
TTO:        HONORABLE CHAIRMAN AND PLANNING COMMISSION 
 
FROM:     WARREN FACE, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT:    GENERAL PLAN AMENDMENT 14-002, REZONE 14-001, 

SPECIFIC PLAN AMENDMENT 14-002, CONDITIONAL USE PERMIT 14-
006 AND PLANNED DEVELOMENT 14-003 - SAN ANTONIO WINERY, INC. 

 2610 BUENA VISTA DRIVE, APN: 025-391-075 
 
DATE:       APRIL 28, 2015   
 
Needs: For the Planning Commission to consider an application filed by Kirk Consulting 

on behalf of San Antonio Winery, requesting to expand the existing use of the 
property (e.g. wine tasting room), and add approximately 12,000 sf of new 
development, including a restaurant, 3 boutique retail spaces, and 4 residential 
units (3 townhouse style above retail shops, and one freestanding residence).  

 
Facts 1. The project site is located at 2610 Buena Vista Drive, on the southwest 

corner of Buena Vista Drive and State Route 46 East (SR 46E).  See 
Attachment 1, Vicinity Map.  

 
2. In order to accommodate the proposed project it is necessary to modify 

the General Plan, land use designation, applicable zoning on the City 
Zoning Map, and incorporate text changes in the Borkey Area Specific 
Plan, as follow: 

 
 General Plan Amendment – Modify the RSF-1 land use designation to 

Residential Multi-Family Low Density (RMF-8) with a Mixed Use 
Overlay (MU) (e.g. RMF-8-MU); and 

 
 Rezone – Modify the R1-B4 zoning to Residential Multi-Family (R2) 

with a Mixed Use Overlay (MU) (e.g. R2-MU); and 
 
 Specific Plan Amendment – Modify the Borkey Area Specific Plan, 

Subarea D, to allow multi-family residential units and mixed-use 
development; and 

 
 Conditional Use Permit – To allow expansion of commercial uses in the 

Borkey Area Specific Plan, Subarea D; and 
 
 Planned Development – Expand the existing use of the property and 

add approximately 12,000 sf of new development, including a 
restaurant, 3 boutique retail spaces, 3 townhouse-style residential units 
above the retail spaces, and 1 freestanding residence. The request also 
includes consideration of a 42-foot tall tower element on the proposed 
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restaurant building, which would exceed the 35-foot height limit in the 
R2 zoning district. 

 
3. The existing site is approximately 1.9 acres in area.  The proposed 

development plan would remove the existing vineyard area, and 
intensify development of the site within the previously disturbed areas 
of the property.  Development would not encroach within the drainage 
corridor or impact the critical root zones of existing native oak trees.   

 
4. The site would be accessed through the existing driveway access on Buena 

Vista Drive.  There are currently 23 (unstriped) parking spaces that provide 
parking for the existing wine tasting room.  The new buildings would 
require a total of 46 parking spaces for vehicles, and 3 motorcycle parking 
spaces.  The applicant will also include a bicycle rack for bicycle parking.  

The proposed site plan provides for a total of 61 parking spaces with the 23 
existing parking spaces and the 38 new proposed spaces.  (This includes 5 
extra parking spaces than required.)  The parking space standards and 
calculation of required spaces for existing and new uses are as follows: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5. The applicants are requesting that the Planning Commission consider 

the tower element on the restaurant building to exceed the 35 foot 
height limit in the R2 zoning district. Section 21.20.130 of the Zoning 
Code allows exception to the height limit for architectural roof or tower 
elements, subject to approval of a site plan by the Development Review 
Committee (DRC). In this case, since a Planned Development (PD) is 
required, the height issue can be addressed with the review and approval 
of the PD.  

Land Use
Parking 

Standard

Total Required 
Number
of Spaces

Residences:
(1) 2-bed unit 
(3) 1-bed units

1.5 spaces per 
1-bed unit

2 spaces per 
2-bed unit

6 

Commercial Retail 3 spaces per 
1,000 sf 9 

Restaurant 5 spaces per 
1,000 sf 31

Wine Tasting Room
(including  storage 
area)

3 spaces per 
1,000 sf wine 
tasting

1 space per 
5,000 sf wine 
storage

10

Total Parking Spaces Required: 56
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6. Pursuant to the Statutes and Guidelines of the California Environmental 

Quality Act (CEQA) and the City’s Procedures for Implementing CEQA, 
an Initial Study and Mitigated Negative Declaration (MND) was 
prepared and circulated for public review and comment.   

AAnalysis 
and 
Conclusion: The Martin & Weyrich Tasting Room was originally established on this site in 1986, 

with approval of a Conditional Use Permit (CUP 86-005). Various additions and 
remodels have taken place over the years to the current facility, which is now 
owned and operated by San Antonio Winery, Inc.  The existing development of 
the site includes an attractively designed and landscaped wine tasting room, 
which is designed with authentic Italian-themed Mediterranean architecture, and 
provides scenic amenities to the site and surroundings.  Additionally, there is an 
existing drainage/seasonal creek area with oak trees along north and western 
boundaries of the property.  A wooded open space area is located on the south 
side of SR 46E, which helps maintain an attractive entrance to the City. 

 
The project includes removal of an existing small, “boutique” vineyard, and 
construction of approximately 12,000 s.f. of infill development in that area.  The 
proposed project presents a continuation of the existing development pattern, and 
it would be designed with the same architectural theme, quality of building 
materials, and construction methods.  In this sense, the proposed project would 
be in keeping with the existing development of the site and surroundings, and 
would not result in adverse effects of the scenic quality of the area. 

 
The proposed 42 foot tall tower element of the restaurant building is in keeping 
with the surrounding development pattern, although less intrusive in scale.  For 
instance, the existing hotel buildings at the La Quinta Hotel located on the east 
side of Buena Vista are 3-stories in height and have a much larger building mass 
and scale, and a taller tower element (60 feet). The other proposed buildings on 
the site are proposed to be one- and two-stories, and would be consistent with the 
R2 height limits.  Therefore, the visual effect of the building massing will be 
reduced compared to surrounding development, since it will be located below-
grade of the highway, and would present somewhat smaller scale buildings. 

 
The proposed changes to the General Plan, Zoning Ordinance, and Borkey Area 
Specific Plan for this property would not only allow for the intensification of uses 
to the San Antonio Winery Tasting Room, it would provide for infill 
development that would provide services (e.g. restaurant, shops) to surrounding 
residences and hotel developments.  This may encourage people to drive less for 
services.  The specific text changes proposed for the Borkey Area Specific Plan, 
Subarea D, are shown below, with strike-out through text proposed to be deleted, 
and underlining for text proposed to be added. 
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Existing Text - Subarea D

 D-2 The existing commercial business located at the northwest corner of Buena 
Vista Drive and State Highway 46 (Martin Brothers Winery tasting room) 
shall be permitted to remain in place in this subarea, and shall be regarded as 
a legal use; expansion of the existing uses on the current parcel, however, 
may be permitted only under a revision to the Conditional Use Permit 
currently applicable to the site.  

Proposed Text - Subarea D

 D-2 The existing commercial business located at the northwest corner of Buena 
Vista Drive and State Highway 46 (Martin Brother Winery e.g. wine tasting 
room) shall be permitted to remain in place in this subarea, and shall be 
regarded as a legal use; expansion of the existing uses on the current parcel, 
however, may be permitted only under a revision to the Conditional Use 
Permit currently applicable to the site.  Additional small-scale commercial 
uses (e.g. restaurant, retail, artisians, and support uses) and four residences 
(e.g. one 2-bedroom home and three attached 1-bedroom units above 
commercial spaces) may also be permitted with approval of an amendment 
to the applicable Conditional Use Permit.

 
The proposed project would be consistent with the General Plan since it would 
allow for mixed-use development that would comply with General Plan Goal LU-
1, which suggests the City strive to maintain a balanced community, where a 
majority of residents can live, work, and shop.  It would also meet Action Item 2, 
of LU-1, by allowing projects in the Mixed-Use land use category. 

 
It is important to note that with the approval of this General Plan Amendment 
and Rezone that the number of residential units allowed on this 1.9 acre parcel 
would be increased from two single-family residences to four residential units. In 
keeping with the General Plan population build-out estimate of 44,000, the 
addition of two residential units would reduce the overall number of “Unassigned 
Dwelling Units” identified in the General Plan from 594 to 592 units remaining 
units available. 

 
PPolicy 
Reference: General Plan Land Use Element, Zoning Code, Borkey Area Specific Plan, 2006 

Economic Strategy, and Oak Tree Ordinance. 
 
Fiscal 
Impact: There are no specific fiscal impacts associated with approval of this project. 
 
Options: After opening the public hearing and taking public testimony, that the Planning 

Commission takes one of the actions listed below: 
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1. a. Recommend that the City Council approve a Mitigated Negative Declaration 
(Attachment 6); 

 
b. Recommend that the City Council approve General Plan Amendment 14-002, 

by adopting Resolution No. 15–XXX changing the RSF-1 land use designation 
to Residential Multi-Family Low Density (RMF-8) with a Mixed Use Overlay 
(MU) (e.g. RMF-8-MU) (Attachment 7); 

 
c. Recommend that the City Council approve Specific Plan Amendment 14-002 

and Rezone 14-001, by adopting Resolution No. 15–XXX amending the 
Borkey Area Specific Plan Section III, Page 19, Sub Area D, and amending the 
Zoning Map, to incorporate the change in zoning from R1-B4 to R2-MU 
(Attachment 8); 

 
d. Recommend that the City Council approve Planned Development 14-005 and 

Conditional Use Permit 14-014, to allow expansion of the property (e.g. wine 
tasting room), and add approximately 12,000 sf of new development, including 
a restaurant, 3 boutique retail spaces, 4 residential units (3 townhouse-style 
residential units above the retail spaces, and 1 freestanding residence), and a 
request for a 42-foot tall tower on the proposed restaurant building, which 
would exceed the 35-foot height limit in the R2 zoning district (Attachment 
9). 

 
2. Amend, modify, or reject the foregoing option. 

 
  
Attachments: 
 
1. Vicinity Map  
2. Site & Grading Plans 
3. Elevations and Building Massing Study 
4. City Engineer’s Memo 
5. Initial Study – Draft Mitigated Negative Declaration 
6. Draft Resolution to recommend approval of a Mitigated Negative Declaration  
7. Draft Resolution to recommend approval of General Plan Amendment 14-002 
8. Draft Resolution to recommend approval of an Ordinance for Rezone 14-002 & SPA 14-002 
9. Draft Resolution to recommend approval of PD 14-005 and CUP 14-014 
10. Mail and Newspaper Affidavits 
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MEMORANDUM

TO:     Susan DeCarli

FROM:    John Falkenstien

SUBJECT:   PD 14-003, San Antonio Winery, Tasting Room and Village
       
DATE:   April 20, 2015 

Circulation Element

The project is located on the northwest corner of Buena Vista Drive and Highway 46E. All 
improvements on Buena Vista Drive are completed.

The Circulation Element of the General Plan recommends that we set conditions of approval of 
development applications to provide access to all modes of travel.  Attractive uses on this project 
include wine tasting and a café.  These are within walking distance of the new Ayres and La 
Quinta Hotels.  We need to develop a better accessible path to those destinations across Buena 
Vista Drive. It is appropriate that the applicant be required to build a cross-walk, including new 
ADA ramps, at the north leg of the Buena Vista Drive – Experimental Station Road intersection.

Buena Vista Drive also serves as a bus route.  A bus stop is needed along southbound Buena 
Vista Drive.

The Bicycle Master Plan provides for a trail under Highway 46E at the west boundary of this 
project site.  A dedication of open space over the westerly 60 feet of the property will allow the trail 
to be extended north to Experimental Station Road. 

Grading, Drainage and Storm Water Quality

The Regional Water Quality Control Board adopted storm water management requirements for 
development projects in the Central Coast region.  Upon the Board’s direction, the City has 
adopted a Storm Water Ordinance requiring all projects to implement low impact development 
best management practices to mitigate impacts to the quality of storm water run-off and to limit 
the increase in the rate and volume of storm water run-off to the maximum extent practical.

These new requirements include on-site retention of stormwater.  The applicant has prepared a 
storm water control plan offering a site assessment of constraints and opportunities and 
corresponding storm water management strategies to meet stormwater quality treatment and 
retention requirements in compliance with the regulations. The grading plan refects these 
requirements with bio-retention treatment areas. 
  
Sewer and Water

The property is currently served by a private well.  The project will be required to hook to City 
water and the well must be abandoned in accordance with County Health Department Standards.

There is a 12-inch sewer line and a 12-inch water main in Buena Vista Drive available to serve the 
project.

Attachment 4 
City Engineers Memo
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Conditions

Prior to occupancy, the applicant shall place a cross-walk across the north leg of the Buena Vista 
Drive – Experimental Station Road intersection and construct curb extensions and ADA ramps to 
accept the new cross-walk in accordance with plans approved by the City Engineer.

Prior to occupancy, the applicant shall place a bus stop on Buena Vista Drive, south of 
Experimental Station Road, including sidewalk extension, red curbs, canopy and signs.

Prior to occupancy, the existing well must be abandoned in accordance with County Health 
Department Standards.

Prior to occupancy, the applicant shall dedicate the westerly 60 feet of the property to the City for 
open space to allow for the potential of trail construction. 
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CALIFORNIA ENVIRONMENTAL QUALTIY ACT
INITIAL STUDY CHECKLIST FORM

CITY OF PASO ROBLES  
General Plan Amendment 14-002, Rezone 14-001 

Specific Plan Amendment 14-002, Conditional Use Permit 14-006 
Planned Development 14-003 

April 17, 2015 

1. PROJECT TITLE: Buena Vista Village at San Antonio Winery

2. APPLICANT: Steve Riboli
  San Antonio Winery, Inc.
  737 Lamar Street 
  Los Angeles, CA  90031 

3. APPLICANT’S REPRESETATIVE: Mandi Pickens
  Kirk Consulting 
  8830 Morro Road 
  Atascadero, CA  93422

4. LEAD AGENCY: City of Paso Robles
Contact: Susan DeCarli, City Planner 
Phone: (805) 237-3970 
Email: sdecarli@prcity.com 

5. PROJECT LOCATION: 2610 State Route 46 East, Paso Robles 

6. ASSESSOR PARCEL NUMBER:  025-391-075 

7. GENERAL PLAN DESIGNATION: Residential Single-Family (RSF-1)  

8. ZONING:     Residential Single-Family (R1-B4)

9. PROJECT DESCRIPTION:  

This proposed project includes a request for the following entitlements:

General Plan Amendment – Change the RSF-1 land use designation to Residential 
Multi-Family Low Density (RMF-8) with a Mixed Use Overlay (MU) (e.g. RMF-8-
MU), see Attachment 1, Land Use Map Amendment. 

Rezone – Change the R1-B4 zoning to Residential Multi-Family (R2) with a Mixed 
Use Overlay (MU) (e.g. R2-MU), see Attachment 2, Zoning Map Amendment. 

Specific Plan Amendment - Amend the Borkey Area Specific Plan, Subarea D, to 
allow multi-family residential units and mixed use development (e.g. 4 residential 

Attachment 5 
Initial Study & MND
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units, commercial retail, restaurants, and wine tasting), see Attachment 3, Borkey 
Area Specific Plan Amendment.

Conditional Use Permit – To allow expansion of commercial uses in the Borkey Area 
Specific Plan, Subarea D.

Planned Development – Expand existing use of the property with an existing wine 
tasting facility (4,212 sf including tasting room – 2,603 sf, and storage – 1,609 sf), to 
add 11,787 sf of new development, including:  

o Restaurant, 6,168 sf
o Commercial retail spaces, 2,887 sf
o Residences, 4-units, 2,732 sf

The existing site is approximately 1.9 acres in area.  The proposed development plan 
would remove the existing vineyard area on the site, and intensify development of the 
site within the previously disturbed areas of the property.  Development would not 
encroach within the creek corridor or and riparian areas to the north and east,
encroach or require removal of native oak trees, see Attachment 4, Site Plan.   

The site would be accessed through the existing driveway access on Buena Vista 
Drive.  There are currently 23 (unstriped) parking spaces that provide parking for the 
existing wine tasting room.  The new buildings would require a total of 46 parking 
spaces for vehicles, and 3 motorcycle parking spaces. The applicant will also include 
a bicycle rack for bicycle parking.  

The parking space standards and calculation of required spaces for existing and new 
uses are as follows:

Land Use
Parking 

Standard

Total Required 
Number
of Spaces

Residences: 
(1) 2-bed unit  
(3) 1-bed units

1.5 spaces per 
1-bed unit

2 spaces per 
2-bed unit

6 

Commercial Retail 3 spaces per 
1,000 sf 9 

Restaurant 5 spaces per 
1,000 sf 31

Wine Tasting Room
(including  storage 
area)

3 spaces per 
1,000 sf wine 
tasting

1 space per 
5,000 sf wine 
storage

10

Total Parking Spaces Required: 56

The proposed site plan provides for a total of 61 parking spaces with the 23 existing 
parking spaces and the 38 new proposed spaces.
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10. SURROUNDING LAND USES AND SETTING: 

The project site is surrounded by a mix of existing urban development.  Surrounding land uses 
include:  

South - State Route 46 East 
North – Multi-family townhouse development
West – Multi-family apartment development (under construction)
East – Hotels

11. OTHER PUBLIC AGENCIES WHOSE APPROVAL IS REQUIRED (e.g., PERMITS, 
FINANCING APPROVAL OR PARTICIPATION AGREEMENT): 

None
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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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Potentially 
Significant 

Impact

Less Than
Significant with 

Mitigation 
Incorporated

Less Than
Significant 

Impact

No
Impact

I. AESTHETICS: Would the project:

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

Discussion: The project site is not designated in the City’s General Plan, Conservation Element or identified 
in the City’s Gateway Design Standards, as being in a “scenic vista”, “gateway” or part of a “visual corridor”.
Therefore, the project could not be determined to (technically) adversely result in negative impacts on a 
scenic vista (as defined). However, since the site is along SR 46E, near the Highway 101 interchange, that 
receives a significant amount interstate, state, and regional traffic, it can be determined that the project 
location is within an “entrance” area to the City.  

The existing development of the site includes an attractively designed and landscaped wine tasting room that 
utilizes authentic Italian-themed Mediterranean architecture, which provides scenic amenities to the site and 
surroundings.  Additionally, there is an existing drainage/seasonal creek area with oak trees along north and 
western boundaries of the property.  Surrounding development also includes attractive site and architectural 
design.  A wooded open space area is located on the south side of SR 46E, which helps maintain an attractive 
entrance to the City.

The project includes removal of an existing small, boutique vineyard, and replacing it with approximately 
12,000 s.f. of infill development.  The proposed project presents a continuation of the existing development 
pattern that would be designed with the same architectural theme, and quality of building materials on the 
site, including Mediterranean features, towers, and construction methods. See Attachment 5, Elevations. In 
this sense, the proposed project would be in keeping with the existing development of the site and 
surroundings, and would not result in adverse effects of the scenic quality of the area.

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

Discussion: The proposed project does not include removal or otherwise impact existing oak trees on the site.  
Additionally, the project would be set back from the bank of the drainage/seasonal creek area, and not impact 
the scenic quality of this natural feature.  The rear patios are oriented to take visual advantage of the 
creekway area as a project  amenity.  There are no other natural features on the site, or historic resources that 
would be impacted.  The proposed development would reduce the view of the drainage area from the 
highway, since buildings would be located in front of it, however, the drainage would be visible from several 
other vantage points.  Therefore, the project would not substantially damage scenic resources on the existing 
site.

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

Discussion: As noted in 1.a. above, the proposed project would continue the existing architectural and site 
development pattern on the property, and would fit in with the site and surroundings.  All development in the 
nearby vicinity is developed with quality Mediterranean architecture, and the proposed infill development 
would be in keeping with the visual character of the site and surroundings.  The existing hotel buildings at La 
Quinta located on the east side of Buena Vista and SR 46E, are 3-stories and are much larger in scale, with a 
60 foot tall tower element. Additionally, the existing topography of the site and proposed building 
foundations in the proposed building area is approximately 10 feet lower than the elevation of SR 46E.
Except for the tower element of the restaurant building (42 feet in height), the other buildings are proposed to 
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Potentially 
Significant 

Impact

Less Than
Significant with 

Mitigation 
Incorporated

Less Than
Significant 

Impact

No
Impact

be two-stories.  Therefore, the visual effect of the building massing will be reduced compared to surrounding 
development, since it will be located below-grade of the highway. Therefore, the project would not 
substantially degrade the existing visual character or quality of the site or 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 proposed project is a small scale addition to an existing commercially developed property 
and includes a restaurant, a few boutique shops, and residences.  This level of development would not result 
in substantial new light and glare.  The buildings would be designed in keeping with the existing design 
theme, which does not include significant external lighting fixtures.  Additionally, the existing topography of 
the site and proposed building foundations in the proposed building area is approximately 10 feet lower than 
the elevation of SR 46E, which will help to reduce light and glare that may result from this infill project.  The 
project will also need to comply with the Zoning Code light and glare standards, and will be required to have 
all external light fixtures downcast and shielded to reduce lighting onto adjacent properties and surrounding 
night sky.  Therefore, the proposed project would likely result in less than significant impacts due to new 
light sources.

II. AGRICULTURE AND FORESTRY 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. In determining whether impacts to forest 
resources, including timberland, are significant environmental effects, lead agencies may refer to information 
compiled by the California Department of Forestry and Fire Protection regarding the State’s inventory of forest 
land, including the forest and Range Assessment Project and the forest Legacy Assessment project; and forest 
carbon measurement methodology provided in Forest Protocols adopted by the California Air Resources Board.
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 (FMMP) of the 
California Resources Agency, to non-
agricultural use?

Discussion:  In accordance with the City’s General Plan, Open Space Element, the property does not contain 
“Important Farmland” soils, as defined by the FMMP of the California Resources Agency.  Therefore, the 
project could not impact this resource.

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

Discussion:  The property is not zoned for agricultural uses, nor is there agriculturally zoned property within 
the near vicinity.  The property is not under a Williamson Act contract.  The property has less than a 1/3 acre 
of active, “boutique”, vineyards located on it, however, this vineyard farming activity is not an agriculturally 
or economically significant resource, and is generally maintained for landscaping aesthetic purposes.  
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Potentially 
Significant 

Impact

Less Than
Significant with 

Mitigation 
Incorporated

Less Than
Significant 

Impact

No
Impact

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 51104(g))?

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

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: There are no forest land or timberland resources, as defined within the City of Paso Robles.  
Additionally, the site is an infill development property surrounded by non-agriculturally zoned properties.  
Therefore, the project could not result in or affect conversion of agricultural resources or forest land to urban 
uses.

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: 11)

Discussion: The proposed project does not conflict 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: a regional transit stop within 2 blocks from the project site (located at Cuesta College on 
Buena Vista Drive; pedestrian sidewalk along property frontage, bike lanes within half a block, bike racks 
onsite; and an electric vehicle charging station and Amtrak and multi-modal transportation station within 2 
miles. Additionally, the project will be conditioned to install a new southbound transit stop on Buena Vista 
Drive, just south of the intersection of Buena Vista Drive and Experimental Station Road.  It will also install 
new curb extensions at the intersection and a new crosswalk at the intersection to facilitate pedestrians that 
will be attracted to the site from surrounding hotels and residences.  The project includes a mix of land uses 
including mixed-use/live-work units, and a restaurant which will serve nearby residential development and 
adjacent hotels.  The mix of land uses will help reduce reliance on vehicle trips. Therefore, considering these 
measures, the project does not conflict with the APCD CAP.

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

Discussion:  In accordance with the SLO County APCD CEQA Air Quality Handbook (CEQA Handbook),
the proposed project is below the APCD adopted project size thresholds of significance for operational 
impacts that may result in a significant increase in ozone precursors and greenhouse gas (GHG) emissions.
Additionally, the site is below the thresholds of significance for construction-related impacts since the area of 
grading is less than four acres.  
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Since the site is located adjacent to residences (to the north), which are defined as sensitive receptors, the 
project would be subject diesel idling restrictions to limit construction-related emissions from diesel 
particulate matter from construction equipment.  The project would need to implement standard mitigation 
measures for construction equipment and fugitive dust mitigation measures (short list) identified in the CEQA 
Handbook.  Through implementation of the applicable measures listed (see Mitigation Measures Summary 
and Mitigation Monitoring Program, in Attachment 8), the project would not violate any air quality standards 
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 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: The northern area of San Luis Obispo County occasionally exceeds ozone levels (both federal 
and state standards).  However, as noted in III.b. above, the proposed project would not exceed adopted 
thresholds for criteria pollution.  Therefore, the project will not result in a cumulatively considerable increase 
in criteria pollutants, and impacts would be less than significant.

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

Discussion: Since the site is located adjacent to residences (to the north), which are defined as sensitive 
receptors, the project would be subject to diesel idling restrictions, to limit construction-related emissions 
from diesel particulate matter from construction equipment.  The project would need to implement standard 
mitigation measures for construction equipment and fugitive dust mitigation measures (short list) identified in 
the CEQA Handbook.  Through implementation of the applicable measures listed (see Mitigation Measures 
Summary and Mitigation Monitoring Program, in Attachment 8), the project would not expose sensitive 
receptors to substantial pollutant concentrations, and associated impacts would be less than significant.

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

Discussion: The proposed development is not anticipated to create significant objectionable odors, since 
intended uses includes homes, boutiques and a restaurant, which are not typically associated with 
objectionable odor emissions.

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 
Wildlife or U.S. Fish and Wildlife Service?

Discussion: A Biological Resources Assessment was prepared for this project by Kevin Merk Associates 
(July 2014, see Attachment 6).  The report evaluates site habitats, flora and fauna that exist on the site, and 
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how these resources may be affected by the proposed project.  The report also considers sensitive and 
protected resources within the region that may exist on or near the project site.  Field surveys of the site were 
conducted during April through May 2014. Excerpts from the Biological Resource Assessment are 
provided below.  

In summary, the report did not identify any sensitive or protected species on the site, however, since 
sensitive and/or protected species may occur in the vicinity, mitigation measures have been included to 
ensure their protection, and to reduce potential impacts to a less than significant level.  (See Attachment 8,
Mitigation Measures Summary)  Therefore, the project would not likely 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 
Wildlife or U.S. Fish and Wildlife Service.

“The field surveys were performed in order to map existing habitat types and identify any areas
potentially containing sensitive or special status biological resources that could be of concern to the
United States Fish and Wildlife Service (USFWS), the California Department of Fish and Wildlife 
(CDFW), the U.S. Army Corps of Engineers (Corps), and the Regional Water Quality Control Board
(RWQCB).  During each survey, all plants were identified to a sufficient level to determine rarity.”

  
The assessment of special status species occurrence on the site and identification of habitat that could 
potentially support these species was based on our field observations coupled with our knowledge of 
the particular species’ biology, background reports and findings from previous studies conducted in 
the area, and the California Natural Diversity Data Base (CNDDB) data.  Focused surveys for special 
status wildlife, such as San Joaquin kit fox require specific survey protocols with extensive field time 
to be conducted only at certain times of the year.  As stated above, we relied on existing information
and survey data coupled with knowledge of the area and past investigations to conclude whether or
not certain special status species could potentially occur onsite.  To support the special status species
determination, the USDA NRCS Web Soil Survey was reviewed to identify the soil mapping units 
present within the study area (U.S. Department of Agriculture 2013).   

In summary, four habitat types were observed within the study area, and include: 1) Annual  
Grassland; 2) Oak Woodland; 3) Vineyard; and 4) Developed. Given our knowledge of the area, and
review of CNDDB occurrence data for a five---mile radius around the property, several special status plant 
communities are known to occur within the general property area, and include: Coastal and Valley
Freshwater Marsh, Central Coast Arroyo Willow Riparian Forest and Scrub, Vernal Pool, and Native
Bunchgrass Grassland. No plant communities of special concern were observed on the project site, and
are not expected to occur or be affected by the project. The CNDDB contains a number of recorded
occurrences of special---status wildlife species in the area. Many species listed in Appendix A (of the 
report), however are not expected to occur onsite based on the lack of suitable habitat.  

Based on review of the concept plan and the Grading, Drainage and Erosion Control Plan the proposed
project will primarily be sited on existing developed parts of the property, including the vineyard area. 
The natural drainage feature onsite and to the north of the property will not be affected. While some 
annual grassland habitat will be impacted, the project has been designed to avoid impacts to onsite oak
trees.

The project was developed to set back from the drainage and no impacts to its bed or banks or
associated vegetation will occur. Protection measures, such as erosion and sediment control BMPs
will be utilized during construction to ensure indirect impacts do not affect the drainage feature.
  
Based on seasonally time botanical surveys, the site does not support special status plants. Given the
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site’s proximity to existing developed areas within the city limits and its separation from open space
areas by Highway 46, use of the site by special status wildlife other than nesting birds is unlikely.  Still
the project is within historic SJKF habitat and has the potential to support the American badger.  With 
the incorporation of (the above) mitigation measures, the project’s contribution towards the regional 
loss of wildlife habitat and other potential adverse effects to special status species and biological
resources is not considered to be a significant cumulative impact pursuant to the California 
Environmental Quality Act.” (KMA, 2014)   

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 Wildlife
or US Fish and Wildlife Service?

Discussion: There is no riparian habitat, nor are there other sensitive natural communities located on the 
site.  There are also no resources on the site that are referenced in applicable local or regional plans, such as 
the City General Plan, Conservation Element.  Per the Biological Resource Assessment:

“An unnamed drainage feature exists just north of the property boundary, and intersects the site’s  
northwestern corner. The drainage is part of an unnamed tributary to the Salinas River and is connected
via a culvert under Highway 46.  Flowing water is only present during winter months with normal or
above average rainfall.  The project is proposed to be developed at a distance set back from the drainage
and no impacts to its bed or banks, or associated vegetation will occur. Protection measures, such as
erosion and sediment control BMPs will be utilized during construction to ensure indirect impacts do not
affect the drainage feature.

No wetland vegetation was observed in the onsite portion of the drainage.  Because of the sensitivity of 
habitats associated with natural drainages, the introduction of sediments, fuels, oils, solvents, pesticides, 
fertilizers, and herbicides to the watercourse would be a potentially significant impact, especially 
considering the presence of special status species in the area. Ensuring sediment---laden runoff does not 
leave the site during construction, and that post construction runoff is consistent with preconstruction
conditions will be important to avoid potential impacts to water quality.  Low Impact Development 
principles should be utilized as feasible during the site specific planning for the project to avoid water
quality impacts to the drainage.” 

Therefore, the project will not result in 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 Wildlife or US Fish and Wildlife Service.

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 wetland resources on the site and there is 
no wetland vegetation in the drainage area onsite. Therefore, the project could not result in substantial 
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adverse effect on federally protected wetlands, as defined.

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

Discussion: Since the project is proposed to be set back from the drainage channel, it will not directly impact 
resident or migratory fish or wildlife species that inhabit the channel.  Intensified use of the site may result in 
increased noise or light from additional urban development, which may affect common wildlife that occupy 
the property, however, as noted above, there are no protected species on or near the site.  Potential impacts to 
wildlife in general, would likely be minimal since the site is surrounded by urban development on all sides.  
As noted, mitigation measures are incorporated for this project to reduce potential impacts on migration of 
San Joaquin Kit Fox that may occur in the vicinity.  Therefore, with mitigation measures incorporated for 
SJKF migration, potential impacts on movement or migration of fish or wildlife species would be less than 
significant.

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

Discussion: The City has an adopted Oak Tree Preservation Ordinance intended to preserve and protect 
native oak trees within the City.  The site has native blue oak trees located along the drainage area. Since the 
project is set back from the drainage way, the oak trees would not be disturbed or need to be removed to 
accommodate this development. Therefore, the project would not be in conflict with the City oak tree 
ordinance.  There are no other applicable policies or ordinances related to biological resources that would 
apply to this project.   

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 adopted habitat conservation plans that apply within the City.

V. CULTURAL RESOURCES: Would the project:

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

Discussion: There are no historic resources on or near this project site that could be impacted by the proposed 
project.

b. Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5?
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Discussion: This is an infill development site on previously disturbed property.  There are no known 
archaeological or paleontological resources located on the site.  Should any archaeological or paleontological 
resources be discovered during site grading, work shall be halted and appropriate qualified specialists shall be 
contacted to evaluate the resources and recommend further action.

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

Discussion: See Vd. Above.

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

Discussion: There are no known human remains or cemeteries located on the site.  Should any human 
remains be discovered during site grading, work shall be halted and the county coroner shall be contacted to 
evaluate the resources and recommend further action.

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.  

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 
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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 Safety Element and EIR, the project site is located in an area with soil 
conditions that have a low to moderate potential for liquefaction or other type of ground failure due to 
seismic events and soil conditions.  Therefore, impacts related to seismic-related ground failure are 
determined to be less than significant.

b. Landslides?

Discussion: Per the General Plan Safety Element and 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.  Therefore, impacts related to seismic-related ground failure are determined to be 
less than significant.

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

Discussion: The proposed project would develop less than 2 acres of previously disturbed land.  Low-
Impact Development features will be incorporated into the project design as well standard grading, 
drainage, and erosion control plans to reduce potential soil erosion to a less than significant level.

d. 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 VI a – d above. 

e. Be located on expansive soil, as defined 
in Table 18-1-B of the Uniform Building 
Code (1994), creating substantial risks to life 
or property?

Discussion:  This site is not located in an area with an unstable geologic unit that would be subject to
expansive soil that could create a substantial risk to life or property.

f. 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 
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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: The proposed project is below the APCD CEQA Handbook adopted threshold of significance.  
Therefore the project has been determined that it will not generate greenhouse gas emissions, either directly 
or indirectly, that may have a significant impact on the environment. 

b. Conflict with any applicable plan, policy, or 
regulation of an agency adopted for the 
purpose of reducing the emissions of 
greenhouse gasses?

Discussion: The proposed project is an infill development that will intensify use of an existing developed 
property.  It will also provide services (e.g. restaurant, shops) to surrounding development (e.g. residences 
and hotels) that will reduce the need to drive into town.  The project will also comply with the City’s Climate 
Action Plan (CAP) since, as a mixed-use project, it will help reduce mobile emissions. Therefore, the project 
is consistent with 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 mixed-use project will not emit hazardous materials, and will not impact schools 
since there are no schools within the vicinity.
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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.

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?

Discussion: (VIII e & f) The project site is not located within an airport safety zone.

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: see VIII e above.

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 Department, 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 Local Hazard Mitigation Plan, 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?
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Discussion: The Regional Water Quality Control Board adopted stormwater management requirements for 
development projects in the Central Coast region.  Upon the Board’s direction, the City has adopted a Storm 
Water Ordinance requiring all projects to implement low-impact development, best management practices to 
mitigate impacts to the quality of storm water run-off, and to limit the increase in the rate and volume of 
storm water run-off to the maximum extent practical. Implementation of these measures will reduce the 
potential to impact or violate water quality standards or exceed waste discharge requirements to a less than 
significant level.

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 the change in the land use designation and 
zoning from R1 to R2-MU, would be within the General Plan residential and commercial planned build-out 
projections.  

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.  

The City established a groundwater stewardship policy to not expand dependency on the Paso Robles 
Groundwater Basin (“the basin”) over historic use levels/pumping from the City’s peak year of 2007.  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.” 

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 two 
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additional residential units and commercial land uses, includes retail and restaurants, as well as other uses, 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 residential and commercial 
development has been accounted for in the overall water projections and demand for the City.  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.  

The applicant’s engineer provided an estimate for water demand for this project.  The estimate indicates that 
this project would require approximately 1,972 gallons of water per day, which is within the ability of the 
City’s water supplies to serve.  Therefore, the project would not substantially deplete groundwater supplies.

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 proposed project is designed above the existing drainage channel, and will not disturb or 
alter the natural drainage pattern of the drainage facility or site.  Hydromodification that may result from new 
impervious surfaces on the site will be addressed through implementation of low-impact storm water 
management techniques designed into the project site.  This will also reduce the potential for erosion and 
siltation from site drainage.  Therefore, the proposed project will not result in altering site drainage, 
substantial erosion or siltation. 

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.

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:  See IX c. above.

f. Otherwise substantially degrade water 
quality?

Discussion:  See IX c. above.
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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: In accordance with the City’s adopted Local Hazard Mitigation Plan, the project site is not 
within the FEMA 100-year flood hazard area.

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

Discussion:  See IX g. above.

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: As noted in IX g. above, the site is not within a flood hazard area.  There are also no levees 
within the Paso Robles area, or dams within 20 miles of the project site.  Therefore, the site, structures or 
people that may occupy this project would not be subject to risk due to failure of a levee or dam.

j. Inundation by mudflow?

Discussion:  In accordance with the City’s adopted Local Hazard Mitigation Plan, the site is not within an 
area subject to mudflow impacts.

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

Discussion: The project will incorporate all BMPs with the City’s Storm Water Management Plan, and will 
therefore not be in conflict with the City’s SWMP BMPs.

l. Substantially decrease or degrade watershed 
storage of runoff, wetlands, riparian areas, 
aquatic habitat, or associated buffer zones?

Discussion: The project is designed to be set back from the adjacent drainage way that flows to the Salinas 
River.  All water resulting from project-related hydromodification will be maintained on the project site in 
compliance with State and City requirements.  Therefore, the project will not substantially decrease or 
degrade watershed storage of runoff, wetlands, riparian areas, aquatic habitat, or associated buffer zones.

Agenda Item No. 3     Page 34 of 137



20

Potentially 
Significant 

Impact

Less Than
Significant with 

Mitigation 
Incorporated

Less Than
Significant 

Impact

No
Impact

X. LAND USE AND PLANNING: Would the project:

a. Physically divide an established community?

Discussion: The GPA and Rezone will add continuity to localized land use designations and zoning, by 
changing the land use designation and zoning from Single Family Residential (SFR) to Multi-Family Mixed-
Use (R2-MU), since the site is adjacent to multi-family zoned and designated property to the west and north.  
It will allow for additional commercial development that will serve nearby hotels, the project would support 
surrounding land uses with retail and restaurant opportunities, and would provide a better transition of land 
uses to surrounding areas.  Therefore, the project would not 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: The proposed legislative amendments and development project would provide internal 
consistency between plans and policies, and would not result in avoiding or mitigating an environmental 
effect.

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

Discussion: There are no habitat conservation plans that apply within the City of Paso Robles.

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 within the City of Paso Robles.

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)

Discussion: There are no known mineral resources within the City of Paso Robles.
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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:  In accordance with the General Plan Noise Element, conditionally acceptable CNEL noise 
exposure for residences is up to 70 Ldn or CNEL, dBA.  Residences within this CNEL would be required to 
apply (commonplace) construction features to reduce ambient noise levels to an acceptable range, up to a
maximum of 60 CNEL.  According to the project site plan and Table N-2 of the Noise Element, the proposed 
project would locate residences within future (year 2025) traffic noise levels of 65 CNEL.  (The setback for 
60 dB is 634 feet, 65 dB is 294 feet, and 70 dB is 137 feet from the centerline of SR 46E.  The residences 
would be approximately 220 feet from the centerline.)  Therefore, a noise assessment shall be required to 
determine the precise building plans and construction methods necessary to comply with the 60 CNEL noise 
limitations for residential development to mitigate potential noise impacts to a less than significant level.

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

Discussion: There are no significant groundborne vibration or noise level sources within the vicinity of the 
project site that could impact future residences.  Construction noise and vibration of the proposed project that 
may affect adjacent properties would be minimal since the site is setback approximately 220 feet from the 
nearest existing residence to the north, and noise would only occur during daytime hours of construction, and 
would cease upon completion of the project.  Therefore, groundborne vibration and noise would be less than 
significant.

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

Discussion: The proposed project (e.g. residential mixed-use) would not result in substantial permanent 
increase in ambient noise levels in the project vicinity due to the nature of the type of proposed development, 
which do not make significant noise.  Therefore, the project would not result in a substantial permanent 
increase in noise levels in the vicinity.

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

Discussion: As noted in XII b. above, the project would result in construction-related noise, which would not 
be significant since the construction site would be located at least 220 feet from the nearest structure on 
adjacent property, and construction would only occur during daytime hours.  The applicant would need to 
comply with noise standards in the zoning ordinance, and not create nuisance noise between 7:00 pm and 
7:00 am.

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 
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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 site is not located within an Airport Land Use Planning area.  Additionally, the 
project would be conditioned to record an avigation easement on the project so that the property owner would 
be on notice of potential airport related noise within the City.  Therefore, it would not be impacted by airport 
related noise, and noise impacts would be less than significant.

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: The proposed project includes a minimal number of new residential units (4 homes, including 1 
SFR, and 3 multi-family (1-bedroom) units).  Thus, the project could not induce substantial population 
growth.  Development of the property with residential development would be within the existing City General 
Plan build-out projections and estimated population growth.  The project will also not extend new 
infrastructure to serve it since it has adequate road access and utilities that already serve it.

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

Discussion: There are no existing homes located on the project site, therefore, no homes would be displaced 
by the proposed project.

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

Discussion: There are no existing homes located on the project site, therefore, no people would be displaced 
by the proposed project.

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)

Discussion:

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

c. Schools?

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.

d. Parks?

Discussion:

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

Discussion:

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 mixed-use development project will not encourage new significant 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?

Discussion: see XV a. above.

XVI. TRANSPORTATION/TRAFFIC: Would the project:

a. Conflict with an applicable plan, ordinance 
or policy establishing measures of 
effectiveness for the performance of the 
circulation system, taking into account all 
modes of transportation including mass 
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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: The Circulation Element (CE) of the General Plan, Table CE-1, provides projections of xisting 
and future (2025) roadway segment capacity utilization of various roads in the City.  Table CE-1 indicates 
that the existing capacity utilization of SR 46E (between Highway 101 and Union Road, which includes 
Buena Vista Drive) is at 59%.  Future capacity utilization is expected to be 109% in 2025.  The City has 
adopted a Parallel Route Study as well as the 2011 CE, which includes numerous roadway improvements to 
mitigate traffic impacts, to be funded (in part), through payment of Transportation Impact Fees.  

A project Trip Generation Study, prepared by OEG Transportation Engineers, indicates that the project would 
result in in an increase in approximately 322 average daily trips (ADT), and approximately 25 peak hours 
trips (See Attachment 7, Trip Generation Study).  This traffic increase can be adequately mitigated through 
payment of Transportation Impact Fees, which will contribute to improvements in the vicinity in accordance 
with the Circulation Element.  Therefore, the project would not conflict with adopted transportation policies 
for mitigating traffic.

The project would be consistent with the General Plan Circulation Element, Bike Master Plan and City Street 
Standards, by existing improved access on Buena Vista Drive.  The site is within ½ block to the nearest bike 
lane (at the intersection of Buena Vista Drive and Experimental Station Road), and within 2 blocks to the 
nearest transit stop (in front of Cuesta College on Buena Vista Drive).  Additionally, the project will be 
conditioned to install a new southbound transit stop on Buena Vista Drive, just south of the intersection of 
Buena Vista Drive and Experimental Station Road. It will also be required to install new curb extensions at 
the intersection and a new crosswalk to facilitate pedestrians that will be attracted to the site from surrounding 
hotels and residents.  The project will include a bike rack and motorcycle parking spaces in compliance with 
the City Zoning Ordinance, Off-Street Parking standards.  

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

Discussion: As noted above in XVI a., the project will include access to alternative transportation measures 
and this is a mixed use project that will include residential and commercial development, which would 
encourage a reduction in vehicle trips.  The commercial uses, such as the restaurant will also serve the needs 
of existing surrounding residential and hotel development which will reduce their reliance on vehicles for 
dining.  These measures will support consistency with applicable congestion management plans and 
programs.

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 proposed project is not located within an airport area, and therefore could not result in 
impacting traffic patterns, safety hazards, etc.

Agenda Item No. 3     Page 39 of 137



25

Potentially 
Significant 

Impact

Less Than
Significant with 

Mitigation 
Incorporated

Less Than
Significant 

Impact

No
Impact

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

Discussion: The proposed project scope does not include road improvements that would result in hazardous 
design features.  Road improvements (e.g. curb extensions and crosswalk) are intended to make it safer for 
pedestrians, and to slow down traffic to increase safety in the vicinity. 

e. Result in inadequate emergency access?

Discussion: The project will not affect emergency access on the adjacent street and highway networks, and 
will install emergency service access and turnarounds on site, in compliance with required fire safety codes.

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: See XVI a & b.

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 
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 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 
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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. 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, therefore it can 
be determined that the WWTP plant has adequate remaining capacity of 2 MGD to serve this project.

f. Be served by a landfill with sufficient 
permitted capacity to accommodate the 
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. 

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 
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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.

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 in the Biological Resources section of this Initial Study, there are no sensitive or 
protected  plant or animal species located on the project site.  This infill project is proposed on property that 
has previously been disturbed with existing driveways, parking spaces and planted vineyard.  Additionally, 
the development footprint will not encroach within the drainage channel area or oak trees.  Therefore, this 
project could not 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. 

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, potential impacts identified related to air quality, biological resources, and 
noise impacts are not cumulatively considerable.  With mitigation measures applied to this project it will not 
result in impacts that are individually limited or cumulatively considerable.
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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 that may have been used 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 2005 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 Bike Master Plan, 2009 City of Paso Robles Community 
Development Department 

1000 Spring Street
Paso Robles, CA 93446
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Attachments

1 – General Plan Amendment Map
2 – Zoning Map Amendment 
3 – Borkey Area Specific Plan Amendment
4 – Site Plan
5 – Elevations
6 – Biological Resources Assessment
7 – Trip Generation Study
8 – Mitigation Measures Summary

Agenda Item No. 3     Page 45 of 137



Exhibit A: General Plan Land Use Plan Amendment 

General Plan Amendment 14-002
Existing: RSF-1 
Amended: RMF-8-MU

Residential Multi-Family Low Density 
(RMF-8) with Mixed Use Overlay (MU)
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Exhibit A: Zoning Map Amendment

Zoning Map Amendment 14-001
Existing: R1-B4
Amended: R2-MU

Residential Multi-Family (R-2) with Mixed 
Use Overlay (MU)
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RRESOLUTION NO: 
 

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

APPROVE A MITIGATED NEGATIVE DECLARATION FOR  
GENERAL PLAN AMENDMENT 14-002, REZONE 14-001,  

SPECIFIC PLAN AMENDMENT 14-002, PLANNED DEVELOPMENT 14-003  
AND CONDITIONAL USE PEMRIT 14-006  

SAN ANTONIO WINERY, INC. 
 APN: 025-391-075 
 
WHEREAS, an application has been filed by Kirk Consulting, on behalf of San Antonio Winery, Inc., 
requesting consideration of the following entitlements: 
 

General Plan Amendment 14-002 - Land Use Element of the General Plan to modify the 
existing RSF-1 land use designation to Residential Multi-Family Low Density (RMF-8) with a 
Mixed Use Overlay (MU) (e.g. RMF-8-MU); and 

 
Rezone 14-001 – Zoning Map amendment to modify the R1-B4 zoning to Residential Multi-
Family (R2) with a Mixed Use Overlay (MU) (e.g. R2-MU); and 

 
Specific Plan Amendment 14-002 – An amendment to the Borkey Area Specific Plan, Subarea 
D, to modify the list of land uses conditionally permitted to allow multi-family residential units 
and mixed use development (e.g. 4 residential units, commercial retail, restaurants, and wine 
tasting); and 
 
Planned Development 14-003 – a request develop approximately 12,000 sf of new 
development, including a restaurant, 3 boutique retail spaces, and 4 residential units; and 
 
Conditional Use Permit 14-006 – a request to expand the list of conditionally permitted uses for 
this property. 

 
 
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 April 17, 2015 and concluding May 16, 
2015.  The Draft MND/Initial Study dated April 17, 2015 is incorporated by reference into this 
Resolution, and is on file at the Paso Robles Community Development Department and available on 
line at http://www.prcity.com/government/departments/commdev/ ; and 
 
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 

Attachment 6 
Resolution for MND
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to address potential environmental effects from: air quality; biological resources; and noise.  With the 
implementation of this mitigation, all potential environmental effects will be reduced to a less than 
significant level.  The Mitigation Monitoring and Reporting Program in Exhibit A to this Resolution, 
are hereby incorporated herein by reference; and 
 
WWHEREAS, 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 A 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, a public hearing was conducted by the Planning Commission on April 28, 2015 to consider 
the Initial Study and the draft MND prepared for the proposed project, and to accept public testimony 
on the proposed entitlements and environmental determination; and  
 
WHEREAS, based on the information and analysis contained in the Initial Study prepared for this 
project and testimony received as a result of the public notice, the Planning Commission finds that 
there is no substantial evidence 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 Planning Commission 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 Planning Commission.  
 
NOW, THEREFORE, BE IT RESOLVED, as follows: 
 
Section 1.  The recitals above are true and correct and incorporated herein in this Resolution. 
 
Section 2.  The Planning Commission of the City of El Paso de Robles, based on its independent 
judgment and analysis, adopts the Mitigated Negative Declaration for the Buena Vista Village at San 
Antonio Winery, recommends the City Council adopt the Mitigation Monitoring and Reporting 
Program attached hereto as Exhibit A, and imposes each mitigation measure as a condition of 
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approval, in accordance with the Statutes and Guidelines of the California Environmental Quality Act 
(CEQA) and the City’s Procedures for Implementing CEQA. 
  
PASSED AND ADOPTED THIS 28th day of April, 2015, by the following roll call vote: 
 
AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
 
 
              
      VINCE VANDERLIP, CHAIRMAN 
ATTEST: 
 
 
 
____________________________________________________________ 
WARREN FRACE, SECRETARY OF THE PLANNING COMMISSION 
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 RRESOLUTION NO.  
 

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

THE CITY COUNCIL APPROVE GENERAL PLAN AMENDMENT 14-002 
2610 BUENA VISTA DRIVE, SAN ANTONIO WINERY, INC. 

APN 025-391-075 
 

 
WHEREAS, an application has been filed by Kirk Consulting, on behalf of San Antonio Winery, Inc., 
requesting consideration of General Plan Amendment 14-002 - Land Use Element of the General Plan 
to modify the existing RSF-1 land use designation to Residential Multi-Family Low Density (RMF-8) 
with a Mixed Use Overlay (MU) (e.g. RMF-8-MU); and 

 
WHEREAS, the property is located at 2610 Buena Vista Drive, APN 025-391-075, as shown in 
Exhibit A; and 
  
WHEREAS, pursuant to the California Environmental Quality Act (CEQA), a Mitigated Negative 
Declaration was prepared to describe the effects of the General Plan Amendment; and 
 
WHEREAS, at its meeting of April 28, 2015, the Planning Commission conducted a public hearing on 
the Project, and made the following findings: 
 
 a. General Plan Amendment 14-002 will be consistent with the Land Use Element of the General 

Plan, and will specifically support the intent of LU-1, by providing opportunities to live, work 
and play, by encouraging mixed-use development; 

 
 b. General Plan Amendment 14-002 will provide an appropriate transition of land uses between 

surrounding multi-family development and visitor-serving, non-residential development; 
c. Considered the facts and analysis, as presented in the staff report prepared for this amendment;  
 
d. Conducted a public hearing to obtain public testimony on this amendment, and based on its 

independent judgment, found that there was no substantial evidence that this amendment 
would have significant adverse effect on the environment, and recommended approval of a 
Mitigated Negative Declaration for this General Plan Amendment, in accordance with the 
California Environmental Quality Act; 

 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de 
Robles, California, finds that the amendment to the General Plan Land Use Element Map is compatible 
with the surrounding land uses in the vicinity, and does hereby recommend approval of General Plan 
Amendment 14-002, as shown in Exhibit A to the City Council  
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PPASSED AND ADOPTED by the Planning Commission of the City of Paso Robles this 28th day of 
April 2015 by the following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  
 ____________________________________  
 Vince Vanderlip, Chairman    

 
ATTEST: 
 
____________________________________ 
Warren Frace, Planning Commission Secretary 
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Exhibit A: General Plan Land Use Plan Amendment 

General Plan Amendment 14-002
Existing: RSF-1 
Amended: RMF-8-MU

Residential Multi-Family Low Density 
(RMF-8) with Mixed Use Overlay (MU)
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RRESOLUTION NO.  
 

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

THE CITY COUNCIL ADOPT AN ORDINANCE  
AMENDING THE CITY ZONING MAP AND BORKEY AREA SPECIFIC PLAN 

2610 BUENA VISTA DRIVE, SAN ANTONIO WINERY, INC. 
APN 025-391-075 

 
WHEREAS, an application has been filed by Kirk Consulting, on behalf of San Antonio Winery, 
Inc., requesting consideration of the following entitlements: 
 

Rezone 14-001 – Zoning Map amendment to modify the R1-B4 zoning to Residential 
Multi-Family (R2) with a Mixed Use Overlay (MU) (e.g. R2-MU); and 

 
Specific Plan Amendment 14-002 – An amendment to the Borkey Area Specific Plan, 
Subarea D, to modify the list of land uses conditionally permitted to allow multi-family 
residential units and mixed use development (e.g. 4 residential units, commercial retail, 
restaurants, and wine tasting); and 
 

WHEREAS, the property is located at 2610 Buena Vista Drive, APN 025-391-075, as shown in 
Exhibit A; and 
 
WHEREAS, the rezone is necessary to provide zoning map consistency between the City General 
Plan proposed land use designation of Residential Multi-Family-8-Mixed-Use (RMF-8-MU) and 
zoning map amendment to modify the R1-B4 zoning to Residential Multi-Family (R2) with a 
Mixed Use Overlay (R2-MU), as shown in Exhibit A; and 
 
WHEREAS, the site is located with Subarea D of the Borkey Area Specific Plan; and  
 
WHEREAS, the specific plan amendment is necessary to revise the plan to reflect the change in 
the list of conditionally permitted land uses in Subarea D for this property, as shown in Exhibit B; 
and 
 
WHEREAS, a public hearing was conducted by the Planning Commission on April 28, 2015, to 
consider facts as presented in the staff report prepared for this project, and to accept public testimony 
regarding this proposed environmental determination; and  
 
WHEREAS, pursuant to the California Environmental Quality Act (CEQA), a Mitigated Negative 
Declaration was prepared to describe the effects of the general plan amendment; and 
 
WHEREAS, at a meeting held on April 28, 2015, the Planning Commission took the following 
actions regarding this ordinance: 
 

Attachment 8 
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a. Considered the facts and analysis, as presented in the staff report prepared for this 
project; 

 
b. Held a public hearing to obtain public testimony on the proposed ordinance, 

including the proposed Rezone 14-001 and Borkey Area Specific Plan Amendment 
14-002; 

 
c. Recommended that the City Council adopt the proposed ordinance. 

 
NNOW, THEREFORE,  BE IT RESOLVED, that the Planning Commission of the City of El Paso 
de Robles recommends that the City Council of the City of El Paso de Robles does hereby ordain 
as follows: 
 

SECTION 1: 
 
Section 21.12.020 of the Municipal Code (Zoning Map) is hereby amended as shown on 
the attached Exhibit A. 
 
SECTION 2: 
 
Borkey Areas Specific Plan, Section III, Page 19 (Subarea D) is hereby amended, as shown 
on the attached Exhibit B. 

 
PASSED AND ADOPTED by the Planning Commission of the City of Paso Robles this 28th day of 
April 2015 by the following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  
 ____________________________________  
 Vince Vanderlip, Chairman    

 
ATTEST: 
 
____________________________________ 
Warren Frace, Planning Commission Secretary 
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Exhibit A: Zoning Map Amendment

Zoning Map Amendment 14-001
Existing: R1-B4
Amended: R2-MU

Residential Multi-Family (R-2) with Mixed 
Use Overlay (MU)
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Exhibit B

Borkey Area Specific Plan Amendment
SPA 14-002 

Page III-19 

Existing Text - Subarea D

D-2 The existing commercial business located at the northwest corner of Buena Vista Drive and State 
Highway 46 (Martin Brothers Winery tasting room) shall be permitted to remain in place in this 
subarea, and shall be regarded as a legal use; expansion of the existing uses on the current parcel, 
however, may be permitted only under a revision to the Conditional Use Permit currently 
applicable to the site.  

Proposed Text - Subarea D

D-2 The existing commercial business located at the northwest corner of Buena Vista Drive and State 
Highway 46 (Martin Brother Winery e.g. wine tasting room) shall be permitted to remain in place 
in this subarea, and shall be regarded as a legal use; expansion of the existing uses on the current 
parcel, however, may be permitted only under a revision to the Conditional Use Permit currently 
applicable to the site.  Additional small-scale commercial uses (e.g. restaurant, retail, artisians, 
and support uses) and four residences (e.g. one 2-bedroom home and three attached 1-bedroom 
units above commercial spaces) may also be permitted with approval of an amendment to the 
applicable Conditional Use Permit.
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RRESOLUTION NO. 
 

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

RECOMMEND THE CITY COUNCIL APPROVE 
PLANNED DEVELOPMENT 14-003 AND CONDITIONAL USE PERMIT 14-006 

2610 BUENA VISTA DRIVE, SAN ANTONIO WINERY, INC. 
APN 025-391-075 

 
WHEREAS, an application has been filed by Kirk Consulting, on behalf of San Antonio 
Winery, Inc., requesting consideration of the following entitlements: 
 

General Plan Amendment 14-002 - Land Use Element of the General Plan to modify 
the existing RSF-1 land use designation to Residential Multi-Family Low Density 
(RMF-8) with a Mixed-Use Overlay (MU) (e.g. RMF-8-MU); and 

 
Rezone 14-001 – Zoning Map amendment to modify the R1-B4 zoning to Residential 
Multi-Family (R2) with a Mixed-Use Overlay (MU) (e.g. R2-MU); and 

 
Specific Plan Amendment 14-002 – An amendment to the Borkey Area Specific Plan, 
Subarea D, to modify the list of land uses conditionally permitted to allow multi-family 
residential units and mixed use development (e.g. 4 residential units, commercial retail, 
restaurants, and wine tasting); and 
 
Planned Development 14-003 – a request develop approximately 12,000 sf of new 
development, including a restaurant, 3 boutique retail spaces, and 4 residential units; 
and 
 
Conditional Use Permit 14-006 – a request to expand the list of conditionally permitted 
uses for this property. 

 
WHEREAS, Section 21.20.130 of the Zoning Code allows architectural roof and tower 
features of buildings to be permitted in excess of height limits, subject to review by the 
Development Review Committee (in this case the Planning Commission concurrent with the 
PD 14-003); and 
 
WHEREAS, a public hearing was conducted by the Planning Commission on April 28, 2015, to 
consider facts as presented in the staff report prepared for this project, and to accept public 
testimony regarding this proposed development plan; and  
 
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 April 17, 2015 

Attachment 9 
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and concluding May 16, 2015.  The Draft MND/Initial Study dated April 17, 2015 is 
incorporated by reference into this Resolution; and 
  
WHEREAS, based upon facts and analysis presented in the staff report and the attachments 
thereto, the public testimony received, and subject to the Conditions of Approval listed 
below, the Planning Commission makes the following findings: 
 

1. The project is consistent with the adopted codes, policies, standards and plans of 
the City, specifically the City’s General Plan, Land Use Element LU-1 since the 
project would support mixed land uses, and encourage visitor-serving land uses, 
and due to the high quality of the site plan, landscaping plan and the authentic 
Mediterranean architectural design theme (similar to existing architecture on the 
site and in the nearby vicinity) the proposed building would provide an attractive 
entrance to the City; and 

 
2. The proposed development plan will not be detrimental to the health, safety, 

morals, comfort, convenience and general welfare of the residents and/or 
businesses in the surrounding area, or be injurious or detrimental to property and 
improvements in the neighborhood or to the general welfare of the City, since it 
would provide a well-designed site and architecture; and 

 
3. The proposed development plan accommodates the aesthetic quality of the City 

as a whole, especially where development will be visible from the gateways to the 
City, scenic corridors; entrances, and the public right-of-way as viewed from 
State Route 46 East and Buena Vista Drive; and 

 
4. The proposed development plan is compatible with, and is not detrimental to, 

surrounding land uses and improvements, provides an appropriate visual 
appearance consistent with design themes of surrounding development, and 
contributes to the mitigation of any environmental and social impacts by not 
impacting biological resources on the site, by incorporating site-specific 
mitigation measures, and by providing mixed-use development which will 
benefit surrounding development and community as a whole; and 

 
5. The proposed development plan is compatible with existing scenic and 

environmental resources such as hillsides, oak trees, vistas, etc. since the project 
incorporates natural features into the site design and does not propose to remove 
or impact oak trees or the drainage swale on the site; and 

 
6. The proposed development plan contributes to the orderly development of the 

City as a whole, since it will improve the transition of land uses in the vicinity 
from multi-family residential to non-residential, visitor-serving land uses; and 
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7. The proposed development plan as conditioned would meet the intent of the 
General Plan and Zoning Ordinance by providing the opportunity for well -
designed attractive development visible to a major entrance area to the City; and 

 
8. Allowing for the 42 foot tall tower element would enhance the architectural 

appearance of the restaurant building, and therefore would help promote 
architectural and design excellence, consistent with General Plan Policy LU-2B, 
Visual Identity.  

 
NNOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El 
Paso de Robles does hereby recommend that the City Council approve Planned Development 
14-003 and Conditional Use Permit 14-006, subject to the following condition: 
 
STANDARD CONDITIONS: 
 

1. The applicant/developer shall comply with those standard conditions which are 
indicated as applicable in "Exhibit A" to this resolution.  

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

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

 
      EXHIBIT  DESCRIPTION 
 
 A  Standard Conditions 
 B  Site Plan / Landscape Plan 
 C   Prelim. Grading and Drainage Plan 
 D  Winery/Café Floor Plan 
 E  Winery/Café West Elevation 
 F  Winery/Café South-East Elevation 
 G  Residential/Retail Building Front Elevation 
 

3. PD 14-003 & CUP 14-006 allows for the expansion of the existing use of the property 
(e.g. wine tasting room), and add approximately 12,000 sf of new development, 
including a restaurant, 3 boutique retail spaces, and 4 residential units, as shown in 
Exhibits B-G above. The approval of PD 14-003 allows for the construction of the 42-
foot tall tower. 

 
4. Prior to the issuance of a building permit the following final details shall be 

submitted for Planning Division Staff review: 
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a.  Final site plan and architectural elevations; 
b.  Exterior light fixtures; 
c. Final colors/materials; 
d.  Detailed landscape plan including transformer, backflow and other 

equipment screening; Note: Landscape plan is subject to the 
requirements within the LS Ordinance; 

f.  Fencing Plan. 
 

5. Prior to occupancy, the applicant shall place a cross-walk across the north leg of the 
Buena Vista Drive – Experimental Station Road intersection and construct curb 
extensions and ADA ramps to accept the new cross-walk in accordance with plans 
approved by the City Engineer. 

 
6. Prior to occupancy, the applicant shall place a bus stop on Buena Vista Drive, south of 

Experimental Station Road, including sidewalk extension, red curbs, canopy and 
signs. 

 
7. Prior to occupancy, the existing well must be abandoned in accordance with County 

Health Department Standards, and the property must be provided with municipal 
water service. 
 

8. The project shall incorporate 61 automobile parking spaces and 3 motorcycle parking 
spaces on the project site, and a bike rack with at least 4 bike spaces to be located near 
the entrances to the restaurant and shops. 
 

9. Prior to occupancy, the applicant shall dedicate the westerly 60 feet of the property 
to the City for open space to allow for the potential of trail construction.  
 

10. The project shall comply with and incorporate all mitigation measures as provided in 
the associated Mitigation Monitoring and Reporting Program of the Mitigated 
Negative Declaration adopted by City Council. 
 

11. The applicant shall remove all existing business banner signs prior to occupancy.  The 
applicant shall apply for a Master Sign Program for all businesses on the site to ensure 
that they are architecturally compatible with the building design theme. 
 

12. If any residences are to be used as vacation rentals in any capacity (e.g. not used as a 
permanent residence), the property owner shall obtain a business license and comply 
with all applicable transient occupancy regulations. 

 
MMitigation Measures - Conditions of Approval: 
 
13. Biological Resources: 

Habitat subject to permanent and temporary construction disturbances and other 
types of ongoing project-related disturbance activities should be minimized by 
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adhering to the following activities. Project designs should limit or cluster permanent 
project features to the smallest area possible while still permitting achievement of 
project goals. To minimize temporary disturbances, all project-related vehicle traffic 
should be restricted to established roads, construction areas, and other designated 
areas. These areas should also be included in preconstruction surveys and, to the 
extent possible, should be established in locations disturbed by previous activities to 
prevent further impacts. 

 
a. Project-related vehicles should observe a daytime speed limit of 20-mph 

throughout the site in all project areas, except on county roads and State and 
Federal highways; this is particularly important at night when kit foxes are most 
active. Night-time construction should be minimized to the extent possible. 
However if it does occur, then the speed limit should be reduced to 10-mph. Off-
road traffic outside of designated project areas should be prohibited. 

 
b. To prevent inadvertent entrapment of kit foxes or other animals during the 

construction phase of a project, all excavated, steep-walled holes or trenches 
more than 2-feet deep should be covered at the close of each working day by 
plywood or similar materials. If the trenches cannot be closed, one or more 
escape ramps constructed of earthen-fill or wooden planks shall be installed. 
Before such holes or trenches are filled, they should be thoroughly inspected for 
trapped animals. If at any time a trapped or injured kit fox is discovered, the 
Service and the California Department of Fish and Game (CDFG) shall be 
contacted as noted under measure 13 referenced below. 

 
c. Kit foxes are attracted to den-like structures such as pipes and may enter stored 

pipes and become trapped or injured. All construction pipes, culverts, or similar 
structures with a diameter of 4-inches or greater that are stored at a construction 
site for one or more overnight periods should be thoroughly inspected for kit 
foxes before the pipe is subsequently buried, capped, or otherwise used or moved 
in any way. If a kit fox is discovered inside a pipe, that section of pipe should not 
be moved until the Service has been consulted. If necessary, and under the direct 
supervision of the biologist, the pipe may be moved only once to remove it from 
the path of construction activity, until the fox has escaped. 

 
d. All food-related trash items such as wrappers, cans, bottles, and food scraps 

should be disposed of in securely closed containers and removed at least once a 
week from a construction or project site. 

 
e.  No firearms shall be allowed on the project site. 
 
f.  No pets, such as dogs or cats, should be permitted on the project site to prevent 

harassment, mortality of kit foxes, or destruction of dens. 
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g. Use of rodenticides and herbicides in project areas should be restricted. This is 
necessary to prevent primary or secondary poisoning of kit foxes and the 
depletion of prey populations on which they depend. All uses of such compounds 
should observe label and other restrictions mandated by the U.S. Environmental 
Protection Agency, California Department of Food and Agriculture, and other 
State and Federal legislation, as well as additional project-related restrictions 
deemed necessary by the Service. If rodent control must be conducted, zinc 
phosphide should be used because of a proven lower risk to kit fox. 

 
h. A representative shall be appointed by the project proponent who will be the 

contact source for any employee or contractor who might inadvertently kill or 
injure a kit fox or who finds a dead, injured or entrapped kit fox. The 
representative will be identified during the employee education program and 
their name and telephone number shall be provided to the Service. 

 
i. An employee education program should be conducted for any project that has 

anticipated impacts to kit fox or other endangered species. The program should 
consist of a brief presentation by persons knowledgeable in kit fox biology and 
legislative protection to explain endangered species concerns to contractors, their 
employees, and military and/or agency personnel involved in the project. The 
program should include the following: A description of the San Joaquin kit fox 
and its habitat needs; a report of the occurrence of kit fox in the project area; an 
explanation of the status of the species and its protection under the Endangered 
Species Act; and a list of measures being taken to reduce impacts to the species 
during project construction and implementation. A fact sheet conveying this 
information should be prepared for distribution to the previously referenced 
people and anyone else who may enter the project site. 

 
j. Upon completion of the project, all areas subject to temporary ground 

disturbances, including storage and staging areas, temporary roads, pipeline 
corridors, etc. should be re-contoured if necessary, and revegetated to promote 
restoration of the area to preproject conditions. An area subject to "temporary" 
disturbance means any area that is disturbed during the project, but after project 
completion will not be subject to further disturbance and has the potential to be 
revegetated. Appropriate methods and plant species used to revegetate such areas 
should be determined on a site-specific basis in consultation with the Service, 
California Department of Fish and Game (CDFG), and revegetation experts. 

 
k. In the case of trapped animals, escape ramps or structures should be installed 

immediately to allow the animal(s) to escape, or the Service should be contacted 
for guidance. 

 
l. Any contractor, employee, or military or agency personnel who are responsible 

for inadvertently killing or injuring a San Joaquin kit fox shall immediately report 
the incident to their representative. This representative shall contact the CDFG 
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immediately in the case of a dead, injured or entrapped kit fox. The CDFG 
contact for immediate assistance is State Dispatch at (916)445-0045. They will 
contact the local warden or Mr. Paul Hoffman, the wildlife biologist, at (530)934-
9309. The Service should be contacted at the numbers below. 

 
m. The Sacramento Fish and Wildlife Office and CDFG shall be notified in writing 

within three working days of the accidental death or injury to a San Joaquin kit 
fox during project related activities. Notification must include the date, time, and 
location of the incident or of the finding of a dead or injured animal and any 
other pertinent information. The Service contact is the Chief of the Division of 
Endangered Species, at the addresses and telephone numbers below. The CDFG 
contact is Mr. Paul Hoffman at 1701 Nimbus Road, Suite A, Rancho Cordova, 
California 95670, (530) 934-9309. 

 
n. New sightings of kit fox shall be reported to the California Natural Diversity 

Database (CNDDB). A copy of the reporting form and a topographic map clearly 
marked with the location of where the kit fox was observed should also be 
provided to the Service at the address below. 

 
14. Biological Resources: 

The applicant shall complete the SJKF Habitat Evaluation Form and consult with 
the City and CDFW to determine if payment of an in-lieu fee to an approved 
mitigation bank is necessary. 

 
15. Air Quality: 

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.  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.  This mitigation measure shall be 
shown on grading and building plans. 

 
e. 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. 
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16. Air Quality: 
 a. Maintain all construction equipment in proper tune according to manufacturer’s 

specifications; 
 
 b. Fuel all off-road and portable diesel powered equipment with CARB-certified 

motor vehicle diesel fuel (non-taxed version suitable for use off-road); 
 
 c. Use diesel construction equipment meeting CARB's Tier 2 certified engines or 

cleaner off-road heavy-duty diesel engines, and comply with the State off-Road 
Regulation (CCR Title 13, Article 4.8, Chapter 9, Section 2449); 

 
 d. Use on-road heavy-duty trucks that meet the CARB’s 2007 or cleaner 

certification standard for on-road heavy-duty diesel engines, and comply with 
the State On-Road Regulation (CCR Title 13, Article 4.8, Chapter 9, Section 
2449); 

 
 e. Construction or trucking companies with fleets that that do not have engines in 

their fleet that meet the engine standards identified in the above two measures 
(e.g. captive or NOx exempt area fleets) may be eligible by proving alternative 
compliance; 

 
 f. All on and off-road diesel equipment shall not idle for more than 5 minutes. Signs 

shall be posted in the designated queuing areas and or job sites to remind drivers 
and operators of the 5 minute idling limit; 

 
 g. Diesel idling within 1,000 feet of sensitive receptors is not permitted; 
 
 h. Staging and queuing areas shall not be located within 1,000 feet of sensitive 

receptors; 
 
 i. Electrify equipment when feasible; 
 
 j. Substitute gasoline-powered in place of diesel-powered equipment, where 

feasible;  
 
 k. Use alternatively fueled construction equipment on-site where feasible, such as 

compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel. 
 
 l. To the extent practical, reuse and recycle construction waste (including, but not 

limited to, soil, vegetation, concrete, lumber, metal, and cardboard. 
 
 m. If site preparation and grading activities are to occur during the same calendar 

quarter, a minimum of ten percent of diesel-powered heavy-duty (i.e., 50 hp or 
greater) offroad equipment shall meet CARB's Tier 3, or cleaner, certified engine 
standards. 
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17. Noise Impacts: 

Building design and construction methods for residences shall ensure noise level for 
residential building interiors shall not exceed CNEL.  Documentation (Noise 
Assessment) of noise levels shall be prepared by an acoustical engineer. 

  
PASSED AND ADOPTED THIS 28th day of April 2015 by the following roll call vote: 
 
AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
 
 

VINCE VANDERLIP, CHAIRMAN  
ATTEST: 
 
 
_____________________________________________________ 
WARREN FRACE, PLANNING COMMISSION SECRETARY 
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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: April 28, 2015

Applicant: San Antonio Winery Location: Hwy 46 E & Buena Vista Dr.

APN:025-391-075

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 April 28, 2017 ___ 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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2
(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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 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. 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.

 16. 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.

  17. 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.

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

19. 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.

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

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

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

materials, colors, and architectural treatments;
   d. Other: ______________

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:

  ________________________________________________________

  ________________________________________________________________.

******************************************************************************
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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 
Standards and Specifications.
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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:

  Buena Vista Dr.          
  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 
shoulder adequate to provide for two-way traffic.

 6. If the existing pavement and structural section of the City street adjacent to the 
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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
_________________ 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 
gypsum board, etc.) and removed from the project in accordance with the City's 
Source Reduction and Recycling Element.
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 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.
Knox box key entry box or system.
Fire department connection to fire sprinkler system.
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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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