of such persons shall 
be provided to the APCD Compliance Division prior to 
the start of any grading, earthwork or demolition. 

 
AQ-2 
The applicant shall reduce emissions through encouraging the 
use of alternative forms of transportation, providing increased 
pedestrian access and accessibility to community services and 
local destinations, reducing vehicle miles traveled within the 
County, and promoting congestion management efforts through 
participation in and implementation of the following measures:   

• Voluntary Trip Reduction Program (e.g. provide 
informational materials to employees on trip reduction 
measures such as ride-sharing, park and ride lots, etc.) 

• Local and Regional Transit System Improvements (e.g. 
installation of the transit stop along project frontage on 
South Vine Street) 

• Bicycling and Bikeway Enhancements (e.g. bike 
parking racks and storage lockers) 

• Hotel shuttle service for hotel guests 
 

Project Building 
Dept 

  Prior to issuance of 
grading permit 

AQ-3 
Prior to any grading activities the applicant shall conduct a 
geologic evaluation to determine if Naturally Occurring Asbestos 
(NOA) is present within the area that will be disturbed. If NOA is 
not present, an exemption request must be filed with the 

Project Building 
Dept 

  Prior to issuance of 
grading permit 
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Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

SLOAPCD. If NOA is found at the site, the applicant must comply 
with all requirements outlined in the Asbestos ATCM.  These 
requirements may include but are not limited to: 

a.  An Asbestos Dust Mitigation Plan shall be submitted to 
and approved by the SLOAPCD and submitted with 
building permits before operations begin, and, 

b. Development and approval of an Asbestos Health and 
Safety Program (required for some projects).  If NOA is 
not present, an exemption request must be filed with 
the SLOAPCD. More information on NOA can be found 
at http://www.slocleanair.org/business/asbestos.asp. 

c. Demolition of onsite structures shall comply with the 
National Emission Standards for Hazardous Air 
Emissions (NESHAP) requirements (NESHAP, 40 
CFR, Part 61, Subpart M) for the demolition of existing 
structures. The SLOAPCD is delegated authority by the 
Environmental Protection Agency (EPA) to implement 
the Federal Asbestos NESHAP.  Prior to demolition of 
onsite structures, the SLOAPCD shall be notified, per 
NESHAP requirements.   

 
AQ-4 
The applicant shall ensure that, per the air pollution emissions 
modeling assumptions, 52 % of exterior building materials used 
are pre-painted prior to installation.  Documentation of pre-
painted material shall be submitted to the City Planning 
Department prior to approval of certificate of occupancy. 
 

Project Building 
Dept 

  Prior to approval of 
certificate of occupancy 

AQ-5 
The applicant shall coordinate with APCD, prior to demolition 
activities on the project site, to determine if lead removal is 
required and if a permit is required in order to conduct demolition 
activities.  The applicant shall comply with all requirements of any 
APCD permit that is required.   
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

AQ-6 
The applicant shall comply with all requirements stipulated in the 
National Emission Standard for Hazardous Air Pollutants 
(40CFR61, Subpart M - asbestos NESHAP), prior to any 
demolition activities on the project site, including but not limited 
to: 1) providing written notification to APCD, within at least 10 
business days of activities commencing that could expose or 
release asbestos; 2) conducting an asbestos survey to be 
performed by a Certified Asbestos Inspector; and, 3)complying 
with all requirements identified by APCD to remove and dispose 
of any asbestos materials.  
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

AQ-7 
The applicant shall not burn any vegetative material on the 
project site as required by APCD regulations prohibiting 
developmental burning of vegetative material within San Luis 
Obispo County.   

Project Building 
Dept 

  Prior to issuance of 
building permit 
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Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

 

AQ-8 
The applicant shall ensure that all portable equipment, 50 
horsepower (hp) or greater, used during construction activities, 
satisfies California statewide portable equipment registration 
requirements (issued by the California Air Resources Board) or 
APCD permit requirements.  The following types of equipment 
may require registration or permitting from the California Air 
Resources Board or APCD. 
 
For a more detailed listing, refer to the Technical Appendices, 
page 4-4, in the APCD's 2012 CEQA Handbook. 
Power screens, conveyors, diesel engines, and/or crushers; 
Portable generators and equipment with engines that are 50 hp or 
greater; 
Electrical generation plants or the use of standby generator; 
Internal combustion engines; 
Rock and pavement crushing; 
Unconfined abrasive blasting operations; 
Tub grinders; 
Trommel screens; and,  
Portable plants (e.g. aggregate plant, asphalt batch plant, 
concrete batch plant, etc). 
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

AQ-9 
The applicant shall ensure that all operational type equipment has 
all required APCD permits and meets any applicable permitting 
requirements of APCD.  For a more detailed listing, refer to the 
Technical Appendix, page 4-4, in the APCD's 2012 CEQA 
Handbook. 
 
Portable generators and equipment with engines that are 50 hp or 
greater; 
Electrical generation plants or the use of standby generator; 
Public utility facilities; 
Boilers; 
Internal combustion engines; and 
Cogeneration facilities. 
 
Most facilities applying for an Authority to Construct or Permit to 
Operate with stationary diesel engines greater than 50 hp, shall 
be prioritized or screened for facility wide health risk impact.  A 
diesel engine-only facility limited to 20 non-emergency operating 
hours per year or that has demonstrated to have overall diesel 
particulate emissions less than or equal to 2 lb/yr does not need 
to do additional health risk assessment.   
 

Project Building 
Dept 

  Prior to issuance of 
building permit 

GHG-1 
The following mitigation measures shall be implemented to 
reduce project-generated GHG emissions:  

Project CDD, 
Building 
Dept. 

  Prior to issuance of 
building permit 
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Mitigation Measure Type 
Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks 

a. The proposed project shall demonstrate compliance 
with the City of Paso Robles’ Climate Action Plan.  To 
assist with this determination, the CAP includes a 
worksheet that identifies various “mandatory”, as well 
as, “voluntary” measures.  All “mandatory” actions must 
be incorporated as binding and enforceable 
components of the project to be considered consistent 
with the CAP.  If a project cannot meet one or more of 
the “mandatory” actions, substitutions may be allowed 
provided equivalent reductions can be achieved.  A 
copy of the City’s CAP consistency worksheet is 
included in Appendix C of the project GHG emissions 
analysis. 
 

b. The project applicant shall implement onsite mitigation 
measures and payment of an offsite mitigation fees 
sufficient to reduce project-generated emissions to 
below 1,150 MTCO2e/year.  GHG emissions may be 
mitigated by the purchase of carbon offsets provided by 
other agencies/organizations, with prior approval by 
SLOAPCD. The applicant shall submit proof of the 
purchase of any carbon offsets to the Paso Robles 
Community Development Department Director for his 
review and approval.  At a minimum, the onsite GHG-
reduction measures to be implemented shall include 
the following: 

1. Use low-VOC cleaning supplies. This 
requirement shall be reflected in the 
operational procedures manual for the 
proposed project. 

2. Use low–VOC paint having a VOC content of 
100 grams per liter, or less.  This 
requirement shall be reflected in the 
operational procedures manual for the 
proposed project. 

3. A shuttle shall be provided for hotel guests to 
provide transportation to and from the Amtrak 
transit station. 

4. The project proponent shall demonstrate that 
the project-wide lighting efficiency shall be 
improved by at least 16% relative to current 
conventional lighting methods through the 
installation of energy-efficient lighting, (e.g., 
metal halide, high-pressure sodium, LEDs) 
for interior and exterior lighting areas.  
Unnecessary exterior lighting shall be 
reduced, to the extent practical and where 
reductions in lighting would not pose a risk to 
public safety.  

5. Utilize low-flow faucets and toilets and water-
efficient irrigation systems to reduce energy 
demands associated with water use. 

6. Proposed onsite occupied buildings shall 
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exceed baseline Title 24 Building Envelope 
Energy Efficiency Standards by a minimum 
of 10 percent. The baseline GHG emissions 
from electricity and natural gas usage shall 
reflect 2008 Title 24 standards with no 
energy-efficient appliances. 

7. Install energy-efficient appliances (i.e., 
Energy Star rated). 

8. Incorporate water-reducing features into 
building and landscape design, including use 
of drought-tolerant landscaping, minimizing 
turfed areas, and installation of water-
efficient irrigation systems in accordance with 
the City of Paso Robles Zoning Code, 
Chapter 21.22B, Landscape and Irrigation 
Ordinance. 

 
BIO-1 
To the maximum extent possible, the applicant shall conduct site 
preparation, ground-disturbing, and construction activities outside 
of the migratory bird breeding season. If such activities are 
required during this period, the applicant shall retain a qualified 
biologist to conduct a nesting bird survey and verify that migratory 
birds are not occupying the site. If nesting activity is detected the 
following measures shall be implemented: 

a. The project shall be modified or delayed as necessary to 
avoid direct take of identified nests, eggs, and/or young 
protected under the MBTA; 

b. The qualified biologist shall determine an appropriate 
biological buffer zone around active nest sites. 
Construction activities within the established buffer zone 
will be prohibited until the young have fledged the nest 
and achieved independence; and, 

c. The qualified biologist shall document all active nests and 
submit a letter report to the City documenting project 
compliance with the MBTA. 

 

Project CDD   Prior to issuance of 
grading permit 

BIO-2 
Prior to construction, a qualified biologist shall conduct a pre-

activity survey to identify known or potential dens or 
any other sign of the species, no less than 14 days and 
no more than 30 days prior to the beginning of the site 
preparation, ground-disturbing, or construction 
activities, or any other activity that has the potential to 
adversely affect San Joaquin kit fox. If a known or 
potential den or any other sign of the species is 
identified or detected within the project area, the 

Project CDD   Prior to issuance of 
grading permit 
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biologist will contact the USFWS and CDFW 
immediately. No work will commence or continue until 
such time that the USFWS and CDFW determine that it 
is appropriate to proceed. Under no circumstances will 
a known or potential den be disturbed or destroyed 
without prior authorization from the USFWS and 
CDFW. Within 7 days of survey completion, a report 
will be submitted to the USFWS, CDFW, and the City. 
The report will include, at a minimum, survey dates, 
field personnel, field conditions, survey methodology, 
and survey results.   

b. During the site-disturbance and/or construction phase, 
to prevent entrapment of the San Joaquin kit fox, all 
excavation, steep-walled holes, or trenches in excess 
of 2 feet in depth shall be covered at the close of each 
working day by plywood or similar materials, or 
provided with one or more escape ramps constructed 
of earth fill or wooden planks. Trenches shall also be 
inspected for entrapped kit fox each morning prior to 
onset of field activities and immediately prior to 
covering with plywood at the end of each working day. 
Before such holes or trenches are filled or covered, 
they shall be thoroughly inspected for entrapped kit fox. 
If any kit fox is found, work will stop and the USFWS 
and CDFW will be contacted immediately to determine 
how to proceed.  

c. During the site disturbance and/or construction phase, 
any pipes, culverts, or similar structures with a diameter 
of 4 inches or greater stored overnight at the project 
site shall be thoroughly inspected for trapped San 
Joaquin kit foxes before the subject pipe is 
subsequently buried, capped, or otherwise used or 
moved in any way. If any kit fox are found, work will 
stop and the USFWS and CDFW will be contacted 
immediately to determine how to proceed. 

d. Prior to, during, and after the site disturbance and/or 
construction phase, use of pesticides or herbicides 
shall be in compliance with all federal, state, and local 
regulations. This is necessary to minimize the 
probability of primary or secondary poisoning of 
endangered species utilizing adjacent habitats, and the 
depletion of prey upon which San Joaquin kit foxes 
depend. 

e. During the site disturbance and/or construction phase, 
any contractor or employee that inadvertently kills or 
injures a San Joaquin kit fox or who finds any such 
animal either dead, injured, or entrapped shall be 
required to report the incident immediately to the 
applicant and City. In the event that any observations 
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are made of injured or dead kit fox, the applicant shall 
immediately notify the USFWS and the CDFW by 
telephone. In addition, formal notification shall be 
provided in writing within 3 working days of the finding 
of any such animal(s). Notification shall include the 
date, time, location and circumstances of the incident. 
Any threatened or endangered species found dead or 
injured shall be turned over immediately to the CDFW 
for care, analysis, or disposition. 

f. Prior to final inspection, should any long internal or 
perimeter fencing be proposed or installed, the 
applicant shall do the following to provide for kit fox 
passage: 

• If a wire strand/pole design is used, the 
lowest strand shall be no closer to the ground 
than 12 inches. 

• If a more solid wire mesh fence is used, 
8×12-inch openings near the ground shall be 
provided every 100 yards. 

g. Upon fence installation, the applicant shall notify the 
City to verify proper installation. Any fencing 
constructed after issuance of a final permit shall follow 
the above guidelines. 

 
BIO 3 
a. Prior to site disturbance, the critical root zone (CRZ) of 

all oak trees with a DBH of 6 inches or greater must be 
fenced to protect from construction activities. 

b. During the site disturbance and/or construction phase, 
grading, cutting, or filling within 5 feet of a CRZ of all 
oak trees with a DBH of 6 inches or greater must be 
supervised by a certified arborist approved by the City. 
Such activities beyond 5 feet of a CRZ must be 
monitored to insure that activities are in accordance 
with approved plans. Root pruning outside of the CRZ 
must be done by hand.  

c. Oil, gasoline, chemicals, or other construction materials 
potentially harmful to oak trees may not be stored in the 
CRZ of any oak tree with a DBH of 6 inches or greater. 

d. Drains shall be installed according to city specification 
so as to avoid harm by excessive watering to oak trees 
with a DBH of 6 inches or greater. 

e. Landscaping within the CRZ of any oak tree with a 

Project CDD   Prior to issuance of 
grading permit 
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DBH of 6 inches or greater is limited to indigenous 
plant species or non-plant material, such as cobbles or 
wood chips.  

f. Wires, signs, or other similar items shall not be 
attached to oak trees with a DBH of 6 inches or greater. 

g. For each oak tree removed (DBH of 6 inches or 
greater), a tree or trees of the same species must be 
planted with a combined DBH of 25% of the removed 
tree’s DBH within the property’s boundary.  

 
N-1 
The following measures shall be implemented for noise-sensitive 
rooms (e.g., guest rooms, meeting rooms, etc.) located along the 
eastern, northeastern, and southern-most facades of the hotel, 
within line-of-sight of SR 101 (Recommended areas of mitigation 
are depicted in Figure 7 below): 
 

a. To ensure an overall exterior-to-interior noise 
reductions of 25 dB, windows and exterior doors of 
noise-sensitive rooms located on the ground floor shall 
have a minimum sound transmission class (STC) rating 
of STC 28.  This requirement is also required for any 
noise-sensitive rooms to be located along the eastern 
and northern building facades of the hotel’s main 
entrance area. 

b. Windows and exterior doors of noise-sensitive rooms 
located on the 2nd-4th floors shall have a minimum 
STC 33 rating. 

c. The total window area of noise-sensitive rooms shall 
not exceed 20 percent of the room’s exterior wall area.  

d. The perimeter of window and exterior door frames shall 
be caulked and sealed airtight to the exterior wall 
construction. 

e. Any penetrations of the exterior walls (e.g., ducts, 
pipes, conduit, etc.) shall be minimized to the extent 
possible and sealed with caulked or filled with mortar.   

f. The installation of appliances (e.g., fireplaces, 
ventilation units, etc.) requiring venting to exterior walls 
located along building facades with direct line-of-sight 
of SR 101 shall be prohibited.  

g. Exterior walls shall have a minimum STC rating of 35.  
The construction of exterior walls with siding-on-

Project Building 
Dept 

  Prior to issuance of 
building permit 
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sheathing, stucco, or brick; and, compliance with 
current Title 24 building standards is typically sufficient 
to achieve a minimum STC 35 for exterior walls.   

 
N-2 

a. Noise-generating construction activities shall be limited 
to the hours of 7:00 a.m. and 7:00 p.m. Noise-
generating construction activities shall not occur on 
Sundays or city holidays. 

b. Construction equipment shall be properly maintained 
and equipped with noise-reduction intake and exhaust 
mufflers and engine shrouds, in accordance with 
manufacturers’ recommendations. Equipment engine 
shrouds shall be closed during equipment operation.  

 

Project CDD, 
Building 
Dept 

  Prior to issuance of 
building permit 

TR-1 
The Marriott Residence Inn Project shall be required to contribute 
to the estimated costs of the improvements planned at the U.S. 
101/SR 46W interchange through payment of $330,496, or such 
other amount consistent with the City’s Development Impact Fee 
Justification Study, and the Engineering News Record price index 
adjusted every July 1st.  This amount, as adjusted, represents the 
applicant’s fair share contribution under the City’s Development 
Impact Fee Program (DIF) in accordance with Council Resolution 
No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Needs 
List.  The Needs List includes, as improvement facility #30, on 
page 26, the future phases for the improvement of the 
interchange of Highways 101-46W.  

 

Project CDD   Prior to certificate of 
occupancy 

 
Explanation of Headings: 
 
Type:  ...................................................... Project, ongoing, cumulative 
Monitoring Department or Agency:  ........ Department or Agency responsible for monitoring a particular mitigation measure 
Shown on Plans:  .................................... When a mitigation measure is shown on the plans, this column will be initialed and dated. 
Verified Implementation:  ........................ When a mitigation measure has been implemented, this column will be initialed and dated. 
Remarks:  ................................................ Area for describing status of ongoing mitigation measure, or for other information. 
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FIGURE 7 
PREDICTED INTERIOR NOISE LEVELS  

Areas to be Mitigated Highest Predicted Interior Noise 
Levels (dBA CNEL/Ldn) 

 

Location 
Without 

Mitigation 
With 

Mitigation 
Ground 
Floor* 

40 40 

2nd Floor 45 40 

3rd Floor 47 42 

4th Floor 48 43 
• Ground-floor locations assume an 

overall exterior-to-interior noise 
reduction of 25 dB. Includes the 
installation of windows/exterior doors 
meeting a minimum rating of STC 28.   

• Upper-floor locations assume an overall 
exterior-to-interior noise reduction of 
30 dB. Includes the installation of 
windows/exterior doors meeting a 
minimum rating of STC 33.   

• Predicted interior noise levels of rooms 
located within other areas of the hotel, 
which are largely shielded from direct 
exposed to SR 101, would be 
approximately 40 dBA CNEL/Ldn, or 
less. 

 
              Depicts locations where adjoining noise-sensitive rooms would require 

mitigation to achieve the City’s interior noise standard of 45 dBA 
CNEL/Ldn.   

 
 

N 
 
Not to Scale 
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Attachment 6 

Resolution for PD 13-005 

RESOLUTION NO.  
 

A RESOLUTION OF  
THE CITY COUNCIL OF THE CITY OF EL PASO DE ROBLES 

APPROVING PLANNED DEVELOPMENT 13-005  
AND TENTATIVE PARCEL MAP PR 13-0109 

121 WILMAR PLACE, APN 09-631-011 
APPLICANT – EXCEL PASO ROBLES, LP 

MARRIOTT RESIDENCE INN 
 

 
WHEREAS, Planned Development 13-005 and Tentative Parcel Map PR 13-0109 have been filed by Excel 
Paso Robles, LP for development of a Marriott Residence Inn hotel with 128 rooms and ancillary site 
improvements (the “project”); and 
 
WHEREAS, the City’s Zoning Code at Section 21.16A.070 requires that the City Council in approving a 
project in the Planned Development Zone, make the following findings: (a) the project will not adversely 
affect the policies, spirit and intent of the general plan, applicable specific plans, the zoning code and all 
other adopted codes, policies and plans of the city; (b) the proposed project maintains and enhances 
significant natural resources on the site; (c) the proposed project is designed to be sensitive to, and blend in 
with, the character of the site and surround area, and would not have an adverse effect on the public views 
from nearby roads and other public vantage points; (d) the proposed project's design and density of the 
developed portion of the site is compatible with the established character and scale of surrounding 
development and would not be a disharmonious or disruptive element to the neighborhood; (e) the 
development would be consistent with the purpose and intent of the City’s Zoning Ordinance and would not 
be contrary to the public health, safety, and welfare; and (f) for projects that are seeking an increase in 
allowable building heights, the proportion, scale, and nature of the project is such that the modifications 
would not create an adverse visual impact nor compromise the safety of occupants; and 
 
WHEREAS, the City’s Subdivision Ordinance and the California Subdivision Map Act at Government Code 
Section 66473.5 requires that any tentative parcel map be consistent with the City’s General Plan and any 
applicable Specific Plan; and 
 
WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), 
and the City’s Procedures for Implementing CEQA, an Initial Study was prepared and circulated for public 
review and comment; and 
 
WHEREAS, based on the information and analysis contained in the Initial Study, staff determined that the 
proposed project as designed, and with appropriate mitigation measures added as conditions of approval, will 
not result in significant environmental impacts, and a Mitigated Negative Declaration was prepared and 
circulated for public review in full compliance with CEQA; and  
 
WHEREAS, duly noticed public hearings were conducted by the Planning Commission on March 25, 2014, 
April 8, 2014 and May 27, 2014 on this project to accept public testimony on the Mitigated Negative 
Declaration and the project; and 
 
WHEREAS, at the conclusion of the May 27, 2014 Planning Commission meeting, the Commission 
recommended that the City Council adopt the Mitigated Negative Declaration and approve Planned 
Development 13-005 and Tentative Parcel Map PR 13-0109; and 
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WHEREAS, any oak tree removals requested to accommodate the proposed development site plan shall be 
approved by the City Council at a future meeting, with oak tree replacements established in compliance with 
the City’s Oak Tree Preservation Ordinance; and 
 
WHEREAS, on June 17, 2014, a duly noticed public hearing was conducted by the City Council to consider 
adoption of the Mitigated Negative Declaration, Planned Development 13-005, and Tentative Parcel Map PR 
13-0109, and to take public testimony on the Mitigated Negative Declaration and the Project; and  
 
WHEREAS, the City Council considered, in its independent judgment and analysis, the Mitigated Negative 
Declaration, and adopted it, and a Mitigation Monitoring and Reporting Program in full compliance with 
CEQA and the CEQA Guidelines pursuant to Resolution No. 14-006. 
 
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 City Council makes 
the following findings: 
 
1) Pursuant to Zoning Code Section 21.16A.070, in approving a project in the Planned Development 

Overlay Zone, the City Council finds: 
 

a) The project will not adversely affect the policies, spirit and intent of the general plan, applicable 
specific plans, the zoning code and all other adopted codes, policies and plans of the city.  In 
particular, the project is: 
i)  consistent with the General Plan land use designation of Regional Commercial (RC) and Zoning 

of Highway Commercial/Planned Development (C2-PD).   
ii) consistent with Gateway Design Standards in that it includes landscaping and frontage 

improvements, and locates the majority of parking on the side and to the rear of the site.  The 
project also incorporates articulated building facades and rooflines, and the project does not 
includes significant grading of hillsides in an effort to preserve the hillsides. 

iii) consistent with the following General Plan Land Use and Conservation Element goals, policies, 
and action items: 
(1) POLICY LU-2B: Visual Identity. Promote architectural and design excellence by imposing 

stringent design and construction standards for commercial, industrial, mixed-use, and multi-
family projects. In particular, the project meets this policy because it includes a 
Mediterranean architectural building design that incorporates use of authentic materials that 
express excellence in the overall design theme, and is consistent with local architectural 
themes in Paso Robles and the region. 

(2) POLICY LU-2D: Neighborhoods. Strive to maintain and create livable, vibrant 
neighborhoods and districts with: Attractive streetscapes, a pedestrian friendly setting, 
coordinated site design, architecture, and amenities, adequate public and private spaces; and, 
recognizable and high quality design aesthetic. In particular, the project meets this policy 
because the project Site Plan and Landscape Plan both incorporate a well-designed 
streetscape along South Vine Street to provide an attractive City entrance, utilizing a range 
of drought-resistant plant materials with differing colors, textures, and blooming seasons.  
The project incorporates sidewalks, walkways, the existing bike lane, bike parking facilities 
to ensure this project is pedestrian- and bike-friendly.  The Site Plan incorporates attractive 
entry features with the front porte-cochere, rear patio area and site flatwork and landscaping.  
The project also incorporates high-quality architectural design and materials. 

(3) GOAL C-2: Air Quality. Seek to maintain air quality by taking actions to reduce traffic 
congestion, vehicle miles traveled (VMT), and air pollutant emissions.  In particular, the 
project will be consistent with this goal as the project is providing a voluntary trip reduction 
program, local transit system improvements (e.g. bus stop along project frontage), regional 
transit improvements, bicycling and bikeway enhancements, and a hotel shuttle service for 
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hotel guests, all in an effort to reduce traffic congestion.  Further, the project will also be 
required to pay transportation development impact fees to offset project congestion impacts 
to infrastructure. 

(4) POLICY C-2A: Traffic Congestion Reduction. Implement circulation systems improvements 
to reduce congestion and associated air contaminant emissions.  In particular, the project 
meets this policy because it includes bicycle and bikeway enhancements in an effort to 
improve the circulation system in and around the project and in the City as a whole.  These 
improvements will aid in reducing traffic congestion. 

(5) POLICY C-2B: VMT Reduction. Implement programs to reduce the number of vehicle 
miles traveled (VMT), especially by single-occupant vehicles, including providing 
opportunities for mixed-use projects.  The project meets this policy as it includes measures 
to reduce the number of vehicle miles traveled by reducing reliance on the vehicle overall.  
As articulated above, the project includes a voluntary trip reduction program, local transit 
system improvements (e.g. bus stop along project frontage), regional transit improvements, 
bicycling and bikeway enhancements, and a hotel shuttle service for hotel guests.   

(6) Action Item 1. Provide bikeways, pedestrian paths, and transit turn-outs/stops as 
requirements of development applications.  The project also meets this action item as it will 
be including bicycling and bikeway enhancements. 

(7) Action Item 2. Encourage the development of transit facilities. The project will also meet 
this action item as it includes local transit improvements in the form of a bus stop along the 
project frontage. 

(8) Action Item 3. Strive to recruit new industry as part of on-going efforts to create a balanced 
community where the majority of residents can live, work, shop and play, thereby reducing 
the commute lengths for some City residents.  The project would meet this action item by 
expanding the City’s inventory of transient lodging, which supports local employment, and 
increased tourism. 

(9) GOAL C-5: Visual Resources. Enhance/upgrade the City’s appearance - Action Item 2. 
Coordinated/Complementary Design Standards: Establish and implement site design, 
landscaping, architecture, and sign design standards in order to ensure that gateways, 
corridors, major arterials, and natural areas are identifiable.  The project will meet this goal 
as it incorporates authentic, quality building materials in the Mediterranean architectural 
design, and will present well-articulated elevations toward the adjacent public right-of-ways 
and views.  The site is well designed with outdoor use areas that take advantage of the solar 
orientation of the site and natural landscape. 

 
• The hotel project is a permitted use in the C2-PD Zoning District.  The project 

complies with all applicable development standards, including setbacks, parking, 
and landscaping.  The application includes a request to for an exception to exceed 
the 50 foot height limit and demonstrates that the project would result in a better 
design and greater public benefit, and that the criteria established in Section 
21.16A.010 have been considered.  

 
b) The project maintains and enhances significant natural resources on the site.  The project does this by 

being compatible with existing scenic and environmental resources such as hillsides, oak trees, 
vistas, etc. Further, the project will be consistent with the City’s Oak Tree Ordinance requiring oak 
tree replacements for proposed removals.  The project also incorporates the large, “heritage” oak 
trees on the site as focal points in the project design.  Finally, the project is also designed so that the 
development is set deep into the site which helps reduce visual impacts of the building massing on 
views. 

 
c) The proposed project is designed to be sensitive to, and blend in with, the character of the site and 

surrounding area, and would not have an adverse effect on the public views from nearby roads and 
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other public vantage points.  The project provides an appropriate visual appearance since it is similar 
to and complements existing hotel development in the nearby area.  Further, as discussed in the 
Mitigated Negative Declaration prepared for the Project, no adverse aesthetic impacts are anticipated 
from the project and no viewpoints will be impacted with the significant setbacks planned for the 
project.  Further, the proposed Landscaping Plan will ensure all development impacts are screened 
with trees and other natural foliage so the project blends in with the immediate environment.  
Finally, the project will be visible from Highway 101 and State Route 46 West as a “gateway” to the 
City; its design represents a positive addition to the City’s gateway. 
 

d) The proposed project's design and density of the developed portion of the site is compatible with the 
established character and scale of surrounding hotel development in the vicinity (e.g. La Bella Serra 
and Hampton Inn), and would not be a disharmonious or disruptive element to the neighborhood.    
 

e) The development would be consistent with the purpose and intent of the City’s Zoning Ordinance 
and would not be contrary to the public health, safety, and welfare.  In particular, the project is fully 
consistent with the zoning designation for the site.  Further, the project complies with all 
requirements of the Zoning Code, and it would not be contrary to the public health, safety and 
welfare.  This is true, because the public and City residents will benefit from a new gateway project.  
Further, all potentially significant environmental effects will be reduced to a less than significant 
level with the incorporation of mitigation into the project.  Further, the project will add to public 
safety and welfare by incorporating local transit system improvements (e.g. bus stop along project 
frontage), regional transit improvements, bicycling and bikeway enhancements, and a hotel shuttle 
service for hotel guests. 
 

f) With regard to the requested building height exception, the proportion, scale, and nature of the 
project is such that the modifications would not create an adverse visual impact nor compromise the 
safety of occupants.  In particular, the proposed project will have varying building heights in some 
portions of the roofline (between 53 to 66 feet in height).  This variation in building height would not 
make the building appear as high as 66 feet and would create interesting design and variation and 
overall appear to reduce the building massing.  Further, the roofing materials will be quality tile 
which will add to the positive aesthetics of the project.  Finally, granting the exception would not 
create any  adverse visual impacts as articulated in the Mitigated Negative Declaration prepared for 
the project. 
 

2) In approving a tentative parcel map, the City’s Subdivision Ordinance and the California Subdivision 
Map Act at Government Code Section 66473.5 requires the subdivision to be consistent with the General 
Plan.  For all the reasons articulated in finding 1 above, the project is consistent with various goals, 
policies and action items in the City’s General Plan. 

 
3) The proposed Planned Development and Tentative Parcel Map contribute to the orderly development of 

the City as a whole since the project would use existing infrastructure for water, sewer and other utilities 
 

4) The proposed Planned Development and Tentative Parcel Map for the Marriott Residence Inn project is 
consistent with, and supports implementation of the Economic Strategy by providing local and regional 
tourism and employment opportunities within the City of Paso Robles. 

 
NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of El Paso de Robles does 
hereby approve Planned Development 13-005 and Tentative Parcel Map PR 13-0109, subject to the 
following conditions: 
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STANDARD CONDITIONS: 
 

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

 
SITE SPECIFIC CONDITIONS: 
 
NOTE:  In the event of conflict or duplication between standard and site-specific conditions, the site-specific 
condition shall supersede the standard condition. 
 
Planning Division Conditions: 
 

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

 
EXHIBIT  DESCRIPTION 

 
 A  Standard Conditions of Approval 
 B  Site Plan, Landscape Plan, Elevations, and Preliminary Grading Plan 
 C  Vesting Tentative Parcel Map 

 
 

3. The project shall be designed and constructed to be in substantial conformance with the site plan, 
landscape plan, elevations, and preliminary grading plan approved with this resolution.  The tentative 
parcel map shall be designed in compliance with Exhibit C of this resolution. 

 
4. Approval of this project is valid for a period of two (2) years from date of approval.  Unless permits 

have been issued and site work has begun, the approval of Planned Development 13-005 and 
Tentative Parcel Map PR 13-0109 shall expire on May 27, 2016.  The Planning Commission may 
extend this expiration date if a Time Extension application has been filed with the City along with 
the fees before the expiration date. 
 

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

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

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

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

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

10. Prior to occupancy, the applicant shall extend an 8-inch sewer line in South Vine Street from SR 
46W north to serve the project. 

11. Low impact development best management practices as outlined in the project submittals shall be 
incorporated into the project grading and drainage plans. 
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12. The applicant shall install site landscaping per approved Landscape Plan, including parking lot and 

site trees to help reduce the visual impacts of building massing. 
 

13. Reduce emissions through encouraging the use of alternative forms of transportation, increase 
pedestrian access and accessibility to community services and local destinations, reduce vehicle 
miles traveled within the County, and promote congestion management efforts through participation 
in implementation of the following measures:   

• Voluntary Trip Reduction Program  
• Local Transit System Improvements (e.g. bus stop along project frontage) 
• Regional Transit Improvements 
• Bicycling and Bikeway Enhancements 
• Park and Ride Lots 
• Hotel shuttle service for hotel guests 

 
14. The applicant shall implement the following measures to reduce construction-generated fugitive dust 

emissions:   
a.  The applicant shall limit the amount of the disturbed area to the maximum extent feasible; 
b.  The applicant shall make use of water trucks or sprinkler systems, in sufficient quantities, to prevent 

airborne dust from leaving the site. Increased watering frequency would be required whenever wind 
speeds exceed 15 mph. Reclaimed (non-potable) water shall be used whenever possible; 

c.  The applicant shall spray water on all dirt stock pile areas on an  as needed basis; 
d.  The applicant shall implement all permanent dust control measures identified in the approved project 

revegetation and landscape plans as soon as possible immediately following completion of any soil 
disturbing activities, including but not limited to installation of permanent revegetation of the site; 

e. The applicant shall ensure that exposed ground areas, that are planned to be reworked at dates greater 
than one month after initial grading, are sown with a fast germinating, non-invasive grass seed and 
watered until vegetation is established; 

f.  The applicant shall ensure that all disturbed soil areas not subject to revegetation shall be stabilized 
using approved chemical soil binders, jute netting, or other methods approved in advance by the 
APCD; 

g.  The applicant shall ensure that all roadways, driveways, sidewalks, etc. to be paved are completed as 
soon as possible. In addition, building pads shall be laid as soon as possible after grading unless 
seeding or soil binders are used; 

h.  The applicant shall ensure that construction vehicles not exceed 15 mph on any unpaved surface at 
the construction site; 

i.  The applicant shall ensure that all trucks hauling dirt, sand, soil, or other loose materials are covered 
or maintain at least two feet of freeboard (minimum vertical distance between top of load and top of 
trailer) in accordance with CVC Section 23114; 

j.  The applicant shall install wheel washers where vehicles enter and exit unpaved roads, or wash off 
trucks and equipment leaving the site; 

k.  The applicant shall sweep streets at the end of each day if visible soil material is carried onto 
adjacent paved roads.  

l. All fugitive dust mitigation measures shall be shown on grading and building plans; and  
m.  The contractor or builder shall designate a person or persons to monitor the fugitive dust emissions 

and enhance the implementation of the measures as necessary to minimize dust complaints, reduce 
visible emissions below 20% opacity, and to prevent transport of dust offsite. Their duties shall 
include holidays and weekend periods when work may not be in progress. The name and telephone 
number of such persons shall be provided to the APCD Compliance Division prior to the start of any 
grading, earthwork or demolition. 
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15. The applicant shall reduce emissions through encouraging the use of alternative forms of 
transportation, providing increased pedestrian access and accessibility to community services and 
local destinations, reducing vehicle miles traveled within the County, and promoting congestion 
management efforts through participation in and implementation of the following measures:   

• Voluntary Trip Reduction Program (e.g. provide informational materials to 
employees on trip reduction measures such as ride-sharing, park and ride lots, etc.) 

• Local and Regional Transit System Improvements (e.g. installation of the transit 
stop along project frontage on South Vine Street) 

• Bicycling and Bikeway Enhancements (e.g. bike parking racks and storage lockers) 
• Hotel shuttle service for hotel guests 

16. Prior to any grading activities the applicant shall conduct a geologic evaluation to determine if 
Naturally Occurring Asbestos (NOA) is present within the area that will be disturbed. If NOA is not 
present, an exemption request must be filed with the SLOAPCD. If NOA is found at the site, the 
applicant must comply with all requirements outlined in the Asbestos ATCM.  These requirements 
may include but are not limited to: 

a.  An Asbestos Dust Mitigation Plan shall be submitted to and approved by the SLOAPCD and 
submitted with building permits before operations begin, and, 

b. Development and approval of an Asbestos Health and Safety Program (required for some projects).  
If NOA is not present, an exemption request must be filed with the SLOAPCD. More information on 
NOA can be found at http://www.slocleanair.org/business/asbestos.asp. 

c. Demolition of onsite structures shall comply with the National Emission Standards for Hazardous 
Air Emissions (NESHAP) requirements (NESHAP, 40 CFR, Part 61, Subpart M) for the demolition 
of existing structures. The SLOAPCD is delegated authority by the Environmental Protection 
Agency (EPA) to implement the Federal Asbestos NESHAP.  Prior to demolition of onsite 
structures, the SLOAPCD shall be notified, per NESHAP requirements.   

 
17. The applicant shall ensure that, per the air pollution emissions modeling assumptions, 52% of 

exterior building materials used are pre-painted prior to installation.  Documentation of pre-painted 
material shall be submitted to the City Planning Department prior to approval of certificate of 
occupancy. 
 

18. The applicant shall coordinate with APCD, prior to demolition activities on the project site, to 
determine if lead removal is required and if a permit is required in order to conduct demolition 
activities.  The applicant shall comply with all requirements of any APCD permit that is required.   

 
19. The applicant shall comply with all requirements stipulated in the National Emission Standard for 

Hazardous Air Pollutants (40CFR61, Subpart M - asbestos NESHAP), , prior to any demolition 
activities on the project site, including but not limited to: 1) providing written notification to APCD, 
within at least 10 business days of activities commencing that could expose or release asbestos; 2) 
conducting an asbestos survey to be performed by a Certified Asbestos Inspector; and, 3)complying 
with all requirements identified by APCD to remove and dispose of any asbestos materials.  
 

20. The applicant shall not burn any vegetative material on the project site as required by APCD 
regulations prohibiting developmental burning of vegetative material within San Luis Obispo 
County.   
 

21. The applicant shall ensure that all portable equipment, 50 horsepower (hp) or greater, used during 
construction activities, satisfies California statewide portable equipment registration requirements 
(issued by the California Air Resources Board) or APCD permit requirements.  The following types 
of equipment may require registration or permitting from the California Air Resources Board or 
APCD. 
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For a more detailed listing, refer to the Technical Appendices, page 4-4, in the APCD's 2012 CEQA 
Handbook. 
 Power screens, conveyors, diesel engines, and/or crushers; 
 Portable generators and equipment with engines that are 50 hp or greater; 
 Electrical generation plants or the use of standby generator; 
 Internal combustion engines; 
 Rock and pavement crushing; 
 Unconfined abrasive blasting operations; 
 Tub grinders; 
 Trommel screens; and,  
 Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch plant, etc). 

 
22. The applicant shall ensure that all operational type equipment has all required APCD permits and 

meets any applicable permitting requirements of APCD.  For a more detailed listing, refer to the 
Technical Appendix, page 4-4, in the APCD's 2012 CEQA Handbook. 

 Portable generators and equipment with engines that are 50 hp or greater; 
 Electrical generation plants or the use of standby generator; 
 Public utility facilities; 
 Boilers; 
 Internal combustion engines; and 
 Cogeneration facilities. 

 
Most facilities applying for an Authority to Construct or Permit to Operate with stationary diesel engines 
greater than 50 hp, shall be prioritized or screened for facility wide health risk impacts.  A diesel engine-
only facility limited to 20 non-emergency operating hours per year or that has demonstrated to have 
overall diesel particulate emissions less than or equal to 2 lb/yr does not need to do additional health risk 
assessment.   

 
23. The following measures shall be implemented to minimize nuisance impacts associated with 

construction-generated fugitive dust emissions:   
a.  Reduce the amount of the disturbed area where possible; 
b.  Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from leaving 

the site. Increased watering frequency would be required whenever wind speeds exceed 15 mph. 
Reclaimed (non-potable) water should be used whenever possible; 

c.  All dirt stock pile areas should be sprayed daily as needed; 
d.  Permanent dust control measures identified in the approved project revegetation and landscape plans 

should be implemented as soon as possible following completion of any soil disturbing activities; 
e.  Exposed ground areas that are planned to be reworked at dates greater than one month after initial 

grading should be sown with a fast germinating, non-invasive grass seed and watered until 
vegetation is established; 

f.  All disturbed soil areas not subject to revegetation should be stabilized using approved chemical soil 
binders, jute netting, or other methods approved in advance by the APCD; 

g.  All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as possible. In 
addition, building pads should be laid as soon as possible after grading unless seeding or soil binders 
are used; 

h.  Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface at the 
construction site; 

i.  All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should maintain at 
least two feet of freeboard (minimum vertical distance between top of load and top of trailer) in 
accordance with CVC Section 23114; 

j.  Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off trucks 
and equipment leaving the site; 
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k.  Sweep streets at the end of each day if visible soil material is carried onto adjacent paved roads. 
Water sweepers with reclaimed water should be used where feasible; 

l.  All of these fugitive dust mitigation measures shall be shown on grading and building plans; and  
m.  The contractor or builder shall designate a person or persons to monitor the fugitive dust emissions 

and enhance the implementation of the measures as necessary to minimize dust complaints, reduce 
visible emissions below 20% opacity, and to prevent transport of dust offsite. Their duties shall 
include holidays and weekend periods when work may not be in progress. The name and telephone 
number of such persons shall be provided to the APCD Compliance Division prior to the start of any 
grading, earthwork or demolition. 

 
24. Prior to any grading activities a geologic evaluation shall be conducted to determine if Naturally 

Occurring Asbestos (NOA) is present within the area that will be disturbed. If NOA is not present, an 
exemption request must be filed with the SLOAPCD. If NOA is found at the site, the applicant must 
comply with all requirements outlined in the Asbestos ATCM.  These requirements may include but 
are not limited to: 

a.  Development of an Asbestos Dust Mitigation Plan which must be approved by the SLOAPCD before 
operations begin, and, 

b. Development and approval of an Asbestos Health and Safety Program (required for some projects).  
If NOA is not present, an exemption request must be filed with the SLOAPCD. More information on 
NOA can be found at http://www.slocleanair.org/business/asbestos.asp. 

c. Demolition of onsite structures shall comply with the National Emission Standards for Hazardous 
Air Emissions (NESHAP) requirements (NESHAP, 40 CFR, Part 61, Subpart M) for the demolition 
of existing structures. The SLOAPCD is delegated authority by the Environmental Protection 
Agency (EPA) to implement the Federal Asbestos NESHAP.  Prior to demolition of onsite 
structures, the SLOAPCD shall be notified, per NESHAP requirements.   

 
25. The following mitigation measures shall be implemented to reduce project-generated GHG 

emissions:  
a. The proposed project shall demonstrate compliance with the City of Paso Robles’ Climate Action 

Plan.  To assist with this determination, the CAP includes a worksheet that identifies various 
“mandatory”, as well as, “voluntary” measures.  All “mandatory” actions must be incorporated as 
binding and enforceable components of the project to be considered consistent with the CAP.  If a 
project cannot meet one or more of the “mandatory” actions, substitutions may be allowed provided 
equivalent reductions can be achieved.  A copy of the City’s CAP consistency worksheet is included 
in Appendix C of the project GHG emissions analysis. 

b. The project applicant shall implement onsite mitigation measures and payment of an offsite 
mitigation fees sufficient to reduce project-generated emissions to below 1,150 MTCO2e/year.  
GHG emissions may be mitigated by the purchase of carbon offsets provided by other 
agencies/organizations, with prior approval by SLOAPCD. The applicant shall submit proof of the 
purchase of any carbon offsets to the Paso Robles Community Development Department Director for 
his review and approval.  At a minimum, the onsite GHG-reduction measures to be implemented 
shall include the following: 

 1. Use low-VOC cleaning supplies. This requirement shall be reflected in the operational 
procedures manual for the proposed project. 

 2. Use low–VOC paint having a VOC content of 100 grams per liter, or less.  This requirement 
shall be reflected in the operational procedures manual for the proposed project. 

 3. A shuttle shall be provided for hotel guests to provide transportation to and from the Amtrak 
transit station. 
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 4. The project proponent shall demonstrate that the project-wide lighting efficiency shall be 
improved by at least 16% relative to current conventional lighting methods through the 
installation of energy-efficient lighting, (e.g., metal halide, high-pressure sodium, LEDs) for 
interior and exterior lighting areas.  Unnecessary exterior lighting shall be reduced, to the extent 
practical and where reductions in lighting would not pose a risk to public safety.  

 5. Utilize low-flow faucets and toilets and water-efficient irrigation systems to reduce energy 
demands associated with water use. 

 6. Proposed onsite occupied buildings shall exceed baseline Title 24 Building Envelope Energy 
Efficiency Standards by a minimum of 10 percent. The baseline GHG emissions from electricity 
and natural gas usage shall reflect 2008 Title 24 standards with no energy-efficient appliances. 

 7. Install energy-efficient appliances (i.e., Energy Star rated). 

 8. Incorporate water-reducing features into building and landscape design, including use of 
drought-tolerant landscaping, minimizing turfed areas, and installation of water-efficient 
irrigation systems in accordance with the City of Paso Robles Zoning Code, Chapter 21.22B, 
Landscape and Irrigation Ordinance. 

26. To the maximum extent possible, the applicant shall conduct site preparation, ground-disturbing, and 
construction activities outside of the migratory bird breeding season. If such activities are required 
during this period, the applicant shall retain a qualified biologist to conduct a nesting bird survey and 
verify that migratory birds are not occupying the site. If nesting activity is detected the following 
measures shall be implemented: 

a. The project shall be modified or delayed as necessary to avoid direct take of identified nests, eggs, 
and/or young protected under the MBTA; 

b. The qualified biologist shall determine an appropriate biological buffer zone around active nest 
sites. Construction activities within the established buffer zone will be prohibited until the young 
have fledged the nest and achieved independence; and, 

c. The qualified biologist shall document all active nests and submit a letter report to the City 
documenting project compliance with the MBTA. 

27. San Joaquin Kit Fox Protection. 
a. Prior to construction, a qualified biologist shall conduct a pre-activity survey to identify known or 

potential dens or any other sign of the species, no less than 14 days and no more than 30 days prior 
to the beginning of the site preparation, ground-disturbing, or construction activities, or any other 
activity that has the potential to adversely affect San Joaquin kit fox. If a known or potential den or 
any other sign of the species is identified or detected within the project area, the biologist will 
contact the USFWS and CDFW immediately. No work will commence or continue until such time 
that the USFWS and CDFW determine that it is appropriate to proceed. Under no circumstances 
will a known or potential den be disturbed or destroyed without prior authorization from the 
USFWS and CDFW. Within 7 days of survey completion, a report will be submitted to the 
USFWS, CDFW, and the City. The report will include, at a minimum, survey dates, field 
personnel, field conditions, survey methodology, and survey results.   

b. During the site-disturbance and/or construction phase, to prevent entrapment of the San Joaquin kit 
fox, all excavation, steep-walled holes, or trenches in excess of 2 feet in depth shall be covered at 
the close of each working day by plywood or similar materials, or provided with one or more 
escape ramps constructed of earth fill or wooden planks. Trenches shall also be inspected for 
entrapped kit fox each morning prior to onset of field activities and immediately prior to covering 
with plywood at the end of each working day. Before such holes or trenches are filled or covered, 

Agenda Item No. 1  Page 370 of 419



 11 

they shall be thoroughly inspected for entrapped kit fox. If any kit fox is found, work will stop and 
the USFWS and CDFW will be contacted immediately to determine how to proceed.  

c. During the site disturbance and/or construction phase, any pipes, culverts, or similar structures 
with a diameter of 4 inches or greater stored overnight at the project site shall be thoroughly 
inspected for trapped San Joaquin kit foxes before the subject pipe is subsequently buried, capped, 
or otherwise used or moved in any way. If any kit fox are found, work will stop and the USFWS 
and CDFW will be contacted immediately to determine how to proceed. 

d. Prior to, during, and after the site disturbance and/or construction phase, use of pesticides or 
herbicides shall be in compliance with all federal, state, and local regulations. This is necessary to 
minimize the probability of primary or secondary poisoning of endangered species utilizing 
adjacent habitats, and the depletion of prey upon which San Joaquin kit foxes depend. 

e. During the site disturbance and/or construction phase, any contractor or employee that 
inadvertently kills or injures a San Joaquin kit fox or who finds any such animal either dead, 
injured, or entrapped shall be required to report the incident immediately to the applicant and City. 
In the event that any observations are made of injured or dead kit fox, the applicant shall 
immediately notify the USFWS and the CDFW by telephone. In addition, formal notification shall 
be provided in writing within 3 working days of the finding of any such animal(s). Notification 
shall include the date, time, location and circumstances of the incident. Any threatened or 
endangered species found dead or injured shall be turned over immediately to the CDFW for care, 
analysis, or disposition. 

f. Prior to final inspection, should any long internal or perimeter fencing be proposed or installed, the 
applicant shall do the following to provide for kit fox passage: 

• If a wire strand/pole design is used, the lowest strand shall be no closer to the ground than 12 
inches. 

• If a more solid wire mesh fence is used, 8×12-inch openings near the ground shall be provided 
every 100 yards. 

g.  Upon fence installation, the applicant shall notify the City to verify proper installation. Any f
 encing constructed after issuance of a final permit shall follow the above guidelines. 

28. Oak Tree Protection. 
a. Prior to site disturbance, the critical root zone (CRZ) of all oak trees with a DBH of 6 inches or 

greater must be fenced to protect from construction activities. 

b. During the site disturbance and/or construction phase, grading, cutting, or filling within 5 feet of a 
CRZ of all oak trees with a DBH of 6 inches or greater must be supervised by a certified arborist 
approved by the City. Such activities beyond 5 feet of a CRZ must be monitored to insure that 
activities are in accordance with approved plans. Root pruning outside of the CRZ must be done by 
hand.  

c. Oil, gasoline, chemicals, or other construction materials potentially harmful to oak trees may not 
be stored in the CRZ of any oak tree with a DBH of 6 inches or greater. 

d. Drains shall be installed according to city specification so as to avoid harm by excessive watering 
to oak trees with a DBH of 6 inches or greater. 

e. Landscaping within the CRZ of any oak tree with a DBH of 6 inches or greater is limited to 
indigenous plant species or non-plant material, such as cobbles or wood chips.  
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f. Wires, signs, or other similar items shall not be attached to oak trees with a DBH of 6 inches or 
greater. 

g. For each oak tree removed (DBH of 6 inches or greater), a tree or trees of the same species must be 
planted with a combined DBH of 25% of the removed tree’s DBH within the property’s boundary.  

29. The following measures shall be implemented for noise-sensitive rooms (e.g., guest rooms, meeting 
rooms, etc.) located along the eastern, northeastern, and southern-most facades of the hotel, within 
line-of-sight of SR 101 (Recommended areas of mitigation are depicted in Figure 7): 

 
a. To ensure an overall exterior-to-interior noise reductions of 25 dB, windows and exterior doors of 

noise-sensitive rooms located on the ground floor shall have a minimum sound transmission class 
(STC) rating of STC 28.  This requirement is also required for any noise-sensitive rooms to be 
located along the eastern and northern building facades of the hotel’s main entrance area. 

b. Windows and exterior doors of noise-sensitive rooms located on the 2nd-4th floors shall have a 
minimum STC 33 rating. 

c. The total window area of noise-sensitive rooms shall not exceed 20 percent of the room’s exterior 
wall area.  

d. The perimeter of window and exterior door frames shall be caulked and sealed airtight to the exterior 
wall construction. 

e. Any penetrations of the exterior walls (e.g., ducts, pipes, conduit, etc.) shall be minimized to the 
extent possible and sealed with caulked or filled with mortar.   

f. The installation of appliances (e.g., fireplaces, ventilation units, etc.) requiring venting to exterior 
walls located along building facades with direct line-of-sight of SR 101 shall be prohibited.  

g. Exterior walls shall have a minimum STC rating of 35.  The construction of exterior walls with 
siding-on-sheathing, stucco, or brick; and, compliance with current Title 24 building standards is 
typically sufficient to achieve a minimum STC 35 for exterior walls.   

h. The above measures should be implemented unless it can be shown, to the acceptance of the 
Paso Robles Community Development Department Staff, that alternative mitigation would 
achieve equivalent reductions sufficient to reduce interior noise levels within noise-sensitive 
locations to below the City’s interior noise level of 45 dBA CNEL/Ldn. 

i. Unless otherwise provided for in a validly issued permit or approval, noise-generating 
construction activities should be limited to the hours of 7:00 a.m. and 7:00 p.m. Noise-generating 
construction activities should not occur on Sundays or city holidays. 

j. Construction equipment should be properly maintained and equipped with noise-reduction intake 
and exhaust mufflers and engine shrouds, in accordance with manufacturers’ recommendations. 
Equipment engine shrouds should be closed during equipment operation.  
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FIGURE 7 

PREDICTED INTERIOR NOISE LEVELS  

Areas to be Mitigated 
Highest Predicted Interior Noise 

Levels (dBA CNEL/Ldn) 

 

Location 
Without 

Mitigation 
With 

Mitigation 
Ground 
Floor* 

40 40 

2nd Floor 45 40 

3rd Floor 47 42 

4th Floor 48 43 

• Ground-floor locations assume 
an overall exterior-to-interior 
noise reduction of 25 dB. 
Includes the installation of 
windows/exterior doors meeting 
a minimum rating of STC 28.   

• Upper-floor locations assume an 
overall exterior-to-interior noise 
reduction of 30 dB. Includes the 
installation of windows/exterior 
doors meeting a minimum rating 
of STC 33.   

• Predicted interior noise levels of 
rooms located within other areas 
of the hotel, which are largely 
shielded from direct exposed to 
SR 101, would be approximately 
40 dBA CNEL/Ldn, or less. 

 
              Depicts locations where adjoining noise-sensitive rooms 

would require mitigation to achieve the City’s interior noise 
standard of 45 dBA CNEL/Ldn.   

 

N 
 
Not to Scale 
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30. The Marriott Residence Inn Project shall be required to contribute to the estimated costs of the 
improvements planned at the U.S. 101/SR 46W interchange through payment of $330,496, or such 
other amount consistent with the City’s Development Impact Fee Justification Study, and the 
Engineering News Record price index adjusted every July 1st.  This amount, as adjusted, represents 
the applicant’s fair share contribution under the City’s Development Impact Fee Program (DIF) in 
accordance with Council Resolution No. 14-035.  Exhibit “B” to Resolution No. 14-035 provides the 
Justification Study for the impact fees which includes the Needs List.  The Needs List includes, as 
improvement facility #30, on page 26, the future phases for the improvement of the interchange of 
Highways 101-46W.  

 
31. In the event archaeological resources are unearthed or discovered during any construction activities, 

the following standards apply: 
a. Construction activities shall cease, and the Community Development Director shall be notified 

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

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

 
32. All proposed oak tree removals are subject to approval by the City Council.  If the City Council does 

not allow removal of the oak trees, the project will need to be redesigned to accommodate the trees.  
The project revisions would need to be presented to the Development Review Committee (DRC) for 
approval.  

 
 

PASSED AND ADOPTED THIS 17th day of June, 2014 by the following Roll Call Vote: 
 
AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
      _________________________________________ 
      MAYOR, DUANE PICANCO 
 
ATTEST: 
 
 
_____________________________________________________ 
CARYN JACKSON, DEPTUY CITY CLERK 
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(Adopted by Planning Commission Resolution _________) 
 

EXHIBIT A OF RESOLUTION 
 

CITY OF EL PASO DE ROBLES  
STANDARD DEVELOPMENT CONDITIONS 

 
 

  Planned Development                            
 

 Conditional Use Permit                                  

 Tentative Parcel Map                              
 

  Tentative Tract Map                                      

Approval Body: Planning Commission         Date of Approval: May 27, 2014                  

Applicant: Marriott Residence Inn               Location: S. Vine Street                   

APN: 009-631-011                               

 
The following conditions that have been checked are standard conditions of approval for the 
above referenced project.  The checked conditions shall be complied with in their entirety before 
the project can be finalized, unless otherwise specifically indicated.  In addition, there may be site 
specific conditions of approval that apply to this project in the resolution. 
 
COMMUNITY DEVELOPMENT DEPARTMENT - The applicant shall contact the Community 
Development Department, (805) 237-3970, for compliance with the following conditions: 
 
A. GENERAL CONDITIONS – PD/CUP: 
 

 1. This project approval shall expire on May 27, 2016 unless a time extension request 
is filed with the Community Development Department, or a State mandated 
automatic time extension is applied prior to expiration. 

 
 2. The site shall be developed and maintained in accordance with the approved plans 

and unless specifically provided for through the Planned Development process 
shall not waive compliance with any sections of the Zoning Code, all other 
applicable City Ordinances, and applicable Specific Plans. 

 
 3. To the extent allowable by law, Owner agrees to hold City harmless from costs 

and expenses, including attorney’s fees, incurred by City or held to be the liability 
of City in connection with City’s defense of its actions in any proceeding brought 
in any State or Federal court challenging the City’s actions with respect to the 
project. Owner understands and acknowledges that City is under no obligation to 
defend any legal actions challenging the City’s actions with respect to the 
project. 
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(Adopted by Planning Commission Resolution _________) 
 

 4. Any site specific condition imposed by the Planning Commission in approving this 
project (Conditional Use Permit) 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 is 
necessary to permit reasonable operation and use for this approval. 

 
 5. 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. 
 

 6. 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. 

 
 7. 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. 

 
 8. Prior to the issuance of a Building Permit a landscape and irrigation plan 

consistent with the Landscape and Irrigation Ordinance, shall be submitted for 
City review and approval. The plan needs to be designed in a manner that 
utilizes drought tolerant plants, trees and ground covers and minimizes, if not 
eliminates the use of turf. The irrigation plan shall utilize drip irrigation and limit 
the use of spray irrigation. All existing and/or new landscaping shall be installed 
with automatic irrigation systems. 

 
  9. A reciprocal parking and access easement and agreement for site access, 

parking, and maintenance of all project entrances, parking areas, landscaping, 
hardscape, common open space, areas and site lighting standards and fixtures, 
shall be recorded prior to or in conjunction with the Final Map. Said easement 
and agreement shall apply to all properties, and be referenced in the site 
Covenants, Conditions and Restrictions (CC&Rs). 

 
 10. All outdoor storage shall be screened from public view by landscaping and walls or 

fences per Section 21.21.110 of the Municipal Code. 
 

 11. For commercial, industrial, office or multi-family projects, all refuse enclosures 
are required to provide adequate space for recycling bins. The enclosure shall 
be architecturally compatible with the primary building. Gates shall be view 
obscuring and constructed of durable materials. Check with Paso Robles Waste 
Disposal to determine the adequate size of enclosure based on the number and 
size of containers to be stored in the enclosure. 
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(Adopted by Planning Commission Resolution _________) 
 

 12. For commercial, industrial, office or multi-family projects, 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. 

 
 13. 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. 

 
 14. All existing and/or new lighting shall be shielded so as to be directed downward in 

such a manner as to not create off-site glare or adversely impact adjacent 
properties. The style, location and height of the lighting fixtures shall be submitted 
with the building plans and shall be subject to approval by the Community 
Development Director or his designee. 

 
 15. It is the property owner's responsibility to insure that all construction of private 

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

 
  16. Any existing Oak trees located on the project site shall be protected and 

preserved as required in City Ordinance No.835 N.S., Municipal Code No. 10.01 
"Oak Tree Preservation", unless specifically approved to be removed. An Oak 
tree inventory shall be prepared listing the Oak trees, their disposition, and the 
proposed location of any replacement trees required. In the event an Oak tree is 
designated for removal, an approved Oak Tree Removal Permit must be 
obtained from the City, prior to removal. 

 
  17. No storage of trash cans or recycling bins shall be permitted within the public 

right-of-way. 
 

 18. Prior to recordation of the map or prior to occupancy of a project, all conditions of 
approval shall be completed to the satisfaction of the City Engineer and 
Community Developer Director or his designee. 

 
 19. 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. 

 
 20. Prior to the issuance of building permits, the 

   Development Review Committee shall approve the following: 
   Planning Division Staff shall approve the following:  
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(Adopted by Planning Commission Resolution _________) 
 

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

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

materials, colors, and architectural treatments; 
    d. Other:  
 
B. GENERAL CONDITIONS – TRACT/PARCEL MAP: 
 

 1. In accordance with Government Section 66474.9, the subdivider shall defend, 
indemnify and hold harmless the City, or its agent, officers and employees, from 
any claim, action or proceeding brought within the time period provided for in 
Government Code section 66499.37, against the City, or its agents, officers, or 
employees, to attack, set aside, void, annul the City's approval of this 
subdivision.  The City will promptly notify subdivider of any such claim or action 
and will cooperate fully in the defense thereof.   

 
 2. The Covenants, Conditions, and Restrictions (CC&Rs) and/or Articles Affecting 

Real Property Interests are subject to the review and approval of the Community 
Development Department, the Public Works Department and/or the City 
Attorney. They shall be recorded concurrently with the Final Map or prior to the 
issuance of building permits, whichever occurs first.  A recorded copy shall be 
provided to the affected City Departments. 

 
 3. The owner shall petition to annex residential Tract (or Parcel Map)________ into 

the City of Paso Robles Community Facilities District No. 2005-1 for the 
purposes of mitigation of impacts on the City’s Police and Emergency Services 
Departments. 

 
 4. Street names shall be submitted for review and approval by the Planning 

Commission, prior to approval of the final map. 
 
 

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

  ________________________________________________________                 
 

South Vine Street property frontage landscaping and irrigation between the 
applicant’s property boundary and the City public right-of-way. 
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(Adopted by Planning Commission Resolution _________) 
 

 
****************************************************************************** 
 
ENGINEERING DIVISION- The applicant shall contact the Engineering Division, (805) 237-
3860, for compliance with the following conditions: 
 
All conditions marked are applicable to the above referenced project for the phase indicated. 
 
C. PRIOR TO ANY PLAN CHECK: 
 

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

 
D. PRIOR TO ISSUANCE OF A GRADING PERMIT: 
 

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

 
 2. Any existing Oak trees located on the project site shall be protected and 

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

 
 3. A complete grading and drainage plan shall be prepared for the project by a 

registered civil engineer and subject to approval by the City Engineer. The project 
shall conform to the City’s Storm Water Discharge Ordinance.  

 
 4. A Preliminary Soils and/or Geology Report providing technical specifications for 

grading of the site shall be prepared by a Geotechnical Engineer.  
 

 5. A Storm Water Pollution Prevention Plan per the State General Permit for Strom 
Water Discharges Associated with Construction Activity shall be provided for any 
site that disturbs greater than or equal to one acre, including projects that are 
less than one acre that are part of a larger plan of development or sale that 
would disturb more than one acre. 

 
E. PRIOR TO ISSUANCE OF A BUILDING PERMIT: 
 

 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 
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Standards and Specifications. 
 

 2. The applicant shall submit a composite utility plan signed as approved by a 
representative of each public utility. 

 
 3.  Landscape and irrigation plans for the public right-of-way shall be incorporated into 

the improvement plans and shall require approval by the Streets Division 
Supervisor and the Community Development Department. 

 
 4. In a special Flood Hazard Area as indicated on a Flood Insurance Rate Map 

(FIRM) the owner shall provide an Elevation Certificate in accordance with the 
National Flood Insurance program.  This form must be completed by a land 
surveyor or civil engineer licensed in the State of California. 

 
F. PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY OR RECORDATION OF 
 THE FINAL MAP: 

 
The Planning Commission has made a finding that the fulfillment of the 
construction requirements listed below are a necessary prerequisite to the 
orderly development of the surrounding area. 

 
 1. The applicant shall pay any current and outstanding fees for Engineering Plan 

Checking and Construction Inspection services.  
 

 2. All public improvements are completed and approved by the City Engineer, and 
accepted by the City Council for maintenance.   

 
 3.  The owner shall offer to dedicate and improve the following street(s) to the 

standard indicated: 
 
            
  Street Name   City Standard  Standard Drawing No. 
 

 4. If, at the time of approval of the final map, any required public improvements 
have not been completed and accepted by the City the owner shall be required 
to enter into a Subdivision Agreement with the City in accordance with the 
Subdivision Map Act.  

 
  Bonds required and the amount shall be as follows: 
  Performance Bond...............100% of improvement costs. 
  Labor and Materials Bond........50% of performance bond. 
 

 5. If the existing City street adjacent to the frontage of the project is inadequate for 
the traffic generated by the project, or will be severely damaged by the 
construction, the applicant shall excavate the entire structural section and replace it 
with a standard half-width street plus a 12' wide travel lane and 8' wide graded 
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(Adopted by Planning Commission Resolution _________) 
 

shoulder adequate to provide for two-way traffic. 
 

 6. If the existing pavement and structural section of the City street adjacent to the 
frontage of the project is adequate, the applicant shall provide a new structural 
section from the proposed curb to the edge of pavement and shall overlay the 
existing paving to centerline for a smooth transition. 

 
 7. Due to the number of utility trenches required for this project, the City Council 

adopted Pavement Management Program requires a pavement overlay on Union 
Road along the frontage of the project.  

 
 8. The applicant shall install all utilities.  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. 

 
 9.  The owner shall offer to dedicate to the City the following easement(s).  The 

location and alignment of the easement(s) shall be to the description and 
satisfaction of the City Engineer: 

 
   a.  Public Utilities Easement;   
   b.  Water Line Easement; 
   c.  Sewer Facilities Easement;  
   d.  Landscape Easement; 
   e.  Storm Drain Easement. 
 

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

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

 11. For a building with a Special Flood Hazard Area as indicated on a Flood Insurance 
Rate Map (FIRM), the developer shall provide an Elevation Certificate in 
accordance with the National Flood Insurance Program. This form must be 
completed by a lands surveyor or civil engineer licensed in the State of California. 

 
 12. All final property corners shall be installed. 

 
 13. All areas of the project shall be protected against erosion by hydro seeding or 

landscaping. 
 

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

 
 15. Clear blackline mylars and paper prints of record drawings, signed by the engineer 

of record, shall be provided to the City Engineer prior to the final inspection. An 
electronic autocad drawing file registered to the California State Plane – Zone 5 / 
NAD83 projected coordinate system, units in survey feet, shall be provided. 

 
 
****************************************************************************** 
PASO ROBLES DEPARTMENT OF EMERGENCY SERVICES- The applicant shall contact 
the Department of Emergency Services, (805) 227-7560, for compliance with the following 
conditions: 
 
G.  GENERAL CONDITIONS 
1.  Prior to the start of construction: 

 Plans shall be reviewed, approved and permits issued by Emergency 
Services for underground fire lines. 

 Applicant shall provide documentation to Emergency Services that required 
fire flows can be provided to meet project demands. 

 Fire hydrants shall be installed and operative to current, adopted edition of 
the California Fire Code. 

 A based access road sufficient to support the department’s fire apparatus 
(HS-20 truck loading) shall be constructed and maintained for the duration of 
the construction phase of the project. 

 Access road shall be at least twenty (20) feet in width with at least thirteen 
(13) feet, six (6) inches of vertical clearance. 

 
2.  Provide central station monitored fire sprinkler system for all residential, 

commercial and industrial buildings that require fire sprinklers in current, adopted 
edition of the California Building Code, California Fire Code and Paso Robles 
Municipal Code. 

 
 Plans shall be reviewed, approved and permits issued by Emergency 

Services for the installation of fire sprinkler systems. 
 
3.  Provide central station monitored fire alarm system for all residential, commercial 

and industrial buildings that require fire alarm system in current, adopted edition of 
the California Building Code, California Fire Code and Paso Robles Municipal 
Code. 

 
 
4.  If required by the Fire Chief, provide on the address side of the building if 

applicable: 
 

 Fire alarm annunciator panel in weatherproof case. 
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 Knox box key entry box or system. 
 Fire department connection to fire sprinkler system. 

 
5.  Provide temporary turn-around to current City Engineering Standard for phased 

construction streets that exceed 150 feet in length. 
 
6.  Project shall comply with all requirements in current, adopted edition of California 

Fire Code and Paso Robles Municipal Code. 
 
7.  Prior to the issuance of Certificate of Occupancy: 

 
 Final inspections shall be completed on all underground fire lines, fire 

sprinkler systems, fire alarm systems and chemical hood fire suppression 
systems. 

 
 Final inspections shall be completed on all buildings. 
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Attachment 7 
Resolution for OTR 13-008 

 
 

RESOLUTION NO.  
 

A RESOLUTION OF THE CITY COUNCIL  
OF THE CITY OF PASO ROBLES  

AUTHORIZING THE REMOVAL OF 5 OAK TREES 
FOR PLANNED DEVELOPMENT 13-005 AND TENTATIVE PARCEL MAP PR 13-0109 

121 WILMAR PLACE, APN 09-631-011 
EXCEL PASO ROBLES LP/MARRIOTT RESIDENCE INN 

 
 
WHEREAS, Excel Paso Robles, LP/Marriott Residence Inn has submitted a request to remove five 
oak trees; and 
 
WHEREAS, the request for removal of the trees is in relation to a Mitigated Negative Declaration 
recommended for approval by the Planning Commission to the City Council on May 27, 2014, for 
Planned Development 13-005 and Tentative Parcel Map PR 13-0109; and 
 
WHEREAS, with the recommendation to approve the Mitigated Negative Declaration for Planned 
Development 13-005 and Tentative Parcel Map PR 13-0109 the Planning Commission recommended 
approval to remove five oak trees; and 
 
WHEREAS, four of the trees are in poor health due to site conditions, with one of the four trees 
harmed by wire fencing embedded in it.  The fifth tree is in good health, but is located in an awkward 
location in relation to the site plan parking area; and  
 
WHEREAS, the Director could not make the determination that the trees are “clearly dead or 
diseased beyond correction,” and therefore, Section 10.01.050.C of the Oak Tree Ordinance would 
consider the trees “healthy” and require that the City Council make the determination of whether the 
trees should be allowed to be removed after consideration of the factors listed in Section 10.01.050.D; 
and 
 
WHEREAS, the City Council considered the factors listed in Section 10.01.050.D and determined 
that site grading for proposed structures and road access make retention of the trees undesirable; and 
 
WHEREAS, in conjunction with the entitlements noted above, Chip Tamagni of A & T Arborists 
submitted an Arborist Report analyzing all of the oak trees located within the development area that 
may be impacted by the project and required tree protection methods.  Protection measures were 
identified for potentially impacted trees that would remain.  The report also identified the health of 
the five trees proposed for removal.  The tree removals were rated in terms of their relative health on 
a scale of 1-10, with 10 being the best health.  One of the trees was rated “1”, two of the trees were 
rated “2”, one was rated a “3”, and the last tree was rated a “4”.   
 
WHEREAS, the project design would necessitate the need to remove healthy oak trees due to 
grading and construction of the hotel building, access driveway, and parking lot. 
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NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of El Paso de Robles 
does hereby: 
 
1. Authorize the removal of five oak trees based on the trees being in marginal health, minimal 

environmental and scenic impacts, and that the removals are necessary in order to 
accommodate the proposed project. 

 
2. Require the planting of 16.5 inches diameter replacement oak trees to be planted on the site at 

the direction of the arborist to ensure maximum potential for the trees to flourish, and/or off 
site at a location at the direction of the Community Development Director.  The specific size 
and number of replacement trees shall be determined by the project arborist provided that the 
replacement trees equal the required mitigation requirement. 

 
PASSED AND ADOPTED by the City Council of the City of El Paso de Robles this 17th day of 
June, 2014 by the following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  

____________________________________ 
 Duane Picanco, Mayor 
 
ATTEST: 
 
 
____________________________________ 
Caryn Jackson, Deputy City Clerk 
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Attachment 8 
Response Letter from City Attorney
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