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TO: Planning Commission

FROM: Warren Frace, Community Development Director

SUBJECT: Planned Development (PD 15-002), Conditional Use Permit (15-004)  
The Oaks at Paso Robles - Assisted Living Facility, APN 009-815-007 
Applicant – BA Hoffman Holdings, LLC

DATE: September 8, 2015

NEEDS: For the Planning Commission to consider a request for a Development Plan (PD) and 
Conditional Use Permit (CUP) to establish a 101 resident assisted living and memory 
care facility.

FACTS: 1. The applicant proposes to construct a 3-story, 68,000 sf assisted living project, which 
would include 73 assisted living and 24 memory care units, and ancillary support 
uses.  The assisted living units include studios, 1-bedroom and 2-bedroom units, with 
private bathrooms and kitchenettes.  The maximum population would be 101 
residents.  

2. The project site is located at the southeast corner of South River Road and Serenade 
Drive. See Attachment 1, Vicinity Map. 

3. The property is designated in the General Plan Land Use Element as Residential 
Multi-Family (RMF-20), and it is zoned Residential Multi-Family with a Planned 
Development Overlay (R4-PD).  Assisted living developments are conditionally 
permitted land uses in the R4-PD zone. 

4. The project is designed as a single building, internally divided between the general 
assisted care units (within the 3-story portion of the building) and the memory care 
units located toward the south end of the project.  The maximum building height is 
proposed to be 39.4 feet from finished floor to top of roof.  Taking the foundation 
wall into consideration, the average building height (42.4 feet) would exceed the R-4 
building height standard of 40 feet.  The applicant is requesting flexibility in applying 
the height standards, as provided in the Planned Development Overlay (Section 
21.16A.010). 

5. An access driveway is proposed on the interior side of the site, with ingress/egress on 
Serenade Drive and South River Road. The building footprint meets the interior side, 
streetside and rear building setback standards, however, the applicant is requesting 
use of a reduced front setback development standards as provided in the Planned 
Development Overlay zone to encroach within the front setback.  This issue is 
evaluated in the discussion below, and will require City Council approval. 

6. In compliance with the California Environmental Quality Act (CEQA), an 
environmental analysis was prepared for this project.  The Initial Study of the 
environmental analysis, which is supported with several special studies, indicates that 
potentially significant environmental impacts related to: aesthetics, biology, 
transportation and air quality can be mitigated to a less than significant level.  
Therefore, a Draft Mitigated Negative Declaration (MND) has been prepared for the 
Planning Commission’s consideration.  See Attachment 2, Initial Study/MND.  The 
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MND was noticed for a 20-day public review period from August 10, 2015 through 
September 8, 2015. The City received an email correspondence from a property 
owner on Sophia Way concerned about potential light and noise impacts. This is 
included in Attachment 2.  No other comments on the MND have been received. 

7. Given the overall height and massing of the proposed building adjacent to South 
River Road, the applicant erected “story” poles, pennant lines and fencing to denote 
the proposed foundation elevation and building height.  The Development Review 
Committee (DRC) reviewed the site plan and elevations, and toured the site with the 
story poles in place on June 29, 2015.  Other commissioners were also present at the 
DRC meeting. The DRC expressed concerns regarding the front and rear wall 
heights, and suggested they be tiered and/or more articulated.  They were also 
concerned about the foundation height above the street.  The applicant made minor 
modifications to the grading plan.  The DRC reconsidered the project on July 13, 
2015, and recommended approval to the Planning Commission. 

ANALYSIS &
CONCLUSION:  Site Design and Architecture

  
As noted above, the project site is located at the southeast corner of South River 
Road and Serenade Drive.  The property is fairly flat directly adjacent to South River 
Road, however the site slope increases significantly toward the east side of the 
property, where there are also numerous oak trees.   

The building is proposed to be located adjacent to South River Road.  A private loop 
driveway is proposed along the interior side of the site, where it would be accessed 
from Serenade Drive and South River Road.  The building entrance is also on the 
interior side of the building, as well as a drop-off area, porte-cochere, and parking 
spaces. See Attachment 3, Site Plan and Landscape Plan.

The setbacks for development in multi-family zones are: 25 feet from arterial roads
(e.g. South River Road); 10 feet from a streetside yard from local roads; 15 feet from 
an interior side setback; and 15 feet for a rear yard setback.  The building complies 
with all setbacks, except the front setback along South River Road.  The building is 
proposed to be setback between 10 to 14 feet from the front property line, with 
building recesses at various intervals up to 22 feet in depth from the property line.  
As noted above, the setback proposed on South River Road varies, however it would 
be less than 25 feet from the front property line.  The street width for South River 
Road was reduced as part of the 2011 Circulation Element update of the General 
Plan.  The street width was reduced by eliminating a second northbound driving lane
along South River Road from Charolais Road to Serenade Drive. With the narrowing 
of the road drive lanes from two to one, it adds space between the remaining 
northbound driving lane and the property line.  Given the location of the proposed 
building footprint, it would add 25 to 35 feet between the building and the future 
street curb.  (See Attachment 4, Preliminary Grading Plan.) 

The property is in a Planned Development Overlay (PD) zone. Per Section 
21.16A.10, the PD overlay district allows for flexibility in development standard if 
the Planning Commission and City Council can make specific findings that the 
project would result in a better design or greater public benefit.   

  

Agenda Item No. 3   Page 2 of 268



3

The applicable provisions are as follows:

  The purpose and intent of the planned development (PD) district zoning 
overlay is to provide for innovation and flexibility in the design of 
residential, commercial and industrial developments. Approval of a planned 
development can allow modification of certain development standards. Such 
modification shall be permitted only when it can be demonstrated to the 
satisfaction of the planning commission and city council that it would result 
in better design or greater public benefit.   

The planned development district functions as a negotiated exchange through 
which the city can offer flexibility of certain development standards in 
exchange for specific project amenities (e.g., recreational facilities, usable 
open space, special design features). The planned development process shall 
not be utilized to change the nature of the permitted land uses or increase 
project density. 

The intent and purpose of the planned development district are to:  

a. Encourage development which is sensitive to the natural topography of 
the site, minimize alterations to the land, and maintain and enhance 
significant natural resources, including, but not limited to, oak 
woodlands, natural drainage ways and open space preservation;  

b. Encourage creative and higher quality development design through 
allowed flexibility in project design while providing for essential 
development standards;  

c. Ensure quality of overall project design, architectural treatment, and 
appropriate use of color and materials;  

d. Encourage projects which are compatible with surrounding 
development; 

e. Ensure that the project's vehicular, bikeway and pedestrian circulation 
system is designed to be efficient, and well integrated with the overall 
city circulation system; 

f. To implement general plan policies that apply to specific issues not 
addressed by the base zoning district regulations;  

If the project is approved to allow a reduction in the front setback of the building to 
the property line, it would provide an “effective” front setback of the building of 35 
to 49 feet.  The building is also proposed to integrate varying building heights and 
roofline treatments, recesses and projections in the building facades, balconies, and a 
several different types of building materials, textures and colors.  These architectural 
details and articulation help the project fit in with the surrounding development. (See 
Attachment 5, Elevations.)  Reducing the setback also helps reduce the amount of 
grading that would otherwise be necessary to accommodate this size of building on a 
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narrow lot.  These factors help the project meet the intent of the PD Overlay criteria, 
however, this determination is for the Commission and the Council’s purview. 

The PD Overlay District may also be applied to allow exceeding building height 
limits, where it would be appropriate based on determination of specific findings.   

The applicable provisions are as follows:

  Encourage establishment of specific building heights for an individual 
planned development project where it is determined that allowing the 
buildings to exceed the height limitations of the zoning ordinance would be 
appropriate based on due consideration of:  

1. The proportion, scale, and nature of the project; 

2. The visual quality and aesthetics of the project;

3. The design of the project; 

4. The project's compatibility with the established character of surrounding 
development; 

5. The project's ability to not create an adverse visual impact or otherwise 
have a negative effect on public views from nearby roads and other public 
vantage points; and  

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

The proposed height could be determined to be in proportion and scale of the project
since  it is a large scale project overall.  Given site development constraints (i.e. 
narrow lot, slope, and oak trees), and in the interest of providing a well-articulated 
roofline without reducing the roof pitch, a taller building fits within the overall 
design of the project. 

The project is however taller and more massive than surrounding development, thus 
compatibility with surrounding development may be more difficult to determine. The 
proposed building is similar in form and massing as the Kennedy Fitness Center to 
the north.   As previously noted, the building is well articulated to help offset 
potential visual impacts.  Existing building and fire safety codes would ensure 
adequate emergency response capability for a project proposed at this height.

Density and Intensity of Building Design

 The property is zoned for multi-family development, up to 20 units per acre.  The site 
is approximately 2.79 acres in area, which would allow for 56 dwelling units.  The 
applicant has requested the project include 97 units for assisted and memory care 
residents (101 residents maximum).  However, there is a provision in the multi-
family development standards, in Section 21.161.060 (B) of the Zoning Code, that 
allows for an increased density and intensity of development for residential care 
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facilities, on a case-by-case basis, if approved with a Conditional Use Permit, as 
noted below:

  Densities for Convalescent Homes and Residential Care Facilities for the 
Elderly. Regardless of where a multiple family zoned property is located in the 
city, density limits for dwelling units shall not apply to the allowable intensity of 
land use for such facilities as convalescent homes, skilled nursing facilities, 
residential care facilities for the elderly, and similar facilities as defined by state 
law. The number of rooms and/or occupants for such a facility shall be 
determined on a case-by-case basis in conjunction with an application for a 
conditional use permit.

  
Each room is intended to accommodate one resident, however there are four rooms 
that could accommodate two residents, if there is an instance where a couple requires
accommodations.   This would result in a potential maximum of 101 occupants.   

 The 68,000 s.f. building is proposed to be 630 feet in length and 3-stories, and 
presents a long, large building along South River Road.  By comparison, Walmart is 
425 feet long.  While the design is very well articulated, it is a very large building on 
a tight site.  As noted above, given the height, intensity and scale of the proposed 
project, and its proximity to the street, the City coordinated with the applicants and 
the DRC to conduct a “mock-up” demonstration of the building heights and scale 
using story poles on the site.  (See Attachment 6, Story Pole Photographs.)  This 
exercise was helpful to understand the relationship of the proposed building to its
surroundings.  As noted, the DRC and other Commissioners expressed concerns in 
regard to the foundation height and how it would add to the overall building height, 
as well as the height of the retaining walls.  The applicant subsequently made minor 
modifications to the foundation and retaining wall heights by using other design and 
engineering techniques.  The finished floor of the structure was lowered two feet 
which reduced the height of retaining walls along the sidewalk. (Wall design is 
discussed in more detain below under “Grading”.)  The project will require 20 foot 
tall retaining walls against the rear slope.

To determine this project acceptable, the Commission must make specific findings
for the Conditional Use Permit, to approve this level of density and intensity of 
development. 

Grading and Landscaping

Given the site slope and linear shape of the property, the scale of the project, and 
project design that utilizes a fixed floor elevation, the applicant has proposed a design 
that raises the building foundations approximately 10 feet from the street/sidewalk 
level.  This requires low retaining walls along the sidewalk with landscape slopes 
rising up to six foot foundation stem walls.  The stem wall is proposed to be 
architecturally integrated into the building design so that it appears to be part of the 
architectural design, but will contribute to the overall height of the building.

The grading plan also includes rear retaining walls which are tiered into two 10 foot 
tall walls near Serenade Drive (See Attachment 4, Preliminary Grading Plans and
Site Cross Sections). It also includes singular retaining walls, up to 20 feet in height, 
as shown in Sections 2 and 3 of the Grading Cross Sections.   
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The retaining walls are proposed to use a step back gravity wall design system, with 
textured, earthtone colored stone blocks and materials.  The landscape plan indicates
vine plantings that would grow down the face of the walls, and plantings along the 
base growing up the walls.  The overall landscape plan provides a range of tree 
species with varying heights, foliage types, and colors to soften the front and side 
elevations, and the rear walls.  The bioswales are proposed to be planted with suitable 
landscape materials that can thrive in dry and wet conditions.  No oak trees are 
proposed to be removed with this project near the rear walls.  The walls will slightly 
encroach within a few of the critical root zones of some of the oak trees.  Oak tree 
protection measures prepared by an arborist have been incorporated into the project 
during grading.  The arborist report is included in the MND.

There are two existing large oak trees in declining condition toward the south end of 
the property within the street right-of-way.  These trees were approved for removal 
several years ago for future for street improvements.  Oak trees are incorporated into 
the landscape plan plant palate, which can accommodate the oak tree replacements 
required for the removals.   

Traffic and Parking

Residential care facilities have unique traffic generation patterns and parking needs
as compared to other land uses.  The applicant provided a general Trip Generation 
and Parking Analysis for Senior Housing, and a description of typical assisted living 
facility operations, including an analysis of parking needs for residents, employees 
and visitors.  (See Attachment 7, Parking Analysis.) 

The analysis details the unique trip generation characteristics of senior and assisted 
living facilities.  The literature indicates that seniors in assisted living facilities do not 
generally drive their own vehicles since they typically use shuttle services offered by 
the facility for transportation needs, and residents in memory care facilities do not 
drive at all.  The information indicates that most employees and guests arrive and 
depart by private cars.

The peak-hours of employees, visitors and deliveries are spread between 8:00 am to 
5:00 pm (with the majority between 11:00 am to 4:00 pm).  This type of land use 
does not follow typical peak-hour behavior (7:00 – 9:00 am arrivals and 5:00 – 6:00 
pm departures), since the first (largest) shift of employees arrive at 6:00 am and leave 
at 2:00 pm.  Deliveries are intermittent during the hours of 8:00 to 5:00, and visitors 
typically arrive and depart between 5:00 and 9:00 pm.  The typical daily traffic 
generation rate is approximately 5.64 trips per unit, which is mostly composed of 
employee-related trips.  Since the project includes 97 units (combined), and the 
average trips per unit per day is 4.52, the project would result in approximately 438 
trips generated per day.  The total amount of trips per day staggered over a 15 hour 
time period (between 6:00 am and 9:00 pm) is about 30 trips per hour.  This equates 
to one trip approximately every two minutes, which is very low.  Even at peak hours, 
if the trips generated were significantly more and spread over a two hour time frame 
for AM and PM peak hour periods, the overall trip generation would not add a
significant amount of traffic at the nearby intersections and/or on the local street 
network. 

The applicant will be required to pay traffic impact development fees for their
proportionate share of impacts associated with the project to mitigate its impacts to
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the street network.

 The Zoning Code does not include specific parking standards for this type of use.  
As noted, residents rarely own or drive their own vehicle. Therefore, parking spaces 
are primarily needed for employees and visitors.  Staff requested parking demand
information from the applicant since this type of use is their specialty, and they have 
experience understanding the needs of their operations.  Based on this, the parking 
ratio provided by the applicant is 0.4 parking spaces per resident.  

Given the corresponding peak parking demand and time periods, the applicant has 
provided 43 onsite parking spaces, which appears to be more than adequate to meet 
the general parking needs for this development.  Under Section 21.22.01, Parking 
Table, the Community Development Director may determine an appropriate number 
of parking spaces required for land uses not listed.  There may be instances of 
increased guest parking needs (i.e. holidays or special events), however, there is also 
parking planned along the street frontage. 

The DRC expressed concerns and questioned why the adjacent street improvements 
do not include a crosswalk at the corner of Serenade Drive and South River Road for
pedestrians to cross the street.  In this case, the assisted living facility does not 
generate pedestrian traffic from the residents, since they do not typically walk for 
retail and service needs.  The facility will provide shuttle services for residents.  
Therefore, the proposed use will not meet warrants to require installation of a
crosswalk. Additionally, the intersection of Serenade Drive and South River Road is 
a difficult location to install a crosswalk due to the volume and speed of vehicles that 
travel on South River Road at this location.  South River Road has two southbound 
lanes and a left turn lane at the intersection which would make a crosswalk at this 
location difficult and unsafe.  In the future, traffic from the Serenade Drive 
neighborhood might justify improving this intersection, however, before improving it 
a professional analysis would be necessary to evaluate the best location to modify the 
two southbound lanes into one before entering the intersection.  Lastly, a mid-block 
crossing at the south end of the site across South River Road to the Riverbank area 
may not meet safety standards.   

  
 Water Resources

Although the City anticipates having adequate water resources to serve this project, 
(as documented through analyses in several other development project reports the last 
couple years), in light of the ongoing concerns with water resources, it is appropriate 
to consider water resources with this project.  The applicant prepared an analysis of 
water demand for this project and compared it to the water demands of a couple other 
assisted living projects in the City, and a prior approved residential project for this 
site.  (See Attachment 8, Water Demand Analysis.) The analysis indicates that the 
proposed assisted living project would use approximately 85 gallons of water per 
person per day, which is 39 gallons less per person than the prior approved project.
The project incorporates significant water efficient fixtures, equipment, and drought 
tolerant landscaping to help reduce their overall water consumption, and would use 
comparatively less water than similar uses.  

Emergency Services
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The Paso Robles Emergency Services Department (EMS Dept) has documented that 
assisted living facilities have an increased rate of calls for emergency services as 
compared to other types of residential developments.  The applicant has experience in 
operating this type of facility, and has provided a summary of their policies on how 
they manage and staff their operations to ensure adequate care for their residents.  
(See Attachment 9, Emergency Services.)  Their description of emergency services to 
be provided (prepared by the facility operator, Mosaic Management), indicates that 
they will install an emergency call system in each unit/room, provide 24 hour nursing 
assistance, and ensure staff training for basic medical (CPR) assistance.  Their 
policies also require contacting emergency services through 911 for life threatening 
assistance.  The City has an adopted program supported by a fee justification study 
that requires operators to pay an additional fee for calls for emergency services above 
the average call rate for the per capita residential average. This is a reimbursement 
program to help offset the costs for services to the City, and encourages operators to 
have qualified nursing staff to handle minor incidents rather than call the EMS Dept. 
The project Draft PD/CUP resolution attached to this report, includes a condition of 
approval (condition #9) that requires reimbursement of expenses for calls for services 
above the per capita rate.

Policy
Reference: Paso Robles General Plan, Economic Strategy, Zoning Ordinance, 2010 Urban Water 

Management Plan, 2007 Sewer Master Plan, CEQA.

Fiscal
Impact: No fiscal impacts identified.

Options: After opening the public hearing and taking public testimony, the Planning Commission 
is requested to take one of the actions listed below:

a. By separate motions:  

(1) Recommend the City Council adopt Resolution No. 15-XXX, adopting a 
Mitigated Negative Declaration for PD 15-002 and Conditional Use Permit 
15-004; 

(2) Recommend the City Council adopt Resolution No. 15-XXX, approving 
Planned Development 15-002 and Conditional Use Permit 15-004;

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

c. Refer this item back to staff for additional analysis.
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Attachments:

1 – Vicinity Map
2 – Initial Study/Draft MND
3 – Site Plan & Landscape Plan
4 – Preliminary Grading & Drainage Plans
5 – Building Elevations 
6 – Story Pole Photographs
7 – Parking Analysis
8 – Water Demand Analysis
9 – Emergency Services Summary
10 – Memorandum from the City Engineer 
11 – Resolution to Recommend Adopting a Draft Mitigated Negative Declaration 
12 – Resolution to Recommend Approving Planned Development 15-002 and  

Conditional Use Permit 15-004 
13 – Notice Affidavits 
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ENVIRONMENTAL INITIAL STUDY CHECKLIST FORM
CITY OF PASO ROBLES 

August 11, 2015

1. PROJECT TITLE: The Oaks at Paso Robles – Assisted Living Facility 

Concurrent Entitlements: Planned Development (PD 15-002) 
Conditional Use Permit (CUP 15-004) 

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

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

3. PROJECT LOCATION: Southwest corner of South River Road 
  and Serenade Drive 
  Paso Robles, CA  93446  
  (See Attachment 1, Vicinity Map) 
  
  Assessor Parcel Number: 
  009-815-007

4. PROJECT PROPONENT: BA Hoffman Holdings, LLC 
  Blake Hoffman 

Contact Person: Larry Werner 
North Coast Engineering 

Phone:   (805) 239-3127
Email:     lwerner@northcoastengineering.com

5. GENERAL PLAN DESIGNATION:  Residential Multi-Family (RMF-20) 

6. ZONING: Residential Multi-Family – Planned Development 
(R4-PD) 

7. PUBLIC REVIEW PERIOD:  August 10, 2015 through September 8, 2015 
             
8. PROJECT DESCRIPTION:  This is a proposal to establish an assisted living facility for senior 

residents and persons that need general assisted living services.  The project site 2.79 acres in area, and 
includes 73 assisted living units, and 24 memory care units.  The assisted living units include studios, 
1-bedroom and 2-bedroom units, with private bathrooms and kitchenettes. 

 The facility will be licensed as a Residential Care Facility for the Elderly (RCFE) under the State 
Department of Social Services.  Services will include meals, laundry, assistance with medications, and 
personal care. This is not proposed to be a medical facility, however qualified staff will be available to 
handle general health assessments, emergency response procedures, (including administering CPR), 
and assessment of emergency responses that may be necessary. 

   

Attachment 2 
Initial Study / Draft MND
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 The project is proposed to be three stories in height (up to 39’4”) for the assisted living component of 
the building, and one-story for the memory care facility.  See Attachment 4, Elevations.  The combined
square footage is proposed to be approximately 68,000 square feet in area.  The facility includes a
central kitchen and dining room, bistro-style deli, personal services, and activities center, as well as 
large gathering spaces with indoor/outdoor balconies on each floor, and a secured courtyard gathering 
space for memory care facility. See Attachments: 2 - Site Plan, and 3 – Floor Plans. 

 As shown on the elevations, the proposed project is designed as one, continuous building adjacent to 
South River Road.  The site is a narrow property with the eastern portion of the site rising steeply (up 
to 30% slope). Retaining walls are proposed along a portion of the front of the buildings adjacent to the 
sidewalk, and also along the interior rear slope to retain the hillside.  In compliance with the Oak Tree 
Preservation Ordinance, the oak trees located toward the top of the slope will be protected per the 
Arborist Report recommendations (see Attachment 5).   

 Parking, site circulation, and the entrance drop-off area is located on the interior (east) side of the 
building.  There are two site access points via South River Road and Serenade Drive.  The site plan 
includes 39 parking spaces for residents, employees and guests.  The number of parking spaces 
provided is based on a national study (Attachment 6), that evaluated the unique parking needs of this 
type of use.  The facility will also provide shuttle services for residents and guests. 

 The architectural design incorporates Craftsman design elements and materials, with the intention of 
reflecting regional design themes, and blending in with surrounding residential and commercial 
development patterns in the near vicinity. 

9. ENVIRONMENTAL SETTING: The project site is located at the southeast corner of the 
intersection of South River Road and Serenade Drive.  It is oriented towards South River Road, which 
is an arterial road in the City’s street network.  There is residential development located across South 
River Road to the west, (uphill) east of the property, commercial development to the north, and vacant 
(single-family residential) property to the south of the site. 

 As noted above, the site has a steep hillside that slopes up toward the east, with several oak trees 
located in this area of the property. The property would be served with municipal water service for 
potable and irrigation water needs.  It would also be provided with City sewer service. 

10. OTHER AGENCIES WHOSE APPROVAL IS REQUIRED (AND PERMITS NEEDED):   

 None.  

Attachment 2 
Initial Study / Draft MND
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages. 

Aesthetics Agriculture and Forestry 
Resources 

Air Quality

Biological Resources Cultural Resources Geology /Soils

Greenhouse Gas Emissions Hazards & Hazardous 
Materials

Hydrology / Water Quality

Land Use / Planning Mineral Resources Noise

Population / Housing Public Services Recreation

Transportation/Traffic Utilities / Service Systems Mandatory Findings of 
Significance

DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation: 

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

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

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

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

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

Signature:  Date

Attachment 2 
Initial Study / Draft MND
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

1. A brief explanation is required for all answers except “No Impact” answers that are adequately supported 
by the information sources a lead agency cites in the parentheses following each question.  A “No Impact” 
answer is adequately supported if the referenced information sources show that the impact simply does not 
apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). A “No Impact” 
answer should be explained where it is based on project-specific factors as well as general standards (e.g., 
the project will not expose sensitive receptors to pollutants, based on a project-specific screening analysis). 

2. All answers must take account of the whole action involved.  Answers should address off-site as well as on-
site, cumulative as well as project-level, indirect as well as direct, and construction as well as operational 
impacts. 

3. “Once the lead agency has determined that a particular physical impact may occur, then the checklist 
answers must indicate whether the impact is potentially significant, less than significant with mitigation, or 
less than significant. “Potentially Significant Impact” is appropriate if there is substantial evidence that an 
effect may be significant. If there are one or more “Potentially Significant Impact” entries when the 
determination is made, an EIR is required. 

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

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect 
has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In this 
case, a brief discussion should identify the following: 

a. Earlier Analysis Used. Identify and state where they are available for review. 
b. Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope 

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

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

6. Lead agencies are encouraged to incorporate into the checklist references to information sources for 
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside 
document should, where appropriate, include a reference to the page or pages where the statement is 
substantiated. 

7. Supporting Information Sources: A source list should be attached, and other sources used or individuals 
contacted should be cited in the discussion. 

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

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

Discussion: The project site is not designated in the City General Plan, Conservation Element as being in a 
scenic view corridor, nor is it within a designated scenic vista.

However, the site has scenic quality since in its current state it is an open, undeveloped property with a 
hillside and oak trees toward the eastern side of the property that provide a backdrop of natural features as 
viewed from South River Road and Highway 101. The base of the property would be obscured by the 
building, yet the visibility of the upper hillside and oak trees would remain.  Additionally, the project would 
not impact scenic vistas of properties in the neighborhood to the east of Serenade Drive, since the site is 
below the bluffs. This indicates that the project would not result in a substantial adverse effect on a scenic 
vista, and that impacts would be less than significant.

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

Discussion:  The project site is not located near a State “scenic” highway.  There are no scenic resources such 
as rock outcroppings or historic buildings located on the site, however there are native oak trees on the upper 
slope of the site toward the east. The project would not block views of the upper hillside and oak trees on the 
site.  Therefore, the project would not result in significant impacts to scenic resources.

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

Discussion:  

The proposed building would be approximately 620 feet in length, range between approximately 56 – 79 feet 
with width, and 39.4 feet in height.  The view of the project from South River Road and Serenade Drive will 
present a solid, large-scale, tall building that will be more massive than existing surrounding development.  
The scale of the building along the roads would be somewhat abrupt as viewed from the street due to the 
overall length and scale of the proposed building.  With a large building on a relatively narrow lot, set back 
55 feet from the northbound driving lane on South River Road, the building would significantly alter the 
existing visual character and quality of the site and its surroundings.  

However, the proposed site and architectural design helps to mitigate the visual impacts of the building to the 
site and surroundings through use of design features that help break up the continuous mass of the building.  
This is achieved by including changes in horizontal and vertical planes, variations in fenestration details,
different treatments to the eaves, roof heights, projections and recesses of the wall plane, and use of varying
colors and textures of materials.  
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Other measures that help mitigate the visual impacts of the building on the site and surroundings include 
frontage improvements such as the proposed landscaped bioswale, which ranges between 25 – 30 feet in 
width, (between the edge of street pavement and the sidewalk), in addition to approximately 10 feet of 
landscaping between the back of the sidewalk to the building footprint.  Additionally, the landscape plan 
includes numerous species of trees along the front elevation in the bioswale, sidewalk planting bulb outs, and 
building frontage to help soften the visual impact of the building as viewed from the street.  The tree palate 
includes several different tree heights and textures to break up the building mass and address visual quality 
impacts.  

Therefore, with architectural design features and landscape amenities proposed as project mitigation 
measures, the potential visual impacts would be reduced to a less than significant level on the existing visual 
quality of the site and surroundings. See Mitigation Measures A-1 & A-2, in the attached Mitigation 
Monitoring Program.

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

Discussion: The existing site is undeveloped, therefore there is currently no light or glare that is emitted from 
the site.  The project would therefore create new sources of light that may be seen at nighttime.  However, as 
a residential care type of development project, it does not include brightly lit building signs.  It includes 
modest architectural-quality Craftsman style building lighting, and relatively low site lighting standards (7.5 
feet in height) with LED fixtures (that will be in compliance with the City’s Zoning regulations which require 
all external lighting to be shielded and downcast), therefore the project is not anticipated to result in 
significant impacts from substantial lighting.  The proposed lighting cut-sheets are provided in Attachment 4,
with the proposed Elevations.

Additionally, given the colors and materials proposed, the project would not result in glare, which is typically 
a result of shiny, reflective or bright surfaces or lighting fixtures that are not sheilded. Therefore, the 
proposed project will result in less than significant impacts from light or glare.

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

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

Discussion: The project site is designated in the General Plan and is zoned on the City’s Zoning Map for 
residential development.  The property is not identified in the City General Plan, Conservation Element 
(Figure C-1, Important Farmland Map) as having either prime, unique or farmland of statewide importance.  
The site is not presently farmed, and as an urban infill site there are no farming activities in the vicinity.  
Therefore, the project would not result in impacts on converting prime or other significant soils to urban land 
uses.
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b. Conflict with existing zoning for agricultural 
use, or a Williamson Act contract?

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

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

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

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

Discussion: See II c. above.

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

Discussion: There are no properties with agricultural resources or activities located within the near vicinity.  
Therefore, the proposed project could not result in pressure to convert agricultural 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: Attachment 5)

Discussion: An Air Quality Analysis was prepared by AMBIENT Consulting for this project. (See 
Attachment 7.)  The study evaluated project consistency with the SLO County Air Pollution Control District 
Clean Air Plan (APCD CAP), in particular, it was compared with land use and transportation control 
measures.  These measures include: campus-based trip reduction; voluntary trip reduction programs; local 
transit system improvements; regional transit improvements; bike-related enhancements; park and ride lots; 
motor vehicle inspection and control program; traffic flow improvements; and 
telecommuting/teleconferencing/ telelearning.

The project incorporates the majority of these measures including: infill development, located nearb a wide 
range of commercial retail and service uses within walking distance (2 blocks); compact high-density 
residential development; voluntary shuttle services for residents and guests; local transit stop (within 3 
blocks); construction of enhanced bicycle facilities along the property frontage; a park and ride lot within 
walking distance (2 blocks); street sidewalk improvements; and the ability to host telelearning services for 
residents and employees.  Therefore, considering these measures, the project does not conflict with the SLO 
County APCD CAP.
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b. Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? (Source: 11)

Discussion: The northern area of San Luis Obispo County occasionally exceeds ozone levels (both federal
and state standards). The Air Quality Impact Study indicates that the project would exceed local thresholds 
for construction-related emissions, however the study also includes mitigation measures that can be employed 
to reduce those emissions to less than significant levels.  In particular, the study indicates that the project 
would exceed maximum daily emission of ROG and Nox.  Implementation of mitigation measures MM AQ-1
and MM AQ-2 would reduce potential short-term construction emissions to a less than significant level.

The study indicates that the project would not exceed operational thresholds (e.g. project-related trip 
generation and energy use) established by the Air District, therefore, impacts from operational emissions 
would be less than significant.  

c. Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions 
which exceed quantitative thresholds for 
ozone precursors)? (Source: 11)

Discussion: See III b. above.  Operational emissions were quantified using the CalEEMod computer modeling 
program based on the default modeling parameters contained in the model for San Luis Obispo County.  Net 
increases in operational emissions for the project in comparison to SLOAPCDs corresponding significance 
thresholds, indicates that net increases in operational emissions for the project would not exceed the District’s 
corresponding daily or annual significance thresholds.  As a result, long-term, cumulative operational 
emissions generated by the proposed project are considered to have a less than significant impact.

Short-term increases in emissions would occur during the construction process. Construction-generated 
emissions are of a temporary duration, lasting only as long as construction activities occur, but have the 
potential to represent a significant air quality impact.  The construction of the proposed project would result 
in the temporary generation of emissions associated with site grading and excavation, paving, motor vehicle 
exhaust associated with construction equipment and worker trips, as well as the movement of construction 
equipment on unpaved surfaces.  Short-term construction emissions would result in increased emissions of 
ozone-precursor pollutants (i.e., ROG and NOX) and emissions of particulate matter (PM10).  Emissions of 
airborne PM are largely dependent on the amount of ground disturbance associated with site preparation 
activities and can result in increased concentrations of PM that can adversely affect nearby sensitive land 
uses.  Because estimated emissions of ROG and NOX would occur, MM AQ-1 (a) would reduce emissions to 
a less than significant level.  Mitigations measures MM AQ-1 (b) and (c) would be applied to minimize 
nuisance impacts associated with construction-generated fugitive dust emissions.  

There is a potential to have naturally occurring asbestos.  Additionally, construction may result in generation 
of fugitive dust.  Therefore, mitigation measures included in MM AQ-2 shall be applied.  Implementation of 
MM AQ-2 would reduce potentially significant impacts related to asbestos and/or fugitive dust to a less than 
significant level.
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d. Expose sensitive receptors to substantial 
pollutant concentrations? (Source: 11)

Discussion: No major stationary or area sources of toxic air contaminants (TACs) have been identified in the 
project vicinity. The proposed project does not include the installation of any major stationary sources of TACs.
However, the proposed project may include the future installation of a stand-by emergency generator, which could 
result in intermittent, localized increases in emissions. In addition, construction of the proposed project may also 
result in localized pollutant concentrations. The stand-by emergency generator would be operated in the event of 
an emergency power failure or for routine testing and maintenance. The type, size and location of the stand-by
generator has not yet been determined. However, depending on the type of unit installed, localized emissions 
could potentially exceed applicable ambient air quality standards, particularly at onsite receptor locations.

Localized concentrations of CO are of primary concern in areas located near congested roadway intersections. As 
an assisted living and memory care campus, most residents living at the facility would not drive. As a result, the 
proposed project would not result in a substantial increase in vehicle traffic on area roadways. For this reason, the 
proposed project would not be anticipated to result in unacceptable localized concentrations of CO at
intersections, and are therefore, considered to be less than significant.

Construction of the proposed project would result in short-term emissions of PM, including fugitive dust and
diesel-exhaust PM, primarily during the initial site preparation and grading phase. These activities could
result in localized PM concentrations that may result in adverse nuisance impacts to  nearby  sensitive  
receptors (e.g. residences), which could be considered to have a potentially significant impact. MM AQ-2
addresses the potential for impacts to expose sensitive receptors to substantial pollutant concentrations to a less 
than significant level.

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

Discussion: The proposed project would not result in the installation of any equipment or processes that would be 
considered a major odor-emission source. However, pavement and architectural coatings used during project 
construction would emit temporary odors. However, construction-generated emissions would occur intermittently 
throughout the workday and would dissipate rapidly with increasing distance from the source. As a result, short-
term construction activities would not expose a substantial number of people to frequent odorous emissions. For 
these reasons, potential exposure of sensitive receptors to odorous emissions would be considered less than
significant.

IV. BIOLOGICAL RESOURCES: Would the project:

a. Have a substantial adverse effect, either 
directly or through habitat modifications, on 
any species identified as a candidate, 
sensitive, or special status species in local or 
regional plans, policies, or regulations, or by 
the California Department of Fish and Game 
or U.S. Fish and Wildlife Service?
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Discussion:  The project site is an urban infill property, surrounded by development on all sides, except for a 
vacant property to the south, which has similar site characteristics.  The lower portion of the site has been 
disturbed through disking, and is covered in ruderal plant species. A biological assessment was prepared for 
a prior project approved on this property.  It determined that there were no rare or protected plant or animal 
species observed on the site.  There have been no changes to the site or surroundings.  The upper area of the 
property has oak trees located on it, which will be protected during construction in accordance with the 
Arborist Report, provided in Attachment 5. These measures are incorporated into mitigation measure MM B-
1. Therefore, with mitigations applied to protect the existing oak trees, the proposed project would not 
adversely impact, directly or indirectly, protected species, and will not result in impacts to these resources.

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

Discussion:  There is no riparian habitat or other sensitive natural community identified in local or regional 
plans, policies, or regulations that are regulated by the California Department of Fish and Game or US Fish 
and Wildlife Service located on or near this property.  Therefore, this project would not result in impacts to 
these resources.

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

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

Discussion:  The project site an urban infill lot, surrounded by existing development.  There are no waterways 
on the property. Additionally, the site is not within a native resident or migratory corridor with fish or 
wildlife, therefore development of the project could not impact resident or migratory corridors for fish or 
wildlife.

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

Discussion: The project would comply with the recommendations of the Arborist Report to protect the oak 
trees located on the site.  The project would not conflict with any local policies or ordinances established to 
protect biological resources, as there are no other significant protected biological resources on or near the 
protect site.

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

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

V. CULTURAL RESOURCES: Would the project:

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

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

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

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

Discussion (a-d): There are no historic resources (as defined), located on the site.  There are also no 
archaeological or paleontological resources known to be present on the site or in the near vicinity.  Since the 
property is not located within proximity to a creek or river or known cultural resource, it is unlikely that there 
are resources located on the site.  

There are no known human remains on the project site, however per conditions of approval incorporated into 
the project, if human remains are found during site disturbance, all grading and/or construction activities shall 
stop, and the County Coroner shall be contacted to investigate. Therefore, this project will result in less than 
significant impacts on cultural resources.

VI. GEOLOGY AND SOILS: Would the project:

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

i. Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-
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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 
measures that will be incorporated into the design of this project including adequate structural design and 
not constructing over active or potentially active faults. Therefore, impacts that may result from seismic 
ground shaking are considered less than significant.

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

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

iv. Landslides?

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

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

Discussion:  Per the General Plan EIR the soil condition is not erosive or otherwise unstable.  As such, no 
significant impacts are anticipated.  Therefore, potential impacts due to erosion or loss of topsoil would be 
less than significant.

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

Discussion:  This site is not located in an area with an unstable geologic unit that would be subject to on- or 
off-site landslide, lateral spreading, subsidence, liquefaction or collapse.

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

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

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

VII.   GREENHOUSE GAS EMISSIONS: Would the project:

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

Discussion: A Greenhouse Gas Impact Assessment was prepared by AMBIENT Consultants to evaluate 
potential Greenhouse Gas (GHG) emissions that may result from the project. (See Attachment 7.)

Estimated GHG emissions attributable to future development would be primarily associated with increases of 
CO2 from mobile sources. To a lesser extent, other GHG pollutants, such as CH4 and N2O, would also be 
generated. The study indicates that short-term construction related (8.3 MTCO2e/Year), and long-term 
operational emissions (471.7 MTCO2e/Year) associated with development of the proposed project would not 
exceed the SLO County APCD’s locally adopted emissions thresholds of 1,150 MTCO2e/Year.  

As a result, the proposed project is not anticipated to result in significant GHG impacts on the environment. 
This impact is considered less than significant.

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 project is consistent with the General Plan land use category and the Zoning Map.  The City 
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of Paso Robles Climate Action Plan (CAP) was adopted by the City Council in 2013. The CAP is a long-
range plan to reduce greenhouse gas (GHG) emissions from City government operations and community 
activities within Paso Robles and prepare for the anticipated effects of climate change. The CAP will also 
help achieve multiple community goals such as lowering energy costs, reducing air pollution, supporting 
local economic development, and improving public health and quality of life (City of Paso Robles, 2013). To 
help achieve these goals, the CAP includes a “Consistency Worksheet”, which identifies various mandatory 
and voluntary actions designed to reduce GHG emissions. The CAP Consistency Worksheet can be used to 
demonstrate project-level compliance with the CAP. The worksheet is included in Appendix B of the GHG 
Impact Analysis report. In addition, the project sponsor has agreed to implement all mandatory measures 
identified in the CAP consistency worksheet, which are included as required mitigation to ensure consistency 
with the 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 assisted care project will not emit hazardous materials, and will not impact schools 
since there are no schools within the vicinity.

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

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

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

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 Public Review Draft of the 2014 Local 
Hazard Mitigation Plan Update, the project is not in the vicinity of wildland fire hazard areas.

IX. HYDROLOGY AND WATER QUALITY: Would the project:

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

Discussion:  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 and quantity of stormwater run-off, and to limit the increase in the rate and volume 
of stormwater run-off to the maximum extent practical.

These new requirements include retention of post-construction stormwater.  The applicant has met these 
requirements with landscaped bioswales along the west side of the project site within the landscape area adjacent 
to the sidewalk in the street right-of-way.
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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. Therefore, water quality standards will be maintained and 
discharge requirements will be in compliance with State and local regulations, and impacts to water quality,
discharge and stormwater management will be less than significant.

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

Discussion: The project site is is zoned to allow for multi-family residential development.  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, and 
in the near future, recycled water.

In light of the current drought situation and reports of declining groundwater levels in the Paso Robles 
Groundwater Basin (“the basin”), the City established a groundwater stewardship policy to not expand 
dependency on the basin over historic use levels/pumping from the City’s peak (pumping) year of 2007.  
Additionally, to address drought concerns, and in compliance with State law and water reduction 
requirements, the City has implemented a comprehensive water conservation program to reduce water 
consumption citywide since 2009.  The State recently adopted additional landscape water conservation 
requirements in July 2015.  The City’s regulations comply with all State water conservation requirements.

Additionally, the City augmented water supply and treatment capacity by procuring surface water from Lake 
Nacimiento and construction of delivery facilities to the City.  This project will not affect the amount of 
groundwater that the City withdraws from the Paso Robles Groundwater Basin.  Per the City’s 2010 Urban 
Water Management Plan (UWMP), page 21:

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

As noted above, the City has augmented future reliance on groundwater resources to surface water resources, 
and development has been accounted for in the overall water projections and demand for the City.  As noted 
in the Project Description, the proposed project would be served with the City’s municipal water supply 
system.  Since the City’s water supply, as documented in the UWMP, is not reliant on increased groundwater 
pumping for new development, it demonstrates adequate water supply procured from Lake Nacimiento to 
accommodate the projected growth in the City and it demonstrates that this project will have adequate water 
supply available, and will not further deplete or in any way affect, change or increase water demands planned 
for use in the basin.  To support this determination, the applicant has provided a project-specific Water 
Demand Analysis, see Attachment 8.  The analysis compares other assisted living projects’ typical and 
averaged water use.  With incorporation of the latest water efficient fixtures and typical use projections, the 
Oaks is projected to use significantly less water than similar projects, and/or the prior approved single-family 
residential project approved for this site.  Additionally, proposed stormwater management features will help 
recharge the groundwater basin.  Therefore, this project will result in less than significant impacts to the 
groundwater supplies used by the City.

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

Discussion:  The drainage pattern on the site would not be substantially altered with development of this 
project since site development will generally maintain the existing, historic drainage pattern of the property, 
and new post-construction drainage will be managed through implementation of bioswale drainage features 
adjacent to the site.

There are no streams, creeks or rivers on or near the project site that could be impacted from this project or 
result in erosion or siltation on- or off-site.  Therefore, impacts to drainage patterns and facilities would be 
less than significant.

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

Discussion:  See IX c. above.  The existing drainage pattern will not be significantly altered with this project.  
Historic drainage flows will be directed to City storm drain facilities. Drainage resulting from development of 
this property will be managed with stormwater bioswales, and will not contribute to flooding on- or off-site.  
Thus, flooding impacts from the project are considered less than significant.
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e. Create or contribute runoff water which 
would exceed the capacity of existing or 
planned stormwater drainage systems or 
provide substantial additional sources of 
polluted runoff? (Source: 10)

Discussion:  As noted in IX a. above, per the Stormwater Management Plan prepared for this project, surface 
drainage will be managed with bioswales and storm drains, and will not significantly add to offsite drainage 
facilities.  Therefore, drainage impacts that may result from this project would be less than significant.

f. Otherwise substantially degrade water 
quality?

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

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

Discussion:  The project site is not within a 100-year flood hazard area. Therefore, this project could not 
result in flood-related impacts to housing.

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

Discussion:  See IX g. above. The property is not within or near a 100-year flood hazard area, and therefore 
it could not impede or redirect flood flows.

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

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

j. Inundation by mudflow?

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

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

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

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

Discussion: The project will incorporate all feasible means to manage water runoff through implementation 
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of stormwater control measures. Additionally, there are no wetland or riparian areas in the near vicinity, 
therefore, the project could not result in impacts to aquatic habitat.

X. LAND USE AND PLANNING: Would the project:

a. Physically divide an established community?

Discussion: The project site has commercial development located to the north (Kennedy Club Fitness), and 
single-family residential development located to the west and east, with undeveloped residentially zoned 
property to the south.  The proposed project is a commercial operation, yet provides multi-family style 
housing as an assisted living development.  The project would provide a suitable transitional land use 
between the differing types of surrounding land uses. Therefore, the project would not divide an established 
community, but would help in providing compatibility between land uses within this area of the 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 assisted living project is consistent with the General Plan Land Use Designation of 
multi-family zoning for this property, and in accordance with the City Zoning Ordinance may be permitted 
with approval of a Conditional Use Permit (CUP).  There are no other plans that apply to the property.  
Therefore, the project does not conflict with applicable plans or policies adopted to avoid or mitigate 
environmental effects.

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

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

XI. MINERAL RESOURCES: Would the project:

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

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

b. Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific 
plan or other land use plan? (Source: 1)

Discussion: There are no known mineral resources at this project site.
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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:  A Noise Impact Assessment and Technical Review Memo was prepared for this project, see 
Attachment 9. The project would not expose people (e.g. residents of the proposed project) to roadway noise 
levels in excess of standards established in the Noise Element of the City General.  The “normally” acceptable 
noise levels for multi-family residential development is between 50 and 65 dBA, and “conditionally” 
acceptable noise for this use is between 60 and 70 dBA, provided that a noise study is prepared that evaluates 
noise reduction features to provide for acceptable noise levels.  The project noise study indicates that the 
exterior noise experienced by the project would be 65 dBA at 57 feet from the road centerline, which 
complies with the City’s established standards. Interior noise impacts are projected to be within acceptable 
levels with conventional construction and air conditioning systems.

The methodology to make this determination included re-evaluating traffic levels, existing noise and projected 
traffic noise on South River Road based on the updated 2011 Circulation Element, as outlined in the attached 
Memo dated May 15, 2015, from Ambient Consultants. 

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

Discussion:  The project may result in short-term construction groundborne vibration from machinery,
however, the construction noise is not anticipated to be excessive nor operate in evening hours. The only 
sensitive noise receptors in the vicinity would be residences to the east and west of the property.  The closest 
existing with residential development would be properties that are approximately 160 feet to the east, and 102 
feet to the west. Given the short duration of construction, and that the properties are set back from the 
construction site, it is not anticipated that properties within the near vicinity may be affected by excessive 
groundborne vibration or groundborne noise levels. Therefore, impacts from groundborne vibration noise can
be considered less than significant.

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

Discussion:  This assisted living project will not create significant land use-related noise or traffic generated 
noise. Therefore, the project would not result in contributing permanent increases in ambient noise levels. 

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

Discussion:  See XII c. above.  The project will not result in temporary or periodic increase in ambient noise 
levels.

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

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

XIII. POPULATION AND HOUSING: Would the project:

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

Discussion (a-c): The proposed project will provide housing needed in the local area, primarily for the 
existing population, since there are very few of these types of developments in the North County area.  It will 
likely create jobs that can be absorbed by the local and regional employment market, and therefore will not 
create the demand for new housing or population growth or displace housing or people. 

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

XIII b. & c. The property is currently vacant, therefore it could not displace substantial numbers of existing 
housing

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

See above.
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XIV. PUBLIC SERVICES: Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the public services:

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

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

c. Schools?

d. Parks?

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

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

XV. RECREATION

a. Would the project increase the use of 
existing neighborhood and regional parks or 
other recreational facilities such that 
substantial physical deterioration of the 
facility would occur or be accelerated?

Discussion (a&b):

The proposed assisted living development project will not result in an increase in demand for recreational 
facilities or accelerate deterioration of recreational facilities since the residents of this project would use 
onsite 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?
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XVI. TRANSPORTATION/TRAFFIC: Would the project:

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

Discussion:  The project would be consistent with the General Plan Circulation Element, Bike Master Plan 
and City Street Standards by providing frontage improvements including curb, gutter, sidewalk, street trees 
and bike lanes.  There are existing transit stops near the corner of South River Road and Niblick Road (within 
4 blocks of the site), therefore, there would be transit accessible to this project.The project site would include 
two access driveways.  

The applicant provided a general Trip Generation and Parking Analysis for Senior Housing, prepared Stephen 
B. Corcoran, P.E., and a description of typical assisted living facility operations, which includes an analysis 
of parking needs for residents, employees and visitors.  See Attachment 10.  The analysis details the unique 
trip generation characteristics of senior and assisted living facilities.  The literature indicates that seniors in 
assisted living facilities do not generally drive their own vehicles since they typically use shuttle services 
offered by the facility for transportation needs), and residents in memory care facilities do not drive at all.  
The information indicates that most employees and guests arrive and depart by private cars.

The peak-hours of employees, visitors and deliveries are spread between 8:00 am to 5:00 pm (with the 
majority between 11:00 am to 4:00 pm).  This type of land use does not follow typical peak-hour behavior 
(7:00 – 9:00 am arrivals and 5:00 – 6:00 pm departures), since the first (largest) shift of employees arrive at 
6:00 am and leave at 2:00 pm.  Deliveries are intermittent during the hours of 8:00 to 5:00, and visitors 
typically arrive and depart between 5:00 and 9:00 pm.  The typical daily traffic generation rate is 
approximately 5.64 trips per unit, which is mostly composed of employee-related trips. Since the project 
includes 97 units (combined), and the average trips per unit per day is 4.52, the project would result in 
approximately 438 trips generated per day.  The total amount of trips per day staggered over a 15 hour time 
period (between 6:00 am and 9:00 pm) is about 30 trips per hour.  This equates to one trip approximately 
every two minutes, which is very low.  Even at peak hours, if the trips generated were significantly more and 
spread over a two hour time frame for AM and PM periods, the overall trip generation would not add a 
significant amount of traffic at the nearby intersections and/or on the local street network.

Table CE-1 of the General Plan Circulation Element indicates in that the existing capacity utilization of South 
River Road between Serenade Drive and Niblick Road is at 34%, and future conditions in 2025 it would go 
up to 47%.  The Circulation Element assumes development of this property with multi-family development.  
The southbound traffic on South River Road, from the southern end of the project site carries precipitously 
less traffic to Charolais Road.  This indicates there is adequate capacity of the nearby street network to 
accommodate this project and not result in significant impacts to capacity of street traffic volumes in the 
vicinity, and that the project is consistent with applicable policies.  

The project shall be required to pay traffic impact development fees for the proportionate share of impacts 
associated with the project to mitigate its impacts to traffic and roadways.
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b. Conflict with an applicable congestion 
management program, including, but not 
limited to level of service standards and 
travel demand measures, or other standards
established by the county congestion 
management agency for designated roads or 
highways?

Discussion:  See XVI a. above. Additionally, the applicant will implement employee transportation demand 
measures to reduce traffic congestion, such as providing information on regional rideshare programs, bike 
racks, well as provide shuttle service to the multi-modal transportation center and downtown for residents and 
guests. There is an existing Park and Ride lot within a block (at Walmart) available to this development as 
well.  Mitigation measures have been incorporated to provide these services.  Therefore, the project does not 
conflict with impacts related to congestion management will be mitigated to a less than significant level.

c. Result in a change in air traffic patterns, 
including either an increase in traffic levels 
or a change in location that results in 
substantial safety risks?

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

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

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

e. Result in inadequate emergency access?

Discussion:   The project will not impede emergency access, and it is designed in compliance with all 
emergency access safety features, and to City emergency access standards.

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

Discussion:  The project incorporates multi-modal transportation facilities and access such as bike lanes, 
sidewalks, and walkways.  There are also public transit routes within the near vicinity of the project site.  
Therefore, it does not conflict with policies and plans regarding these facilities.
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XVII. UTILITIES AND SERVICE SYSTEMS: Would the project:

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

Discussion:  The project would be served with municipal wastewater services. The project will therefore 
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 
effects?

Discussion: All new stormwater resulting from this project will be managed on the project site, and will not 
enter existing storm water drainage facilities or require expansion of new drainage facilities.  Per the Storm 
Water Control Plan prepared for this project, stormwater will be controlled through several bioswale 
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 
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to serve the projects projected demand in 
addition to the providers existing 
commitments?

Discussion:  Per the WWMP, the capacity of the City’s wastewater treatment plant is 4.9 million gallons per 
day (MGD).  Existing flows to the wastewater treatment plant are approximately 2.9 MGD, so the plant has a 
remaining capacity of 2 MGD. The sizing of the existing and planned upgrades to the wastewater treatment 
facility includes development of this property within the improvement plan assumptions.  Therefore, it can be 
determined that the City has adequate capacity to accommodate the wastewater estimated to be produced by 
the proposed project.

f. Be served by a landfill with sufficient 
permitted capacity to accommodate the 
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 it can be determined that the City’s 
landfill has adequate capacity to accommodate the proposed projects solid waste disposal needs.

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

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

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

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

Discussion: As noted in the Biological Resources section of this Initial Study, this is an infill site and there 
are no protected biological resources located on or near the project site, and there are no waterways on or near 
it that provide habitat for fish or other aquatic species. The existing oak trees will be protected with this 
development. There are also no historic resources located on the site.  The existing development envelop does 
not provide habitat for any protected species, and is covered with ruderal vegetation.  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 and traffic are not 
cumulatively considerable. With mitigation measures applied to this project it will not result in impacts that
are individually limited or cumulatively considerable.

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

Discussion: With mitigation measures applied as noted in VXIII b. above the project will not cause 
substantial adverse effects on human beings, either directly or indirectly.
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EARLIER ANALYSIS AND BACKGROUND MATERIALS. 

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

Earlier Documents Prepared and Utilized in this Analysis and Background / Explanatory Materials 

Reference # Document Title Available for Review at:

1 City of Paso Robles General Plan City of Paso Robles Community 
Development Department 

1000 Spring Street
Paso Robles, CA 93446

2 City of Paso Robles Zoning Code Same as above

3 City of Paso Robles Environmental Impact Report for General 
Plan Update

Same as above

4 2005 Airport Land Use Plan Same as above

5 City of Paso Robles Municipal Code Same as above

6 City of Paso Robles Water Master Plan Same as above

7 City of Paso Robles Urban Water Management Plan 2010 Same as above

8 City of Paso Robles Sewer Master Plan Same as above

9 City of Paso Robles Housing Element Same as above

10 City of Paso Robles Standard Conditions of 
Approval for New Development

Same as above

11 San Luis Obispo County Air Pollution Control District 
Guidelines for Impact Thresholds

APCD
3433 Roberto Court

San Luis Obispo, CA 93401

12 San Luis Obispo County – Land Use Element San Luis Obispo County
Department of Planning

County Government Center
San Luis Obispo, CA 93408

13 USDA, Soils Conservation Service, 
Soil Survey of San Luis Obispo County, 

Paso Robles Area, 1983

Soil Conservation Offices
Paso Robles, Ca 93446

14 Gateway Design Standards Community Development 
Department

15 Paso Robles Bicycle Master Plan Same as above

Attachment 2 
Initial Study / Draft MND
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Attachments:

1. Vicinity Map 
2. Site Plan & Landscaping Plans 
3. Floor Plans 
4. Elevations 
5. Arborist Report 
6. Parking Study 
7. Air Quality and GHG Assessments 
8. Water Demand Analysis 
9. Noise Study 
10. Trip Generation and Parking Analyis 
11. Stormwater Control Plan  
12. Mitigation Monitoring and Reporting Program 

Attachment 2 
Initial Study / Draft MND
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MEMORANDUM

TO:     Susan DeCarli

FROM:    John Falkenstien

SUBJECT:   PD 15-002 The Oaks Senior Living Community
       
DATE:   August 25, 2015 

Streets

The project is located at on the southeast corner of South River Road and Serenade Drive.  The 
frontage of South River Road will be completed with this project.  South River Road, south of 
Serenade Drive, is classified as a two-lane divided arterial in the Circulation Element of the 
General Plan.

The site plan provided by the applicant allows for on-street parking.  We support the concept of 
on-street parking and therefore we recommend that the sidewalk on South River Road be placed 
adjacent to the curb, so that those using the parking have ready access to the sidewalk.

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 a bio-retention treatment area in the South River Road right-of-way.  

Sewer and Water

There is a 20-inch sewer line in South River Road available to serve the project.

There is a 16-inch water main in the South River Road right-of-way, however, this water main is 
located in the area that will be become the stormwater retention area.  The 16-inch water main will 
have to be relocated for the length of the frontage of the property.

The site plans indicate an on-site public water main.  The on-site water main will not be accepted 
by the City.  Back-flow prevention devices will be needed beyond each connection to the City 
water mains in S. River Road and Serenade Drive.  Therefore the water line will have to be 
located outside of the access lanes shown and these backflow devices will have to be screened 
by heavy landscaping or walls.  The screening devices should be shown.

Attachment 10 
Memorandum from

City Engineer
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Conditions

Prior to occupancy, the applicant shall improve the frontage of South River Road with curb, gutter, 
sidewalk and paving in accordance with plans approved by the City Engineer.

Prior to occupancy, the applicant shall relocate the existing 16-inch water main for the length of 
the frontage of the project in accordance with plans approved by the City Water Division.

Prior to occupancy, all overhead utilities adjacent to property along S. River Road shall be 
relocated underground.

Attachment 10 
Memorandum from
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RESOLUTION NO.  

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

RECOMMENDING ADOPTION OF A MITIGATED NEGATIVE DECLARATION  
AND MITIGATION MONITORING AND REPORTING PROGRAM FOR THE

“THE OAKS AT PASO ROBLES” – ASSISTED RESIDENTIAL CARE LIVING FACILITY
LOCATED AT THE CORNER OF SOUTH RIVER ROAD AND SERENADE DRIVE

APN 009-815-007, APPLICANT – B.A. HOFFMAN HOLDINGS, LLC 

WHEREAS, an application for Planned Development 15-002 and Conditional Use Permit 15-004 has 
been filed by BA Hoffman Holdings, LLC; and 

WHEREAS, Planned Development 15-002 and Conditional Use Permit 15-004 were filed for 
development of an assisted residential care living facility including 73 units for assisted living and 24 
memory care units.  The development is proposed to be 3-stories, and 68,000 square feet, and includes 
studios, 1-bedroom and 2-bedroom units with private bathrooms and kitchenettes; and 

WHEREAS, the project is consistent with the applicable policy and regulatory documents of the City, 
including the following:

General Plan, Land Use Element - Residential Multiple Family (RMF-20) land use 
designation – the project would “…provide a transition zone between single-family residential 
neighborhoods and higher-intensity land uses…” ; and

General Plan, Housing Element – “Develop a range of housing types, densities, and 
affordability levels to meet the diverse needs of the community…” ; and

Zoning District of Residential Multi-Family (R4-PD) – “The…R4…multiple-family residential 
district(s) (zones) are established to provide for multiple-family residential development…These 
districts implement the residential multiple-family land use categories as described in the land use 
element of the City's General Plan  – the project is a “conditionally permitted” use in the R4 
District…” and

Economic Strategy – the project supports land use efficiency and infill development of the 
Economic Strategy:  “To minimize economic, social, and environmental costs and efficiently use 
resources and infrastructure, new development should take place in existing urbanized areas 
before using more agricultural land or open space.”

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 20-day public review period beginning on August 10, 2015 and concluding September 8, 2015.  The 
Draft MND/Initial Study dated August 10, 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 

Attachment 11 
Resolution to Recommend 

Adoption of Draft MND
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project through the City’s adoption of a Mitigation Monitoring and Reporting Program (MMRP) in 
compliance with CEQA Guideline 15074(d).  These mitigation measures are imposed on the project to 
address potential environmental effects from: aesthetics, air quality; biology, and transportation.  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 

WHEREAS, mitigation measures set forth in the MMRP are specific and enforceable. The MMRP 
adequately describes implementation procedures, monitoring responsibility, reporting actions, 
compliance schedule, and verification of compliance in order to ensure that the Project complies with the 
adopted mitigation measures; and

WHEREAS, the mitigation measures contained in the MMRP will also be imposed as enforceable 
conditions of approval; and 

WHEREAS, the applicant has executed a Mitigation Agreement whereby the applicant has agreed to 
incorporate all of the mitigation measures listed in Exhibit 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 September 8, 2015 to 
consider the Initial Study and the draft MND prepared for the proposed project, and to accept public 
testimony on the Planned Development and environmental determination; 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, recommends adoption of the Mitigated Negative Declaration for The Oaks at Paso Robles,
and the Mitigation Monitoring and Reporting Program attached hereto as Exhibit A, to the City Council, 
and imposes each mitigation measure as a condition of approval, in accordance with the Statutes and 
Guidelines of the California Environmental Quality Act (CEQA) and the City’s Procedures for 
Implementing CEQA. 
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PASSED AND ADOPTED this 8th day of September, 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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DRAFT RESOLUTION A 

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

RECOMMENDING APPROVAL TO THE CITY COUNCIL FOR 
PLANNED DEVELOPMENT 15-002 AND CONDITIONAL USE PERMIT 15-002 

“THE OAKS AT PASO ROBLES” – ASSISTED LIVING RESIDENTIAL CARE FACILITY
LOCATED AT THE CORNER OF SOUTH RIVER ROAD AND SERENADE DRIVE

APN 009-815-007 

WHEREAS, an application has been filed by B.A. Hoffman Holdings, LLC for The Oaks at Paso Robles - 
Assisted Living Residential Care Facility, to request consideration of the following entitlements:

Planned Development 15-002 – a request to develop an 101 resident assisted living residential 
care facility with 73 assisted living units, 24 units for memory care residents, and ancillary support 
uses.  The 3-story building is proposed to be up to 68,000 sf; and

Conditional Use Permit 15-004 – a request to develop an assisted living residential care facility 
with more than 6 residents at this location. 

WHEREAS, Section 21.23.030 (2) of the Zoning Code requires approval of a Development Plan for 
projects subject to the California Environmental Quality Act, that consist of 5 or more dwelling units per 
lot, and/or proposes commercial construction of 10,000 sf or more; and 

WHEREAS, the subject property is designated in the General Plan as Multi-Family Residential (RMF-
20), and it is zoned Multi-Family Residential with a Planned Development Overlay (R4-PD), and 
residential care facilities are permitted with approval of a Conditional Use Permit; and

WHEREAS, under Section 21.161.060 (B) of the Zoning Ordinance the City may permit residential care 
facilities with increased densities than the underlying zoning district density, on a case-by-case basis, 
with approval of a Conditional Use Permit; and 

WHEREAS, the maximum height in the R-4 zone is 40 feet and the project is proposing a building with 
an average maximum height of 42’-4”.  Under Section 21.16A.10.i. of the Zoning Ordinance, the City 
may permit modifications to height standards, where specific findings can be made.  This application 
includes a request to modify the 40 foot height standard under these provisions in accordance with the 
following findings: 

a. The granting of this permit will not adversely affect the policies, spirit and intent of the general 
plan, applicable specific plans, the zoning code and all other adopted codes, policies and plans of 
the city; 

b. The proposed project maintains and enhances significant natural resources on the site; 

c. The proposed project is designed to be sensitive to, and blend in with, the character of the site and 
surround area, and would not have an adverse effect on the public views from nearby roads and 
other public vantage points;  

Attachment 12 
Resolution to Recommend 

Adoption of PD 15-002 and CUP 15-002
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d. The proposed project's design and density of the developed portion of the site is compatible with 
the established character and scale of surrounding development and would not be a disharmonious 
or disruptive element to the neighborhood;  

e. The development would be consistent with the purpose and intent of this chapter and would not be 
contrary to the public health, safety, and welfare; and  

f. Modification of the standards as set forth in this chapter or elsewhere in the zoning ordinance shall 
only be approved upon a finding that greater public benefit would be achieved through such 
modifications. Additionally, for planned development projects that are seeking an increase in 
allowable building heights, modification of the height limitations shall only be approved upon a 
finding that the proportion, scale, and nature of the project is such that the modifications would 
not create an adverse visual impact nor compromise the safety of occupants. 

WHEREAS, the frontyard setback in the R-4 zone is 25 feet from an arterial road and the project is 
proposing a variable setback that ranges from 10 to 14 feet.  Under Section 21.16A.10 of the Zoning 
Ordinance, the City may permit modifications to applicable development standards, where specific 
findings can be made that determine a project would result in better design or greater public benefit.
This application includes a request to modify the front 25 foot setback standard under these provisions in 
accordance with the following findings: 

a. The project, as proposed with a reduced front setback, would reduce the amount of grading into 
the hillside slope, thereby reducing impacts to the natural topography of the site, and the reduced 
setback would minimize alterations to the land and result in a better design that may otherwise be 
necessary if the building were setback further into the site; and

b. The project would provide high-quality architectural design and building articulation.  With 
flexibility in the front setback standard, it would still achieve an “effective” setback of over 30
feet to the street curb, through installation of a 11 to 14 foot wide landscaped front setback, five 
foot wide sidewalk, and a 20 to 30 foot wide bioswale (which varies in width along the property 
frontage), which separates the building from the street.  With articulated architectural design and 
an “effective” setback that exceeds the required setback, impacts of the building within the 
established setback would be minimized; and 

c. The project incorporates quality architectural design through integration of varying building 
heights and roofline treatments, recesses and projections in the building facades, balconies, and a 
several different types of building materials, textures and colors.  These features help reduce 
visual impacts that may otherwise result from modifying the front setback; and

d. Incorporation of architectural details help the project fit in with the surrounding development, and 
transition the existing single-family development to higher intensity uses to the north of the site.  
Modification of the setback would not result in a negative impact to the transition of uses 
provided by this development; and 

e. The project incorporates pedestrian sidewalks on street frontages as well as a bike lane on South 
River Road, and frontage improvements, and is therefore integrated in and consistent with the 
City’s circulation system.  These features help reduce visual impacts that may otherwise result 
from a modified front setback. 
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WHEREAS, the following findings are made for approval of the proposed Development Plan: 

a. The project is consistent with the goals and polices established in the General Plan, including, 
the Land Use Element - Residential Multiple Family (RMF-20) land use designation, since the 
project would, “…provide a transition zone between single-family residential neighborhoods 
and higher-intensity land uses…” , and the Housing Element since the project would, “Develop a 
range of housing types, densities, and affordability levels to meet the diverse needs of the 
community…” ; and 

b. The project is consistent with the Zoning Code, particularly the purpose and intent of the zoning 
district in which the project is located since the project is consistent with the conditionally 
permitted land uses in the R4-PD zone by providing multi-family housing; and 

c. The project is consistent with all other adopted codes, policies, standards, and plans for the City, 
since the project complies with the General Plan and all Zoning Code development standards 
(subject to findings and approval of setback modifications of the PD Overlay zone); and 

d. The proposed development plan will not be detrimental to the health, safety, morals, comfort, 
convenience and general welfare of the persons residing in or working in the neighborhood, or be 
injurious or detrimental to property and improvements in the neighborhood or to the general 
welfare of the City, since the project would provide needed assisted care residences and would 
provide an appropriate transition use between single-family development and commercial 
development.  The project would not result in significant traffic, light, glare, noise or other 
negative impacts in the vicinity; and 

e. The proposed development plan accommodates the aesthetic quality of the City as a whole, 
especially where development will be visible from gateways to the City and scenic corridors,
since the project would provide high-quality architecture that is well articulated, and incorporates 
quality building materials; and 

f. The proposed development plan is compatible with, and is not detrimental to, surrounding land 
uses and improvements, provides appropriate visual appearance, and contributes to the mitigation 
of any environmental and social (e.g. privacy) impacts since the project is designed to reduce 
grading to the extent possible, incorporates significant landscaping to soften the appearance of 
the building adjacent to the street, and the building would be set back a minimum of 100 feet 
from the nearest property to the west; and 

g. The proposed development plan is compatible with existing scenic and environmental resources 
such as hillsides, water courses, oak trees, vistas, historic buildings or structures since the project 
does not propose to construct or disturb the hillside area and oaks trees above the building 
envelope, thereby preserving views of the hillside and natural scenic qualities; and

h. The proposed development plan is consistent with the planned development overlay district and 
is in conformance with the findings listed in Section 21.16A.070, since the project meets the 
specific findings necessary to accommodate the request to reduce the required front setback by 
providing an “effective” front setback that would exceed the established setback requirements.
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WHEREAS, a public hearing was conducted by the Planning Commission on September 8, 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 20-day public review period beginning on August 10, 2015 and concluding September 8, 2015.  The 
Draft MND/Initial Study dated August 10, 2015 is incorporated by reference into this Resolution. 

NOW, 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 15-002 and 
Conditional Use Permit 15-004, subject to the following conditions: 

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
c. Landscape Plan (2 pages)
d. Grading and Drainage Plan
e. Utility Plan
f. Grading Cross Sections
g. Elevation Cross Sections
h. Building Elevations (3 pages)
i. Floor plans - 1st, 2nd , 3rd story 
j. Exterior Colors and Materials (2 pages)
k. Exterior Details
l. Retaining Wall Details

  

3. PD 15-002 and CUP 15-004 allows for construction of a 3-story, 68,000 sf assisted living 
residential care facility with 73 assisted living units and 24 memory care units, to provide 
housing for a maximum of 101 residents (which includes double occupancy of 4 units). 
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4. Prior to the issuance of a building permit the following final details shall be submitted for 
Development Review Committee review and approval: 

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;
f.  Retaining wall design

5. The site shall provide 43 onsite parking spaces for employees, visitors and residents.  Employees 
shall utilize on-site parking when available.

6. Prior to occupancy, the applicant shall improve the frontage of South River Road with curb, 
gutter, sidewalk and paving in accordance with plans approved by the City Engineer. 

7. Prior to occupancy, the applicant shall relocate the existing 16-inch water main for the length of 
the frontage of the project in accordance with plans approved by the City Water Division. 

8. Prior to occupancy, all overhead utilities adjacent to property along S. River Road shall be 
relocated underground. 

9. Prior to occupancy, the applicant shall enter into an agreement prepared by the City Attorney that 
requires the project operator to pay the full cost of emergency service calls above the per capita 
average for residential development.  The per capita average will be based on maximum 
occupancy of 101 residents.  The cost for emergency service fees shall be as established by a
resolution adopted by the City Council and will be adjusted annually based on inflation. 

Mitigation Measures - Conditions of Approval: 

10. The project shall be designed in accordance with the attached specific architectural features to 
ensure visual impacts are mitigated.

11. Air Quality 

a. Interior and exterior paints used during project construction shall have a maximum allowable  
VOC content of 150 grams per liter. 

b. The following measures are recommended to minimize nuisance impacts associated with 
construction-generated fugitive dust emissions:

1. Reduce the amount of the disturbed area where possible; 
2. 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; 

3. All dirt stock pile areas should be sprayed daily as needed;
4. 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;
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5. Reduce the amount of disturbed area where possible; 
6. 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;

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

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

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

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

11. 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;

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

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

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

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

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

c. The following measures are recommended to reduce emissions from motorized construction 
equipment: 

 1. Maintain all construction equipment in proper tune according to manufacturer’s 
specifications;

 2. Fuel all off-road and portable diesel powered equipment with ARB certified motor 
vehicle diesel fuel (non-taxed version suitable for use off-road); 

 3. Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner off-
road heavy-duty diesel engines, and comply with the State off-Road Regulation; 

 4. Use on-road heavy-duty trucks that meet the ARB’s 2007 or cleaner certification 
standard for on-road heavy-duty diesel engines, and comply with the State On-Road 
Regulation; 

5. 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;
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6. 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;

7. Diesel idling within 1,000 feet of sensitive receptors is not permitted;
8. Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors; 
9. Electrify equipment when feasible;
10. Substitute gasoline-powered in place of diesel-powered equipment, where feasible; and, 
11. Use alternatively fueled construction equipment on-site where feasible, such as 

compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel. 

d. The above mitigation measures shall be shown on grading and building plans. 

12. a. Prior to issuance of an occupancy permit, a permit to operate shall be obtained from the 
SLOAPCD for any diesel emergency back-up generator, 50 hp or greater, that is included as 
part of the project plans. If the applicant decides to add a permit-required generator to the 
facility after the occupancy permit, then this mitigation measure is official notice to the 
applicant that an APCD permit is required prior to the installation of the proposed generator. 

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

13. Development of an Asbestos Dust Mitigation Plan, which must be approved by the SLOAPCD 
prior to construction, and, development and approval of an Asbestos Health and Safety Program 
(required for some projects). 

Oak Tree Protection:

14. Prior to any construction work, approximately 5 oak trees shall require a minimum of canopy 
raising so that any grading equipment will not damage or break any of the branches.  Proper 
arboricultural practice dictates these trees have some weight reduction to aid long term 
preservation.  The trenching for the swale shall not exceed 2 feet in depth.  All spoils shall not be 
placed within any critical root zone.  Tree protection fencing is mandatory at the CRZ.  Trees to 
be saved shall be yellow taped.  Removal of limbs larger than 6 inches in diameter shall require a 
city approved permit.  Only 25% of live crown may be removed. Specific mitigations shall apply 
as provided in the Oak Tree Protection Plan.

Traffic Mitigation:

14. The project will be required to pay traffic mitigation fees to offset to offset its impacts to the 
citywide transportation network. 

15. The applicant will implement employee transportation demand measures to reduce traffic 
congestion, such as providing information on regional rideshare programs, bike racks, well as 
provide shuttle service to the multi-modal transportation center and downtown for residents and 
guests.  
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PASSED AND ADOPTED THIS 8th day of September, 2015, by the following roll call vote:

AYES:   
NOES:   
ABSENT:  
ABSTAIN:  

VINCE VANDERLIP, CHAIRMAN 
ATTEST:

_____________________________________________________
WARREN FRACE, PLANNING COMMISSION SECRETARY
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1
(Adopted by Planning Commission Resolution _________)

EXHIBIT A OF RESOLUTION

CITY OF EL PASO DE ROBLES 
STANDARD DEVELOPMENT CONDITIONS

Planned Development 15-002 Conditional Use Permit 15-002

Tentative Parcel Map Tentative Tract Map

Approval Body: City Council____________ Date of Approval: ____

Applicant: B.A. Hoffman Holdings, LLC Location: SW corner of South River Road and 
Serenade Dr.. _________

APN:009-815-007 _____

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 September 8, 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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(Adopted by Planning Commission Resolution _________)

 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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Section 2 - Exhibits
2.1  Exhibit A | Site Plan

3-STORY ASSISTED LIVING 1-STORY MEMORY CARE

SOUTH RIVER ROAD
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E

AREA OF 
SAFE DISPERSAL TRASH

ENCLOSURE

II EEENENENENENENNEENE TRTRTRTRTRTTRTRYYYYYYYYYYYEENENTRRYY
EEEEENENNENNNNNNENENNE TRTRTRTRTRTRTRTRTRTRTRTRRTRYYYYYYYYYYYYYYYYYYYYYYYYYYY

RETAINING WALL
Max. height = 3’-0”

RETAINING WALL
Max. height = 20’-0”

RETAINING WALL
Max. height = 20’-0”
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2.14  Exhibit N | Landscape Plan
Section 2 - Exhibits

KEYNOTE LEGEND

1 DECORATIVE VEHICULAR PAVING AT BUILDING DROP-OFF
2 DECORATIVE PEDESTRIAN PAVING
3 BIOSWALE PLANT MATERIAL (SEE PLANT LEGEND FOR TYPES)
4 NEW NATIVE OAK TREES PLANTED ON SLOPE
5 NATIVE GRASS & WILDFLOWER HYDROSEED MIX
6 VINES ATTATCHED TO RETAINING WALL 
7 TALL VERTICAL SHRUBS IN FRONT OF RETAINING WALL
8 FORMAL ROSE GARDEN
9 DINING TABLE AND CHAIRS, TYP.
10 PRE-FAB FIRE BOWL
11 SMALL RECIRCULATING FOUNTAIN
12 COLORFUL PERENNIALS AND GRASSES
13  PATIO FURNITURE
14 LANDSCAPE POT(S) WITH COLORFUL PLANTINGS
15 RAISED PLANTER WITH PERENNIALS
16 PROJECT MONUMENT SIGN TYPE ‘A’

17  PROJECT MONUMENT SIGN TYPE ‘B’

#

GRAND TERRACE ENLARGEMENT
SCALE: 1/8”=1’-0”

2

2

8

99
10

10

1515

13

13

14

14

INTERIOR COURTYARD ENLARGEMENT
SCALE: 1/8”=1’-0”

2

2

11

12

12 13

14

SECTION A-A
SCALE: 1/8”=1’-0”

PROJECT MONUMENT SIGN TYPE ‘A’      TYPE ‘B’
NOT TO SCALE

GRAND TERRACE- 
SEE ENLARGEMENT 
ABOVE

INTERIOR COURTYARD- 
SEE ENLARGEMENT 
ABOVE

1

2

3
3

4
4 5

5

6

6

6

7 7

8

12 12

12

12

SOUTH RIVER ROAD
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2.15  Exhibit O | Plants & Materials

A     B     C     D    E     F     G    H     I 

J     K     L     M     N    O     P    Q     R

S     T    U    V     W    X     Y     Z     AA

TREES
CERCIS OCCIDENTALIS / WESTERN REDBUD    24” BOX FLOWERING ACCENT. FALL COLOR.
CHITALPA X TASHKENTENSIS ‘PINK DAWN’ / CHITALPA  24” BOX PINK FLOWERS. DECIDUOUS.
LIRIODENDRON TULIPIFERA / TULIP TREE    15 GAL TALL DECIDUOUS. FALL COLOR. FLOWERING.
PLATANUS RACEMOSA / CALIFORNIA SYCAMORE   15 GAL LARGE DECIDUOUS.    
QUERCUS AGRIFOLIA / COAST LIVE OAK    15 GAL LARGE NATIVE EVERGREEN.
QUERCUS LOBATA / VALLEY OAK     15 GAL LARGE NATIVE DECIDUOUS.
ROBINIA x AMBIGUA ‘PURPLE ROBE’ / LOCUST   24” BOX MEDIUM DECIDUOUS. PURPLE FLOWERS

SHRUBS
ABELIA GRANDIFLORA ‘EDWARD GOUCHER’ / SHINY ABELIA 5 GAL  REDDISH NEW GROWTH. PINK FLOWERS.
CARPENTERIA CALIFORNICA / BUSH ANENOME   5 GAL  WHITE FLOWERS. SHADE TOLERANT.
EUONYMUS JAP. ‘SILVER KING’ / VARIEGATED EONYMUS  5 GAL  VARIEGATED FOLIAGE
HETEROMELES ARBUTIFOLIA / TOYON    5 GAL  RED BERRIES, WHITE FLOWERS
RHAMNUS CALIFORNICA ‘EVE CASE’ / COFFEEBERRY  5 GAL  MOUNDING SHRUB W/ RED BERRIES
ROSA FLORIBUNDA ‘ICEBERG’ / ICEBERG ROSE   5 GAL  WHITE FLOWERS.
VIBURNUM ‘SPRING BOUQUET’ / LAURUSTINUS    5 GAL  WHITE FLOWERS. SHADE TOLERANT.

PERENNIALS
ACHILLEA MILLEFOLIUM / YARROW     1 GAL  YELLOW FLOWERS
HEUCHERA MAXIMA / CORAL BELLS     1 GAL  PINK/RED FLOWERS
NEPETA FAASSENII / CATMINT      1 GAL  PURPLE FLOWERS
PENSTEMON HETEROPHYLLUS SPS. / FOOTHILL PENSTEMON 1 GAL  PINK & PURPLE FLOWERS
SALVIA SPS. / SAGE        1 GAL  RED / PINK / PURPLE FLOWERS

ORNAMENTAL GRASS
CALAMAGROSTIS ‘KARL FOERSTER’ / FEATHER REED GRASS 1 GAL  UPRIGHT FOLIAGE. 
PENNISETUM ‘FAIRY TAILS’ / FAIRY TAILS FOUNTAIN GRASS 1 GAL  BRIGHT GREEN FOLIAGE. 

GROUNDCOVER
ROSMARINUS OFFICINALIS ‘BOULE’/ TRAILING ROSEMARY 1 GAL  LARGE SCALE. LIGHT PURPLE FLOWERS 
COTONEASTER ‘LOWFAST’ / BEARBERRY COTONEASTER  1 GAL  LARGE SCALE. RED BERRIES.
ROSA ‘FLOWER CARPET’ / FLOWER CARPET ROSE   1 GAL  RED / PINK / WHITE FLOWERS

BIOSWALE / BIORETENTION
JUNCUS PATENS / CALIFORNIA GREY RUSH    1 GAL  VERTICAL GROWTH
LEYMUS COND. ‘CANYON PRINCE / WILD RYE   1 GAL  BLUE FOLIAGE
MUHLENBERGIA RIGENS / DEER GRASS    1 GAL  GREEN FOLIAGE. CREAM FLOWER STALKS.

A
B
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D
E
F
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H
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AA

HARDSCAPE MATERIALSSITE FURNISHINGS / AMENITIES

PROPOSED PLANT LIST
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Exhibit C - Landscape Plan
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Section 2 - Exhibits
2.11  Exhibit K | Grading & Drainage Plan

THE OAKS
PRELIMINARY GRADING

& DRAINAGE
PARCEL 009-815-007

GRADING AND DRAINAGE / UTILITY LEGEND

LOCATION MAP

SHEET INDEX

SITE

SOUTH RIVER ROAD
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Exhibit D - Grading and
Drainage Plan
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Section 2 - Exhibits
2.12  Exhibit L | Utility Plan

PRELIMINARY UTILITY LEGEND

THE OAKS
PRELIMINARY

UNDERGROUND DESIGN
PARCEL 009-815-007
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Exhibit E - Utility Plan
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2.13  Exhibit M | Site Sections

SITE SECTION

SITE SECTION

SITE SECTION

THE OAKS
SITE CROSS SECTIONS

PARCEL 009-815-007
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Exhibit F - Grading Cross
Sections
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Site Section A through South River Road showing neighbors to the west

South River Road elevation showing Serenade Drive & Kennedy Club F itness to the north

2.4  Exhibit D | Site Section & Elevation

SOUTH RIVER ROAD
PRIVATE DRIVE

NEIGHBORING
HOMES

PORTE COCHERE

TOP OF RIDGE
KENNEDY CLUB FITTNESS

791.15

TOP OF RIDGE
ASSISTED LIVING BUILDING

787.33

SERENADE
DRIVE

779.60

TOP OF RIDGE
ASSISTED LIVING BUILDING

787.33
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Exhibit G - Elevation Cross
Sections
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Section 2 - Exhibits
2.3  Exhibit C | Building Elevations

Main Elevation (from South River Road)

Grand Terrace Transit ion from 3-story Ass isted L iv ing to
1-story Memory Carey y

Ass isted L iv ing & Sun Room Tower

1 2 3

321

39’ 4”
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Exhibit H - Building
Elevations 1
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Front E levation (from pr ivate dr ive)

Formal Dining Grand EntryLoading & Del ivery Area
(Transit ion from Ass isted L iv ing to Memory Care)( g y )

4 5 6

654

39’ 4”
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Exhibit H - Building Elevations 2
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North E levation (from Serenade Dr ive) South Elevation (from pr ivate dr ive)

7 8 9 10

Porte Cochere Entry from
Serenade Drive

Porte Cochere Entry from 
Pr ivate Dr ive

Sun Tower f rom Serenade Drive Sun Tower f rom Pr ivate Dr ive

7 8 9 10
39’ 4”

39’ 4”

Section 2 - Exhibits
2.3  Exhibit C | Building Elevations
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Exhibit H - Building Elevations 3
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2.2  Exhibit B | Building Floor Plans

Third Floor | Ass isted Liv ing - 22,178 SFThird Floor | Ass isted Liv ing 22,178 SF

Second Floor | Ass isted L iv ing -  22,577 SF

Fi rst  F loor | Ass isted L iv ing -  22,498 SF,  Memory Care -  15,451 SF

Assisted L iv ing Residential  Units

Administ rat ion

Ass isted L iv ing Common Area

Common/Publ ic

Service

Memory Care Residential  Units

Memory Care Common Area

Circulat ion

PROGRAM KEY:
• Assisted Living = 73 units
• Memory Care = 24 units
• TOTAL = 97 units
• Parking = 43 spaces

BUILDING SUMMARY:
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Exhibit I - Floor Plans
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2.5  Exhibit E | Building Exterior Color & Materials
Section 2 - Exhibits

Image Examples of Selected Roof Mater ial
GAF | Timberline Cool Series - Weathered Wood
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Exhibit J - Exterior Color and
Materials 1
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Trim

LEGEND
Weathered Wood Timberline Cool Series Composition  Shingle

Zinc Metallic Corrugated Metal Metal Awnings

Main Body White Hyacinth SW 0046 Stucco Area

Accent Body 1 Olive Grove SW 7734 Accent Stucco & Siding Areas

Accent Body 2 Riverway SW 6222 Accent Stucco Area

Accent Body 3 Mannered Gold SW 6130 Accent Stucco Area

Siding 1 Rookwood Brown SW 2806 Horizontal Lap Siding

Trim 1 Rookwood Dark Brown SW 2808 Fascias, Door & Window Trim, Barge Rafter, 
Wood Brackets, Stucco Trim

Trim 2 Rookwood Red SW 2802 Brackets, Gable Siding, Balconet

Stone Craft Split Modular Masonry

Trim 1

Main Body

Trim 2

Accent Body 1Roofing

Stone

Siding 1

Accent Body 2

Accent Body 3

Metal Roofing
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Exhibit J - Exterior Colors and
Materials 2
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Section 2 - Exhibits
2.9  Exhibit I | Trash Enclosure, Railing, Windows & Lighting

PTAC Integrated into Window System

LED Street L ights

Inter ior & Exter ior
Decorat ive L ight F ixturesImage Example of Rai l ing System

Rai l ing Detai l

DECORATIVE METAL SWOOP FORMS 
(REPRESENTING THE ROLLING 

LANDSCAPE OF PASO ROBLES) 
WELDED AT VERTICAL SUPPORTS
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Exhibit K - Exterior Details
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2.10  Exhibit J | Stem & Retaining Wall

These image examples show design intent only.   The actual color &
mater ial  select ion may vary.
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Exhibit L - Retaining Wall
Details
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