
TO:  Planning Commission

FROM: Darren Nash, Associate Planner

SUBJECT: Cabernet Links RV Resort and Golf Course – 290 space RV resort / Links Golf Course
 Variance (VR 17-001) (Relief from Underground Utility Requirement)
 Planned Development (PD 15-004)
 Conditional Use Permit Amendment (CUP 94-005)
 Vesting Tentative Tract Map 2962 (TR 3088)
 Draft Mitigated Negative Declaration (MND)

Location:  5151 Jardine Road, APN 025-436-029 & 025-346-030

Applicant: Vino Vista, LLC – Tom Erskine

DATE: February 28, 2017 

Needs: For the Planning Commission to consider adopting a Mitigated Negative Declaration (MND), 
and approve Planned Development (PD 15-004), Conditional Use Permit Amendment (CUP 
94-005), Vesting Tentative Tract Map (VTTM 3088), and Variance (VAR 17-001) (Relief from
Underground Utility Requirement) for the 290 space RV Resort to be established within the
existing 18-hole golf course located at 5151 Jardine Road.  See Attachment 1, Location Map.

Facts: 1. CUP 94-005 was approved in 1994 establishing the Links Golf Course, an 18-hole golf
course that is currently operating on the site.

2. Subsequent to the Links Course, the Vista Del Hombre (VDH) project was approved on
the project site in 2007, under previous ownership, which included the construction of a
154,340 square foot manufacturing /light – industrial complex to be built in conjunction
with the golf course (PD 06-021). The project also included subdividing the property into
39 lots to accommodate the industrial buildings (Tract 2716).

3. The VDH project was never developed, however since Tract 2716 was recorded, the 39
lots currently exist and the VDH project remains entitled for the lots.

4. The applicant, Tom Erskine, proposes to dissolve the VDH lots by re-subdividing the
project site into nine (9) lots.  The proposed lot sizes and improvements are provided
below. See Attachment 3 – VTTM 3088, and Attachment 2 – Site Plan.

Lot 1:  188 acres (Golf Course / RV Resort) 
Lot 2-7: 1 to 2 acres (Commercial Lots) 
Lot 8:  9.93 acres (Vineyard Lot) 
Lot 9:  1.05 acres (Vineyard Lot) 

5. The Cabernet Links RV and Golf Resort will utilize the existing driveway off of Jardine
Road as the main access. There will be a secondary driveway off Jardine north of the main
entrance to access Commercial Lot 7. The only access taken from Beacon Road would be
for emergency ingress and egress.
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6. Along with the proposed development plan is a request for a variance (VAR 17-001). Mr. 
Erskine is requesting that the Planning Commission approve the variance that would 
eliminate the requirement to underground the existing overhead utility lines. The lines 
enter the site from the east and continue west along the entrance driveway into the site 
and terminate at the projects western boundary adjacent to the neighboring vineyard. 
Refer to further discussion of this issue in the Analysis section of this report. See 
Attachment 4 – Applicant’s Variance Letter. 

7. The property is designated in the General Plan, Land Use Element as Business Park and 
has an Airport (AP) zoning designation, and Planned Development and Airport Overlay.  
The proposed project is consistent with the applicable land use designation and zoning.  
The site is located predominately in Airport Safety Zone 5, and partially in zones 4.

8. The City has received multiple public comments from neighbors in the vicinity of the 
project site. The comments are attached to this staff report as Attachment 5. The 
comments relate to this projects impacts relate to traffic, ground water, aesthetics, Jardine 
Road conditions, and noise. Each of these issues is discussed further in the Analysis and 
Conclusions section of this report. 

9. In accordance with the California Environmental Quality Act (CEQA), an environmental 
analysis/Initial Study and a draft Mitigated Negative Declaration (MND) was prepared. 
See Attachment 6, Initial Study/MND.

Analysis and 
Conclusion: Project Design

The Cabernet Links RV resort will operate within the existing golf course and vineyard 
areas. The resort will utilize the three existing buildings that originally started construction 
but never finished the Links Golf Course (CUP 94-005). The vineyard and golf course will 
separate the RV sites from Jardine and Beacon roads, except for the west end of Beacon 
road, where the sites are located along the road. The architectural theme of the resort will 
have an agrarian-wine country style, including the use of masonry, wood and metal.
The RV resort would be developed in 5 phases:

Phase I: Construct RV resort including 47 sites, completion of the three existing 
buildings as golf and RV resort buildings. The golf course will remain in 
operation and be altered in areas to accommodate the development of RV 
sites;

Phase II: 96 sites;
Phase III: 56 sites;
Phase IV: 49 sites;
Phase V: 42 sites;

Commercial Lots

The project includes the formation of five lots, where four lots are 1 acre in size and one 
lot is 2 acres. These lots are intended to have golf course and RV resort related uses, 
including winery and brewery related uses. Lot 7 is located adjacent to Jardine Road is 
intended to be a convenience store will all access from inside the project, that could serve 
not only the visitors of the project, but also the Jardine area residents.
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Previous Entitlements 

Links Golf Course: 

 PD 94-003: with the approval of the Cabernet Links Golf and RV Resort, the 
existing 18-hole golf course will continue to operate. With the new resort project,
the development plan for the Links Course (PD 94-003/ Res. 94-036) will be 
superseded. The development and site planning for the resort project would be 
approved under the new development plan (PD 15-004) and associated conditions 
of approval. 

 CUP 94-003: the CUP will remain allowing for the operation of the golf course in 
the AP Zone, with amendments to accommodate the Cabernet Links Resort 
project. See CUP Resolution, Attachment 10. 

Vista del Hombre:

 PD 06-021: the PD for Vista del Hombre will be eliminated by the approval of the 
new resort project.  

 Tract 2716: the existing 39 lots created with Tract 2716 will be eliminated with the 
recordation of Vesting Tentative Tract 3088, which would re-subdivide the 230 
acre site in to 9 lots as described above.

Traffic

A Traffic Impact Analysis (TIA) was prepared for the project by Associated Transportation 
Engineers (ATE) dated December 2016. The traffic and circulation study contains an 
analysis of potential traffic impacts associated with development of the Cabernet Links & 
RV Resort proposed in the City of Paso Robles. The study reviews Existing, Existing + 
Project, Cumulative, Cumulative + Project traffic conditions in the vicinity of the site. See 
TIA, attachment 19 of Mitigated Negative Declaration (attachment 6 of this Staff Report).

The following intersections were evaluated during the weekday morning (7-9 AM) and 
evening (4-6 PM) time periods under Existing, Near-Term, and Cumulative conditions with 
and without the project:

1. State Route 46 (East)/Jardine Rd.
2. Jardine Rd. / Project Driveway  

The TIA indicates that under existing conditions the Level of Service (LOS) of the Project 
Entrance/Jardine Rd. intersection operates at a LOS A, and will continue to operate at an 
LOS A with the existing plus the project. 

The TIA indicates that under existing conditions the Level of Service (LOS) of the SR 
46E/Jardine operates at a LOS B, which would elevate to a LOS C with the existing plus 
the project. 

The SR 46E/Jardine Road intersection is controlled by Caltrans, which has a target of LOS 
C or better operations. The TIA concludes that the project impacts on traffic is less than 
significant.
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Jardine Road Improvements

The portion of Jardine Road located within City limits is currently in poor condition.  
Policies associated with land development within the City have always included conditions 
for adjacent street improvements.  Conditions of approval have been included with the 
project that will require that Jardine Road frontage be improved as follows:

a) The full width of Jardine Road paving shall be rehabilitated from Beacon Road to the 
project entrance in accordance with plans approved by the City Engineer prior to 
occupancy of Phase I.

b) The full width of Jardine Road paving shall be rehabilitated from the south project 
entrance to the north project entrance in accordance with plans approved by the City 
Engineer prior to occupancy of Phase III.  The applicant will be responsible for the 
cost of the paving west of centerline on this portion of the project. The City will be 
responsible for the eastern half of the road improvements. 

c) The full width of Jardine Road paving shall be rehabilitated from the north project 
entrance to the north boundary of the project in accordance with plans approved by 
the City Engineer prior to occupancy of Phase IV.  The applicant will be responsible 
for the cost of the paving west of centerline on this portion of the project. The City 
will be responsible for the eastern half of the road improvements.

Neighborhood Compatibility

The project consists of maintaining the existing vineyards and golf course and developing 
a 290 space RV resort within the existing vineyards and golf course. The existing vineyards 
and golf course will buffer views of buildings and recreational vehicles from the 
surrounding residential and from Jardine Road. In areas that are not vineyards, landscaping 
will be added to help buffer the site from the neighboring properties.

While there will be areas of the site where RVs will be able to be seen, such as at the west 
end of Beacon Road, most of the project will be buffered by the vineyards and the golf 
course.

The main entrance to the resort will continue to be the driveway off Jardine Road. The 
entrance to the site from Beacon will be gated and be for secondary emergency access only. 
The intent is for Beacon Road to remain rural in nature, as it exists today.

Beyond golf tournaments, the project will have the ability to utilize the clubhouse banquet 
area for club gatherings such as cooking seminars, wine related functions, educational 
retreats, and other similar special events. Special events could occur within the buildings as 
well as outdoor areas in close proximity to the buildings, such as in a temporary tent area. 
The amended conditional use permit will include conditions of approval that would limit 
times for special events, and address noise impacts related to amplified music related to an 
event.

Vineyards

Crop production (vineyards) is a permitted use in the AP-PD zoning district. The 
establishment of vineyards does not require a permit/review process from the City. While 
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the vineyards provide an agricultural use on the site, they also provide a buffer between the 
road and the golf course.

The project is adjacent to existing vineyards located to the west and north of the project 
site. There are areas where the RV sites back up to the neighboring vineyards. The applicant 
has indicated that the RV sites will be at least 25-feet from the fence line to the adjacent
vineyards.

Water Resources

The existing golf course and vineyards will continued to be served with the use of wells. 
All new RV resort and commercial uses will be required to be served by City water. The 
WSE indicates that the project proposes to increase ground water pumping by an additional 
23 acre feet per year (AFY) by watering additional golf course turf and vineyard area beyond 
the current program. The City discourages the increase of ground water pumping for the 
proposed resort project, therefore the project will need to come up with a design alteration 
that would reduce the ground water pumping by 23AFY to the historic 414 AFY. 
Additionally, there is a requirement to meter the existing well(s) so that monitoring of the 
wells can verify how much water is being pumped.

Variance – Utility Lines

There is an existing overhead utility line that begins at Jardine Road then continues west 
on to the project site. A condition of approval that requires undergrounding of the utility 
line has been placed on the property since CUP 94-005 was approved for the Links Course. 
The Planning Commission has allowed time extensions since 1996 for outstanding 
conditions of approval related to CUP 94-005, including the undergrounding requirement.

The applicant is requesting that the Planning Commission approve Variance 17-001, to 
allow for the utility lines to stay above ground. Mr. Erskine indicates in the letter of request, 
that the construction necessary to place the line underground would be costly, disrupt 
existing improvements and creek areas, and be consistent with the other utility lines along 
Jardine Road that will remain above ground. See Variance Letter, Attachment 4. 

Airport Land Use Plan (ALUP) Consistency

The project location is predominantly within the planning impact area of the Paso Robles 
Airport Land Use Plan (ALUP), Safety Zones 5.  A minor portion of the site ( is within 
Zone 3, which is the corner of the site at the west end of Beacon Road. The project has 
been designed so that no RV sites are in Zone 3. The ALUP includes a Land Use Matrix, 
Table 6, that describes land uses that may be compatible (e.g. “permitted”) or prohibited 
in various zones.  Land uses in Zone 3 is restrictive.  No development is proposed in Zone 
3 with this project, therefore, the project would not conflict with ALUP Zone 3.  ALUP 
Zones 5 permit certain types of uses, including RV parks, golf courses and retail 
commercial.  Per Table 5, of the ALUP, there are additional density-specific restrictions 
that apply to different zones, as follows:

Zone 5 - The intensity of uses shall not exceed an average 150 persons per gross acre, 
maximum 450 persons per single acre, at any time. Usage calculations shall include all 
people (e.g., employees, customers/visitors, etc.) who may be on the property at any single 
point in time, whether indoors or outside.
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Based on the RV Resort and Golf Course being on a 188 acre parcel, the site is large enough 
where complying with the average of 150 persons per acre is not an issue. Additionally, it 
is not anticipated that there would be a need for up to 450 people on any 1-acre area of the 
site.

When taking in consideration the uses and building occupancy requirements the maximum 
density of people for all three of the resort buildings could be up to 450. 

Additionally, conditions of approval have been added to the development plan and 
conditional use permit that would limit any tournament or event to have a maximum of no 
more than 450 people unless a Temporary Use Permit has been obtained. 

Public Comments Received 

The City has received multiple comments from Jardine area residents expressing their 
concerns with the project (see Public Comments, Attachment 5). Most of the concerns 
relate to traffic, ground water use, the condition of Jardine Road, and impacts from the 
RV’s such as noise and aesthetics.

Each of these issues are discussed above in the analysis and conclusion section of this 
report. Conditions of approval have been added to this project to help address these 
concerns. 

The Cabernet Golf and RV Resort project will replace the currently entitled Vista Del 
Hombre project that would allow for the development of 154,000 square feet of 
commercial/light-industrial development over 39 individual lots. The Cabernet project 
helps preserve the golf course and add a tourist destination use consistent with the City’s 
General Plan and Economic Strategy goals.

Policy
Reference: Paso Robles General Plan, Economic Strategy, Zoning Ordinance, CEQA Guidelines, 

Airport Land Use Plan, Urban Water Management Plan. 

Fiscal Impact: Expansion of hotel and lodging accommodations is identified in the City’s Economic 
Strategy.  RV parks have been determined to have a net positive fiscal impact on the City’s 
revenues due to receipt of transient occupancy taxes.
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Options: After opening the public hearing and taking public testimony and considering the staff report
and proposed Initial Study and Mitigated Negative Declaration, the Planning Commission is 
requested to take one of the actions listed below:

1. Approve the Cabernet Links RV and Golf Resort project amendment by approving the 
following four resolutions by separate motions: 

a. Approve Draft Resolution A, certifying the Mitigated Negative Declaration for 
the project; and

b. Approve Draft Resolution B, approving Variance 17-001; and

c. Approve Draft Resolution C, approving Planned Development 15-004; and

d. Approve Draft Resolution D, approving Conditional Use Permit 94-005 
Amendment; and

e. Approve Draft Resolution E, approving Vesting Tentative Tract Map 3088. 

2. Amend the above-listed action.

3. Refer this item back to staff or the DRC for additional analysis.

4. Deny either Draft Resolution A, B, C, D or E based on specific findings.

Attachments:
1. Vicinity Map
2. Site Plan
3. Vesting Tentative Parcel Map 3088
4. Variance Letter - Applicant
5. Public Comments
6. Resolution A –adopt a Mitigated Negative Declaration
7. Resolution B -  approve Variance 17-001
8. Resolution C - approve a Planned Development Amendment 08-002  
9. Resolution D –approve Conditional Use Permit Amendment 94-005
10. Resolution E – approve Vesting Tentative Tract Map 3088
11. Notices
12. Exhibit A (Resolution A) Draft Mitigated Negative Declaration/Initial Study
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From: Jerrod Krenkel
To: Planning
Cc: Jerrod Krenkel
Subject: Planned Development 15-004
Date: Friday, February 10, 2017 7:09:05 PM

To Paso Robles City Managers,

I am a resident of the Jardine area.  I live with my family on Beacon Road adjacent to the Links
Golf Course.  I have recently received notice that the owners of the golf course wish to add a
290 space RV park to their property.  I am pleased that the City is soliciting input regarding this
important decision. 

I must make my opening comments on this issue regarding what I already know about the
owners of the golf course.  Roughly two years ago, the golf course removed several acres of
coyote brush and replaced the brush with grapes.  When we contacted the City regarding this,
we were informed that since they had replaced one type of vegetation with another, they had
essentially offset the environmental impact of planting grapes during a historic drought
period.  It's hard to comprehend why the City allowed this.  It is not uncommon knowledge
that coyote brush is drought tolerant and does not require irrigation, as such, the Links had
not been irrigating their brush.  When that same brush was replaced by grapes, the necessary
irrigation lines went in at the same time.  Now the Links uses an large amount of water on a
daily basis to water not only their greens, but their grapes as well.  I find the decision by the
owners of the Links to plant grapes to be blatantly irresponsible.  It's no secret that the water
table in this area is getting lower every year and many homeowners have had their wells dry
up.  It's possible to understand why the owners of the Links would make this decision as they
likely do not even live in Paso Robles.  What's hard to figure is why the City would allow this
during the SLO County moratorium on grape planting?  Isn't City management sworn to look
out for public interest?

My next concern is regarding public safety.  Jardine Road is currently in a state of disrepair.  It
has been in this state for decades.  Jardine Road itself is an embarrassment to the public works
departments of SLO County and Paso City.  The City can point the finger at the County, and the
County can point the finger at the City but eventually someone has to be the bigger person
and fix the road.  Whomever choses to do so will come out looking pretty good to the tax
payer and the voter, am I wrong?  It's my understanding that the County is actually
responsible for maintenance of this road but I have to wonder why they have installed a sign
just past the terrible section that indicates it's not their section of road.  As a Government
employee, I am quite familiar with the shell games that agencies play with public funds.  If
indeed Jardine Road is not Paso City's responsibility, the City should force the County to
repave the substandard section of road.  This is possible, do not try to tell me it isn't.  As the
main conduit for Jardine, San Miguel, and vineyard employees, Jardine Road sees high volume
traffic every day.  There is an alarmingly high occurrence of accidents on Jardine Road as a
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result of people exceeding the speed limit.  However, we seldom see any law enforcement
vehicles in our area.  It is also discouraging to know that despite the fact that we live within
city limits, the nearest fire protection services are actually provided by the county (CAL
Fire/SLO County Fire Meridian Station).  Firefighter response times to our area leave us paying
higher property taxes.  It is also common occurrence for traffic accidents to occur on Highway
46 involving vehicles turning onto Airport and Jardine Roads.  This section of highway is called
"blood alley" by local first responders.  Adding more traffic, especially tourist traffic to this
situation would be unadvisable from a safety standpoint.  It's common for people moving
eastbound on Highway 46 exceed the speed limit, this is also an area where we seldom see
law enforcement vehicles on a regular basis.  The proposed RV park will add a large number of
slow moving, cumbersome vehicles to the highway, trying to make unprotected turns where
Cal Trans has already indicated they are unwilling to install traffic lights.

As a resident and landowner, I have genuine concerns about my lifestyle as well.  We currently
live in an area that is zoned as residential.  Installing this type of tourist attraction will
negatively impact our way of life and our property values.  The current road serving our area,
Jardine road, is terribly inadequate for the traffic it currently sees.  It's inconceivable to think
that the City would intentionally increase the traffic in this area.  Heavy vehicle traffic in large
quantity would soon destroy what is left of Jardine Road.  I live right next to the Links Golf
Course.  At the present, it does add some open space feel to the area that benefits all of us. 
To envelop the golf course with RV parking spaces would undo any of that atmosphere. 
Nobody wants to live next to a trailer park.  If the City is going to allow one to go in, select a
location that will not ruin the property values of hundreds of current landowners.  We already
live here and pay taxes.  It's not reasonable for the City to make a decision to benefit one
landowner that will have a negative impact on so many of us in return.  To be blunt, the City
does not currently provide adequate services to the areas current residents.  It's not
reasonable for the City to consciously decide to increase the number of people burdening this
already underserved area.

My last concern is water.  The City, County and State have all imposed water restrictions on us
to conserve water and understandably so.  We have been experiencing a historic drought over
the last five years.  We have experienced some relief this winter but according to the U.S.
Drought Monitor we are still in drought.  When I bought in the Jardine area, I was warned by
many about the possibility of watching my well dry up.  However, I took the chance, of course
at the time I thought Jardine was not in the City limits.  What else could explain a large
development that was not on City Gas or water and did not see regular road maintenance?  I
was later disappointed to learn that I did live in the City limits and that City really didn't
provide any utility services to my area.  So here we are.  A historic drought in an area where
peoples wells are drying up.  The water table is dropping.  People are be forced  re drill their
wells.  Vineyards are being allowed to drill wells to enormous depths and build large capacity
storage ponds.  Many of the vineyards in this county are not even owned by local residents. 
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When my well dries up as a result of installing 290 transient residences next door, will the City
start providing me with water?  My initial hunch is no, they will not.  After my property value is
destroyed by a dry well, my only recourse would be to move.

In closing, I hope that the managers and ELECTED officials that represent the City of Paso
Robles will make the right decision in this matter.  There is not enough water in the area to
provide for this RV Park.  The current roads in the area cannot provide for this RV Park.  There
is a real threat to public safety as a result of installing this RV Park.  There will be a negative
impact to current landowners in the area if the RV Park is installed.  I urge anyone involved
with this decision to do the right thing and deny the request of Vino Vista LLC, Tom Erskine, to
install an RV park on Jardine Road.

Respectfully,

/s/ Jerrod Krenkel

Jerrod Krenkel
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From: Lacey Clifton
To: Planning
Subject: Re: comments re: Vino Vista LLC application
Date: Saturday, February 18, 2017 12:13:53 AM

Would you please acknowledge receipt of my emails?

On Wed, Feb 15, 2017 at 12:18 PM Lacey Clifton <clifton.lacey.a@gmail.com> wrote:
Hello,

In the panoramic picture I sent previously, you can slightly make out the two men trying to
recover the tractor they dug into the mud.  I was trying not to capture them in the photo.
However, the tractor and employees are of the Links gold course and I have been watching
their recovery operation.  Today on my walk I noticed how much damage they caused to
Beacon Road.  The tractor may have been on their property, but they used Beacon Road to
access it.  Again, if they cannot respect the road in their current operations, I do not believe
our City Planning should grant them further developments.  Please see the attached.
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On Sun, Feb 12, 2017 at 5:38 PM, Lacey Clifton <clifton.lacey.a@gmail.com> wrote:
Hello,

I am unable to attend the hearing on 2/28/17 regarding the planned development 15-004,
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vesting tentative map 3088, and CUP 94-005 of application Vino Vista LLC but wish to
register my comments for the hearing. 

My name is Lacey Clifton.  I live at 4665 Beacon Road in Paso Robles, CA. 

1) The planned development will destroy my views.
2) The planned development will create a disturbance of my peace.  I currently enjoy
hearing only birds with occasional golf cart motors and golfers laughing and/or cursing
but that is only during daylight hours. 
3) Where I live there is an issue of jurisdiction of sheriff vs. police as Beacon is a city
owned road but the properties are on county land and vacationing RVers pose a distinct
potential to disturb the peace and possible vandalism/theft from bored children at all hours
with little recourse.  When I have called for assistance in the past I have been handed
between the two entities.  This is a safety issue that will be exacerbated by the increased
numbers.
4) Vino Vista LLC has not made good on their last development project: When they
removed shrubs and fencing trash to plant the vineyards they created trash/dump piles that
continue to accumulate.  I will attach photos that show the piles as fairly green now from
the recent rain but this project will continue to grow their trash which I must look at.  If
they cannot be responsible in their old projects they should not be granted new permits.
This is also true with their promise to build bathrooms for the golfers: men still continue
to urinate out where they think no one is watching, yet I see it fairly often while walking
my dog.
5) The Jardine community was not constructed or maintained for 290+ RVs driven by
novices each weekend.  The roads are full of pot holes and sink holes driven at highway
speeds with driveways and mailboxes.  Has a road survey been done lately?  The recent
rain has destroyed the road.
6) Many homeowners have a mailbox within a foot of the road leaving little room for error
of a novice RV driver (remember there is no special license required to drive one).  My
mailbox bank, as an example, does not contain any place for outgoing mail, so I must
cross both lanes of traffic on foot to deposit something outgoing when getting my mail as
the mailbox bank on the other side has no place to safely park a vehicle coming from my
direction without blocking traffic.  A mailbox being hit is a low-price error, but a person
being hit while getting their mail (or a child) would be catastrophic.
7) This notice was only sent to homeowners within 300' of the applicant's property, but I
have to believe the driveways of the homeowners these 290+ weekly RVs will pass will be
just as greatly impacted and need to have a say as well.  This development is a destruction
of the peace for which we all moved out here and bought our homes and will create
hazardous traffic conditions effecting more than just those of us within 300'. 

Thank You,
Lacey Clifton
(805) 709-4753
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From: Cobb, Lori
To: Planning
Subject: Cabernet Links RV Park
Date: Monday, February 06, 2017 2:17:31 PM

Dear Paso Robles City Planning-
 
My husband and I have been a resident of the Jardine Area for 15 years now.  We have seen a lot of
change in that time frame, some of it good, some of it bad.  Our neighbors and friends have told us
about the plan to add a RV Park to the current Links golf course.  2 things come to mind right off the
top. Roads: Have you driven out on Jardine Road lately (the portion owned by the city). It is in
terrible disrepair and needs to be repaved in the worst way.  The crater like road is substandard and
is ruining vehicles, yet you want to let hundreds of Rv’s come down this? There are no traffic signals
nor is the 2 lane road wide enough for some of these larger pusher Rv’s, especially to make the turn
at dry creek off of 46 onto Jardine. It is not safe. Second is Water: Apparently you think we have
enough of this precious resource even though wells are going dry and it costs between $35 and $45K
to put in a new well. We are currently helping our neighbor who is hooked into our well as they have
run out of water. Will we run out water and have to drill a new well too? Who knows.
 
It is really sad to see zero accountability to the residences in our area from the city or county. I am all
for growth but not when the infrastructure or water is not there. We are put to the side time and
again with no one lifting a finger. All that seems to be important to the city is all the almighty dollar
and screw the people who live here. I and I know I am not alone here are not for this project.
 

Sincerely,
Lori Cobb
4285 Whispering Oak Way
Paso Robles, CA 93446
805-674-2855
 
 
 

Both the individual sending this e-mail and The Lubrizol Corporation intend that this electronic message be used
exclusively by the individual or entity to which it is intended to be addressed. This message may contain information
that is privileged, confidential and thereby exempt and protected from unauthorized disclosure under applicable law. If
the reader of this message is not the intended recipient, or an employee or agent responsible for delivering the
message to the intended recipient, be aware that any disclosure, dissemination, distribution or copying of this
communication, or the use of its contents, is not authorized and is strictly prohibited. If you have received this
communication and are not the intended recipient, please notify the sender immediately and permanently delete the
original message from your e-mail system.
http://online.lubrizol.com/email/disclaimer/cliquez_ici_pour_traduction_en_francais.htm
http://online.lubrizol.com/email/disclaimer/Klicken_Sie_hier_fur_die_deutsche_Ubersetzung.htm
http://online.lubrizol.com/email/disclaimer/Clicar_aqui_para_versao_em_Portugues.htm
http://online.lubrizol.com/email/disclaimer/De_un_clic_aqui_para_su_traduccion_al_espanol.htm
http://online.lubrizol.com/email/disclaimer/Chinese.htm
http://online.lubrizol.com/email/disclaimer/Japanese.htm
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From: Nancy Tate
To: Darren Nash
Subject: RV park on the gold course
Date: Monday, February 06, 2017 3:26:23 PM

This remote area is being impacted by the hotels from which Paso Robles
will benefit.  They are going to sirect traffic to Jardine Road and Dry
Creek Rd, now you are proposing traffic on Jardine Rd to an RV park where
the golf course is now.  This will affect hundreds of households in a
negative manner and give no benefit in return to these county residents.
You will be using our roads and our water without any benefits to us.

Jardine area has been treated like an ugly step child long enough.  It is
time now for us to stand up against any further invasion of our resources
and disruption of our right to the peaceful enjoyment of our homes.
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From: Darren Nash
To: "Lori"
Subject: RE: Planned Developement 15-004
Date: Monday, February 06, 2017 1:38:00 PM

The public notice that was sent provides the information related to commenting on the project. Best
would be to provide separate letters that we can include with the staff report. Also, everyone has

the opportunity to speak at the public hearing on Feb. 28th.
 
Darren Nash
City of Paso Robles
dnash@PRCity.com
 

From: Lori [mailto:Lori@tedhamminsurance.com] 
Sent: Monday, February 06, 2017 12:16 PM
To: Darren Nash <DNash@prcity.com>
Subject: RE: Planned Developement 15-004
 
Thank you for responding. We have a ton more residents that are against this? Should they email to
you as well or just to the general email line? I haven’t found a neighbor yet in the Jardine area that is
okay with this project? Please let me know? I was curious how we can start getting a petition
together to go against this project? If you have any idea that would be great?
 
Thank you for your time
Lori Penner
 

From: Darren Nash [mailto:DNash@prcity.com]
Sent: Monday, February 06, 2017 8:34 AM
To: Lori
Cc: Planning
Subject: RE: Planned Developement 15-004
 
Mr. and Ms. Penner,
 
We appreciate your comments related to the Cabernet Links RV Park. The staff report to the
Planning Commission will help address some of the concerns you have raised in your message. We
will include your message in the Planning Commission staff report for this project.
 

The Planning Commission is scheduled to hear this item on their February 28th Agenda.
 
Sincerely,
 
 
Darren Nash
City of Paso Robles
dnash@PRCity.com
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From: Lori [mailto:Lori@tedhamminsurance.com] 
Sent: Thursday, February 02, 2017 1:26 PM
To: Planning <planning@prcity.com>
Subject: Planned Developement 15-004
Importance: High
 
I would like to say I’m totally against this project along with most of the people who live out off
Jardine? This is ridiculous! I have friends that their well has gone dry and you want to add an RV
park? I’m not okay with this at all. Unless they are going to pave all the roads out here and the CITY
puts us on city water and gas? We are in a water shortage and you want to take more? I live on
Beacon road right in fron t of the Links Golf course and you know how many people are going to
accidently turn onto our street trying to get to the RV park? They will tear up our roads with their RV
and motorhomes. This is unexceptible! I have already had to speak with the golf course because of
all the vineyard traffic we were getting? Their vineyard workers kept using Beacon to access their
golf course vineyards. Then the Links cleaned up their shrubs and weeds and left their huge piles at
the end of Beacon, Well now everyone is leaving their yard clippings and trash, billboards, etc. That
used to be a nice walking path for our family and dogs and now it looks horrible? Why on earth
would you add more water users to our area when wells are running dry out here? My well went dry
about 7 years ago and Im still paying that bill. Who’s going to help us all out when they run us dry
again? Someone needs to be held accountable? I am 100% against this project!!! Feel free to call
myself or my Husband with any questions or concerns. Or you can email back.
 

Lori & Charles Penner
805-610-2369
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From: Terry Dritsas
To: Darren Nash
Subject: Re: Cabernet links rv park
Date: Tuesday, February 07, 2017 5:35:49 PM

Mr Darren Nash good afternoon

I thank you for taking the time to reply to my concerns,
And many more concerns associated with the Cabernet links RV park project,
The Jardine neighborhood is up in arms about this project.
Jardine rd does NOT belong to the city, all residents need to be contacted and have a say.
The city is stepping on too many toes on this one. As well as the airport road hotels.
Our wells are drying up, the city will sell water to the property from the four wells located at
the airport? The State And the county will get involved in this one
If we have to will get the federal government involved. I hope you relay our concerns to the
planning commission. The spotted owl as well as the Kangaroo rat are habitat of this property,
Both in the endangered species list. The owners and the City only see $ signs.

Sent from Terry"s iPad

On Feb 7, 2017, at 5:08 PM, Darren Nash <DNash@prcity.com> wrote:

Mr. Dristsas,
 
We appreciate your comments related to the Cabernet Links RV Park. The staff report
to the Planning Commission will help address some of the concerns you have raised in
your message. We will include your message in the Planning Commission staff report
for this project.
 

The Planning Commission is scheduled to hear this item on their February 28th Agenda.
 
Sincerely,
 
 
 
Darren Nash
City of Paso Robles
dnash@PRCity.com
 

From: Terry Dritsas [mailto:lefdr@hotmail.com] 
Sent: Monday, February 06, 2017 3:35 PM
To: Planning <planning@prcity.com>
Subject: RE: Cabernet links rv park

Dear Paso Robles City Planning-
I have been a resident of the Jardine rd. Area for 36 years now. We have seen a
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lot of change in that time frame, some of it good, some of it bad. Our neighbors
and friends have told us about the plan to add a RV Park to the current Links golf
course. 2 things come to mind right off the top. Roads: Have you driven out on
Jardine Road lately? (the portion owned by the city). It is in terrible disrepair and
needs to be repaved in the worst way. The road is substandard and is ruining
vehicles, yet you want to let hundreds of Rv’s come down this? There are no
traffic signals nor is the 2 lane road wide enough for some of these larger pusher
Rv’s, especially to make the turn at dry creek off of 46 onto Jardine. It is not safe.
Second is Water: Apparently you think we have enough of this precious resource
even though wells are going dry and it costs between $35 and $45K to put in a
new well.  I have run out of water and have to drill a new well, At a cost of over
$40000.00 dollars, If you proceed with this project, you better be prepare to pay
Miller Drilling for my well.
Along with 1000 more wells in the area, and that will be because of you.
Some 15 years ago when you approved Whyricks project on the same property
the stipulation was that they will not enter or exit this property on Jardine road
and that Whyrick was to fix Dry Creek road,
Of course the contractor went bankrupt and nothing materialized.

Again the city is trying to force down the throat to this subdivision of Jardine road.
Unless action is taken a class action lawsuit is coming to the city of Paso Robles,
you have a fight coming.

It is really sad to see zero accountability to the residences in our area from the
city or county. I am all for growth but not when the infrastructure or water is not
there. We are put to the side time and again with no one lifting a finger. All that
seems to be important to the city is the almighty dollar without regard to the
people who live here. and I know I am not alone here against this project.
Your exhibiting bad stewardship.

Sincerely
Terry Dritsas
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February 20, 2017

Mr. Bob Rollins, Chairman
City of El Paso de Robles Planning Commission
1000 Spring Street
Paso Robles, CA 93446

Subject: February 28, 2017 Hearing, Cabernet Links & RV Resort, PD 15 004, Vesting Tentative
Tract Map 3088, CUP 94 005 Amendment

Dear Chairman Rollins:

After reviewing the materials for the Cabernet Links and RV Resort proposed project, policies
associated with the City’s Planning Commission and Community Development Planning
Department purview, Airport Land Use Plan and previous conditional use permit findings
associated with this and nearby properties, it is clear that the proposed development would be
“disharmonious and disruptive” to the neighborhood and “contrary to public health, safety and
welfare"1. A 290 space RV Resort, event and industrial center, liquor store (Lot 7) and
associated tourist hub in the middle of our community’s rural, agricultural and airport area
would exacerbate the tenuous peace at this interface. Of particular concern is the placement
of a liquor store in a rural neighborhood and high speed rural road. The combination of
residential commuting, cyclists, and equestrians with cross turning delivery vehicles, large RVs
and customers would not be compatible or safe.

Disharmonious and Disruptive

1 City of El Paso de Robles Planning Commission Resolution 07 092

2017

Agenda Item 1

43



Contrary to public health, safety and welfare

Transient occupation of the golf course 24/7 and a liquor store are of particular concern to a
neighborhood that values a north county lifestyle and healthy environment for raising children
and is wary of visitors who may or may not respect property or the members of the community.
Traffic disruption with the new operations is also of concern for residents trying to get to work
or school, agricultural area seasonal operations and school bus stops.

Airport Land Use Plan Concerns

The project appears to conflict with the following policy in the ALUP and is not sufficiently
addressed in the project materials.

Extremely noise sensitive land uses – campgrounds or an expectation by occupants of a
quiet or peaceful environment

Environmental Checklist Concerns

Further, the Environmental Checklist responses appear insufficiently substantiated. 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. Of concern is the piecemeal approach that has been taken with
the development of this property over time and the requirement for the environmental review
to consider the cumulative impacts of proposed development.

2017
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Aesthetics:

The determination of less than significant does not address the period of November – March
when leaves are not on the vines. Also, the neighborhoods generally sit higher, and therefore
would be viewing up to 290 recreational vehicles year round. Operations at the liquor store,
including entering and exiting customers, and delivery vehicles are also not addressed. The
lighting from the liquor store, “Tin City”, listed “short term events” and the 290 RVs are also not
addressed.

Air Quality:

The ongoing operations of the RV Resort, industrial developments and liquor store with respect
to odors was not addressed. How does one mitigate fuel consumption and emissions from
thousands of RVs coming and going year round? Providing alternative fuel vehicle parking spots
and bicycle parking does not seem to be adequate to offset those offsite and onsite impacts.

Biological Resources:

It is unclear if the cumulative impact from the previous destruction of natural habitat, just prior
to the installation of vineyard, was taken into account. This included eliminating habitat and
vegetation around the pond, dredging, and ripping and burning coyote brush throughout the
property. The Project does not maintain and enhance the significant natural resources on the
site since the majority of the open space that was preserved by the golf course was ripped of
natural habitat and planted with irrigated vineyards and the remaining land is now proposed to
be covered with RVs, breweries, wineries and a liquor store. Further, the remaining land was
cleared to “open the playing area”2. It also doesn’t make sense from a safety and property
damage standpoint to now fill those playing areas with RVs.

2 Biological Report, page 38
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Transportation:

The new intersection created by the liquor store entrance and secondary driveway was not
evaluated. The analysis also has the following statement: “Because of this project being in a
remote rural area, additional pedestrian, bicycle and public transit facilities are not
warranted.”3 This is also precisely why RV Resort, event/industrial center and liquor store
developments are not appropriate in this area.

Thank you for considering these concerns. While denying this development is justified, at a
minimum, modification of the development to relocate incompatible elements away from the
homes and off of impacted roads must be required. This includes removing the liquor store and
the commercial designation for Lot 7 as well as the main and secondary entrances as required
in PD 06 021.

Sincerely,

Jeremy, Courtney, Audrey and Emily Howard
5490 Jardine Road (Home)
1211 Mariah Lane (Rental)
Paso Robles, CA 93446

CC. City of El Paso de Robles Planning Commission
Darren Nash, Associate Planner

3 Environmental Checklist, Page 37

Prior to vineyard development
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Attachment 6 
DDRAFT RESOLUTION A

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

TO ADOPT A MITIGATED NEGATIVE DECLARATION
AND MITIGATION MONITORING AND REPORTING PROGRAM FOR THE

CABERNET LINKS RV AND GOLF RESORT (PLANNED DEVELOMENT 15-004,
CONDITIONAL USE PERMIT AMENDMENT 94-005,

VESTING TENTATIVE TRACT MAP 3088, AND VARIANCE 17-001)
5151 JARDINE ROAD, APN: 025-442-021 - 023 & 025-444-001 - 014

APPLICANT – TOM ERSKINE

WHEREAS, an application for Planned Development Amendment (PD 15-004), Conditional Use Permit 
Amendment (CUP 94-005), Vesting Tentative Tract Map (VTTM 3088), and Variance (VAR 17-001) have
been filed by Tom Erskine for Cabernet Links Golf and RV Resort with 290 RV sites within the existing 
golf course and ancillary site improvements; and

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

 General Plan Business Park with a Airport Overlay (BP/AP) land use designation – the project 
would provide development of “… transient occupancy uses in close proximity to golf courses and 
commercial recreation…and resorts, lodging and related ancillary land uses…”; and  

 Zoning District of Airport with a Planned Development Overlay and an Airport Overlay
(AP/PD/AP) – the project is a “conditionally permitted” use in the AP-PD district; and

 Airport Land Use Plan – Table 6, Land Use Compatibility Matrix, Zones 3, and 5, RV Parks, Golf 
Courses, and Retail Commercial; and

 Economic Strategy – the project advances tourism and employment goals of the Economic Strategy 
to, “Improve quality of place to attract investment and knowledge workers stimulate investment by 
establishing distinctive, quality, stable, safe and sustainable physical improvements and attractions 
that welcome industry, commerce, tourism, employment, and wealth necessary to maintain and 
enhance quality of life.”

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA),
Public Resources Code, Section 21000, et seq., and the City’s Procedures for Implementing CEQA, an Initial 
Study and a Draft Mitigated Negative Declaration (MND) was prepared and circulated for a 30-day public 
review period beginning on January 27, 2017 through February 27, 2017.  No public comments were 
received on the MND prior to the Planning Commission meeting. A copy of the Draft MND/Initial Study 
is included in Exhibit A (Attachment 11 of the project staff report) of this Resolution, and it is on file at the 
Paso Robles Community Development Department; and
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WWHEREAS, mitigation measures have been incorporated into the MND and will be imposed on the project 
through the City’s adoption of a Mitigation Monitoring and Reporting Program (MMRP) in compliance 
with CEQA Guideline 15074(d).  These mitigation measures are imposed on the project to address potential 
environmental effects from: air quality; biological resources, public services; and greenhouse gas emissions.
With the implementation of this mitigation, all potential environmental effects will be reduced to a less 
than significant level.  These mitigation measures are provided in Exhibit B, “Mitigation Monitoring and 
Reporting Program” attached to this Resolution; and

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

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

WHEREAS, the applicant has executed a Mitigation Agreement whereby the applicant has agreed to 
incorporate all of the mitigation measures listed in Exhibit B 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 October 11, 2016 to consider the 
Initial Study and the draft MND prepared for the proposed project, and to accept public testimony on the 
Planned Development, Conditional Use Permit, Vesting Tentative Tract Map, Oak Tree Removal, and 
environmental determination.  At the close of this public hearing, the Planning Commission recommended 
adoption of the MND and approval of the proposed project to the City Council; and 

WHEREAS, based on the information and analysis contained in the Initial Study prepared for this project and 
testimony received as a result of the public notice, the Planning Commission finds that there is no substantial 
evidence supporting a fair argument that there would be a significant impact on the environment with 
mitigation measures imposed on the project; and

WHEREAS, pursuant to CEQA the Planning Commission has independently reviewed the Initial Study, 
the Mitigated Negative Declaration, and all comments received regarding the Mitigated Negative 
Declaration, and based on the whole record before it finds that the Mitigated Negative Declaration was 
prepared in compliance with CEQA and the CEQA Guidelines, that there is no substantial evidence that 
the Project will have a significant effect on the environment with the incorporation of mitigation, and the 
Mitigated Negative Declaration reflects the independent judgment and analysis of the Planning 
Commission.

NOW, THEREFORE, BE IT RESOLVED, the Planning Commission of the City of El Paso de Robles, based on 
its independent judgment and analysis, recommends the City Council adopt the Mitigated Negative 
Declaration (Exhibit A) for the Destino Paso Resort project and adopts a Mitigation Monitoring and 
Reporting Program (Exhibit B), 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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PPASSED AND ADOPTED THIS 28th day of February, 2017, by the following roll call vote:

AYES:   
NOES:   
ABSENT:  
ABSTAIN:  

              
        BOB ROLLINS, CHAIRPERSON
ATTEST:

___________________________________________________________ 
WARREN FRACE, SECRETARY OF THE PLANNING COMMISSION

Exhibits:

A. Exhibit A – Mitigated Negative Declaration / Initial Study (refer to Attachment 12 of the Planning 
Commission staff report)

B. Exhibit B – Mitigation Monitoring and Reporting Program 
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Mitigation Monitoring Program – Page 1 of 17 

Mitigation Monitoring and Reporting Plan

Project File No./Name: Cabernet Links RV Resort & Golf Course
Approving Resolution No.: by:  Planning Commission  City Council Date: February 28, 2017

The following environmental mitigation measures were either incorporated into the approved plans or were incorporated into the conditions of approval. Each and 
every mitigation measure listed below has been found by the approving body indicated above to lessen the level of environmental impact of the project to a level of 
non-significance. A completed and signed checklist for each mitigation measure indicates that it has been completed. 

Explanation of Headings: 

Type: ............................................................... Project, ongoing, cumulative
Monitoring Department or Agency: ......... Department or Agency responsible for monitoring a particular mitigation measure
Shown on Plans: ........................................... When a mitigation measure is shown on the plans, this column will be initialed and dated.
Verified Implementation: ............................ When a mitigation measure has been implemented, this column will be initialed and dated.
Remarks: ........................................................ Area for describing status of ongoing mitigation measure, or for other information.

Mitigation Measure 
PD 15-004, VTM 3088, CUP 94-005 Amendment 

 (Cabernet Links Golf & RV Resort) 
Type

Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks

AQ-1: The following measures shall be implemented to minimize 
construction-generated emissions. These measures shall 
be shown on grading and building plans: 
a. Reduce the amount of the disturbed area where

possible.
b. Use of water trucks or sprinkler systems in sufficient

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

c. All dirt stock pile areas should be sprayed daily as
needed.

d. Permanent dust control measures identified in the
approved project revegetation and landscape plans
should be implemented as soon as possible following
completion of any soil disturbing activities;

Project Qualified Air 
Quality 
Specialist

Prior to Issuance of a 
Grading Permit
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Mitigation Monitoring Program – Page 2 of 17 

Mitigation Measure 
PD 15-004, VTM 3088, CUP 94-005 Amendment 

 (Cabernet Links Golf & RV Resort) 
Type

Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks

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

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

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

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

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

j. Install wheel washers at the construction site 
entrance, wash off the tires or tracks of all trucks and 
equipment leaving the site, or implement other 
SLOAPCD-approved methods sufficient to minimize 
the track-out of soil onto paved roadways.

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

l. The burning of vegetative material shall be 
prohibited.

m. The contractor or builder shall designate a person or 
persons to monitor the fugitive dust emissions and 
enhance the implementation of the measures as 
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Mitigation Monitoring Program – Page 3 of 17 

Mitigation Measure 
PD 15-004, VTM 3088, CUP 94-005 Amendment 

 (Cabernet Links Golf & RV Resort) 
Type

Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks

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 SLOAPCD 
Compliance Division prior to the start of any grading, 
earthwork or demolition. 

n. Construction of the proposed project shall use low-
VOC content paints not exceeding 50 grams per 
liter.

o. Divert 65 percent of non-hazardous construction or 
demolition debris.

AQ-2: To reduce operational emissions, the proposed project 
shall implement the following measures. The project 
proponent shall submit proof to the Paso Robles 
Community Development Department Staff that 
implementation of all measures have been met in 
accordance with a time schedule deemed appropriate 
by Community Development Department staff.  

a. Provide shade tree planting in parking lots to 
reduce evaporative emissions from parked 
vehicles. Design should provide 50% tree coverage 
within 10 years of construction using low ROG 
emitting, low maintenance native drought 
resistant trees.

b. Include the planting of native and drought 
tolerant trees beyond those required as mitigation 
for tree removal.

c. Incorporate outdoor electrical outlets to 
encourage the use of electric appliances and 
tools.

d. Provide a designated parking space for 
alternatively fueled vehicles.

Project Qualified Air 
Quality 
Specialist
CDD 

Prior to issuance of 
grading permit
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Mitigation Monitoring Program – Page 4 of 17 

Mitigation Measure 
PD 15-004, VTM 3088, CUP 94-005 Amendment 

 (Cabernet Links Golf & RV Resort) 
Type

Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks

e. The project site shall be designed to minimize 
barriers to pedestrian access, internally links all 
uses, and connects to all existing or planned 
external streets, public transit, and pedestrian 
facilities contiguous with the project site.

f. Provide on-site bicycle parking beyond those 
required by California Green Building Standards 
Code and related facilities to support long-term 
use (lockers, or a locked room with standard racks 
and access limited to bicyclists only).  

g. Implement traffic calming improvements as 
appropriate (e.g., marked crosswalks, count-down 
signal timers, curb extensions, speed tables, raised 
crosswalks, median islands, mini-circles, tight corner 
radii, etc.)

h. Install water conservation measures sufficient to 
meet, at a minimum, CALGreen Tier 1 standards 
for water efficiency and conservation. 

i. The project shall be designed to incorporate the 
future installation of solar photovoltaic systems to 
serve the proposed RV park.

j. The the extent locally available, utilize pre-finished 
building materials or materials that do not require 
the application of architectural coatings.

k. Install energy-efficient appliances and building 
components sufficient to achieve overall 
reductions in interior energy use beyond those 
required at the time of development by 
CalGreen standards.

l. Install roofing material with a solar reflectance 
values meeting the EPA/DOE Energy Star rating to 
reduce summer cooling needs.

m. Provide a minimum of one on-site level two 
electrical vehicle (EV) charging station with 
sufficient electrical capacity for future expansion 
to add a minimum of three additional EV stations.
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Mitigation Monitoring Program – Page 5 of 17 

Mitigation Measure 
PD 15-004, VTM 3088, CUP 94-005 Amendment 

 (Cabernet Links Golf & RV Resort) 
Type

Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks

n. Utilize high efficiency lights in parking lots, streets, 
and other public areas.

AQ-3: The following measures shall be implemented to reduce 
expose of sensitive receptors to substantial pollutant 
concentrations. These measures shall be shown on 
grading and building plans:

a. Implement Mitigation Measure AQ-1.

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

c. If during demolition of existing structures, paint is 
separated from the construction materials (e.g. 
chemically or physically), the paint waste will be 
evaluated independently from the building material 
by a qualified hazardous materials inspector to 
determine its proper management. All hazardous 
materials shall be handled and disposed in 
accordance with local, state and federal 
regulations. According to the Department of Toxic 
Substances Control (DTSC), if paint is not removed 
from the building material during demolition (and is 
not chipping or peeling), the material can be 
disposed of as construction debris (a non-hazardous 
waste). The landfill operator will be contacted prior 
to disposal of building material debris to determine 

Project Qualified Air 
Quality 
Specialist
CDD 

Prior to issuance of 
grading permit
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Mitigation Monitoring Program – Page 6 of 17 

Mitigation Measure 
PD 15-004, VTM 3088, CUP 94-005 Amendment 

 (Cabernet Links Golf & RV Resort) 
Type

Monitoring 
Department 
or Agency 

Shown on Plans Verified 
Implementation Timing/Remarks

any specific requirements the landfill may have 
regarding the disposal of lead-based paint materials. 
The disposal of demolition debris shall comply with 
any such requirements. Contact the SLOAPCD 
Enforcement Division at (805) 781-5912 for more 
information.  Approval of a lead work plan and 
permit may be required. Lead work plans, if required, 
will need to be submitted to SLOAPCD ten days prior 
to the start of demolition

d. On-road diesel vehicles shall comply with Section 
2485 of Title 13 of the California Code of Regulations. 
This regulation limits idling from diesel-fueled 
commercial motor vehicles with gross vehicular 
weight ratings of more than 10,000 pounds and 
licensed for operation on highways. It applies to 
California and non-California based vehicles.  In 
general, the regulation specifies that drivers of said 
vehicles:

1) Shall not idle the vehicle’s primary diesel 
engine for greater than 5 minutes at any 
location, except as noted in Subsection (d) of 
the regulation; and, 

2) Shall not operate a diesel-fueled auxiliary 
power system to power a heater, air 
conditioner, or any ancillary equipment on 
that vehicle during sleeping or resting in a 
sleeper berth for greater than 5.0 minutes at 
any location when within 1,000 feet of a 
restricted area, except as noted in Subsection 
(d) of the regulation.

e. Maintain all construction equipment in proper tune in 
accordance with manufacturer’s specifications;

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

h. Idling of all on- and off-road diesel-fueled vehicles 
shall not be permitted when not in use. Signs shall be 
posted in the designated queuing areas and or job 
site to remind drivers and operators of the no idling 
limitation.

i. Electrify equipment when possible;

j. Substitute gasoline-powered in place of diesel-
powered equipment, when available; and,

k. Use alternatively fueled construction equipment on-
site when available, such as compressed natural gas 
(CNG), liquefied natural gas (LNG), propane or 
biodiesel.

BR-1. Soil disturbance for the Project exceeds one acre.  Prior 
to the onset of construction, a Storm Water Pollution Prevention 
Plan (SWPPP) shall be prepared.  The SWPPP shall contain Best
Management Practices (BMPs) to prevent pollutants from 
leaving the site and entering waters of the State.”

On-
going

CDD Prior to issuance of 
grading permit

BR-2. Biodegradable fiber rolls shall be installed pursuant to 
Caltrans Fiber Roll Detail SC-5, available at 
http://www.dot.ca.gov/hq/construc/stormwater/SC-05.pdf.  To 
minimize the risk of ensnaring and strangling wildlife, coir rolls, 
erosion control mats or blankets, straw or fiber wattles, or similar 
erosion control products shall be comprised entirely of natural-
fiber, biodegradable materials.  No "photodegradable" or other 
plastic erosion control materials shall be used.

On-
going

CDD Prior to issuance of 
grading permit
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BR-3. Tree canopies and trunks within 50 feet of proposed 
disturbance zones should be mapped and numbered by a 
certified arborist or qualified biologist and a licensed land 
surveyor.  Data for each tree should include date, species, 
number of stems, diameter at breast height (DBH) of each stem, 
critical root zone (CRZ) diameter, canopy diameter, tree height, 
health, habitat notes, and nests observed.

On-
going

CDD Prior to issuance of 
grading permit

BR-4. Impacts to the oak canopy or critical root zone (CRZ) 
should be avoided where practicable.  Impacts include pruning, 
any ground disturbance within the drip-line or CRZ of the tree 
(whichever distance is greater), and trunk damage

On-
going

CDD Prior to issuance of 
grading permit

BR-5. If ground disturbance is proposed within the drip line or 
CRZ an oak tree protection plan shall be prepared and 
approved by the City of Paso Robles.

Project CDD Prior to issuing 
Certificate of 
Occupancy permit

BR-6. BR-6. Impacts to oak trees shall be assessed by a 
licensed arborist.  Mitigations for impacted trees shall comply with 
the City of Paso Robles tree ordinance.

Project Certified 
Arborist
CDD

Prior to issuing grading 
permit

BR-7. Within one week of ground disturbance activities, if work 
occurs between March 15 and August 15, nesting bird surveys 
shall be conducted.  If surveys do not locate nesting birds, 
construction activities may be conducted.  If nesting birds are 
located, no construction activities shall occur within 100 feet of 
nests until chicks are fledged.  A preconstruction survey report 
shall be submitted to the lead agency immediately upon 
completion of the survey.  The report shall detail appropriate 
fencing or flagging of the buffer zone and make 
recommendations on additional monitoring requirements.  A 
map of the Project site and nest locations shall be included with 
the report.  The Project biologist conducting the nesting survey 
shall have the authority to reduce or increase the recommended 
buffer depending upon site conditions.

On-
going

Certified 
Arborist
CDD 

Notes shown on 
construction 
documents.

Prior to issuing grading 
permit.
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BR-8. Occupied nests of special status bird species shall be 
mapped using GPS or survey equipment.  Work shall not be 
allowed within a 100 foot buffer while the nest is in use.  The buffer 
zone shall be delineated on the ground with orange construction 
fencing where it overlaps work areas.

On-
going

CDD Notes shown on 
construction 
documents.

Prior to issuing grading 
permit.

BR-9. Occupied nests of special status bird species that are 
within 100 feet of project work areas shall be monitored at least 
every two weeks through the nesting season to document nest 
success and check for project compliance with buffer zones.  
Once nests are deemed inactive and/or chicks have fledged and 
are no longer dependent on the nest, work may commence in 
these areas.

On-
going

CDD Prior to issuing grading 
permit.

BR-10. A pre-construction survey shall be conducted within thirty 
days of beginning work on the site to identify if badgers are using 
the site.  If the pre-construction survey finds potential badger 
dens, they shall be inspected to determine whether they are 
occupied.  The survey shall cover the entire area of disturbance, 
and shall examine both old and new dens.  If badgers are found 
in dens on the property between February and July, nursing 
young may be present.  To avoid disturbance and the possibility 
of direct take of adults and nursing young, and to prevent 
badgers from becoming trapped in burrows during construction 
activity, no grading shall occur within 100 feet of active badger 
dens between February and July.  Between July 1st and February 
1st all potential badger dens shall be inspected to determine if 
badgers are present.  During the winter badgers do not truly 
hibernate, but are inactive and asleep in their dens for several 
days at a time.  Because they can be torpid during the winter, 
they are vulnerable to disturbances that may collapse their dens 
before they rouse and emerge.  Therefore, surveys shall be 
conducted for badger dens throughout the year. If badger dens 
are found on the property during the pre-construction survey, the 
CDFW wildlife biologist for the area shall be contacted to review 
current allowable management practices that may include 
encouraging badgers to move offsite and/or trapping and 
relocation.

Project CDD Notes shown on 
construction 
documents.

Prior to issuing Building 
Permit. 
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BR-11. Prior to issuance of grading and/or construction permits, 
the applicant shall submit evidence to the City of Paso Robles, 
Community Development Department (see contact information 
below) that states that one or a combination of the following 
three San Joaquin kit fox mitigation measures has been 
implemented: 

a. Provide for the protection in perpetuity, through acquisition of 
fee or a conservation easement of:

34.68 acres for Phase 1
51.6 acres for Phase 2
30.84 acres for Phase 3
19.5 acres for Phase 4
23.88 acres for Phase 5

160.5 acres total for all phases 
  
of suitable habitat in the kit fox corridor area (e.g. within the San 
Luis Obispo County kit fox habitat area, northwest of Highway 58), 
either on-site or off-site, and provide for a non-wasting 
endowment to provide for management and monitoring of the 
property in perpetuity.  Lands to be conserved shall be subject to 
the review and approval of the California Department of Fish and 
Wildlife and the City.
This mitigation alternative (a.) requires that all aspects if this 
program must be in place before City permit issuance or initiation 
of any ground disturbing activities.

b. Deposit funds into an approved in-lieu fee program, which 
would provide for the protection in perpetuity of suitable 
habitat in the kit fox corridor area within San Luis Obispo 
County, and provide for a non-wasting endowment for 
management and monitoring of the property in 
perpetuity.  
Mitigation alternative (b) above can be completed by 
providing funds to The Nature Conservancy (TNC) 
pursuant to the Voluntary Fee-Based Compensatory 
Mitigation Program (Program).  The Program was 

Project CDD Notes shown on 
construction 
documents.

Prior to issuing Building 
Permit.
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established in agreement between the CDFW and TNC to 
preserve San Joaquin kit fox habitat, and to provide a 
voluntary mitigation alternative to project proponents who 
must mitigate the impacts of projects in accordance with 
the California Environmental Quality Act (CEQA).   The fee, 
payable to “The Nature Conservancy,” would total: 
$86,700 for Phase 1
$129,000 for Phase 2
$77,100 acres for Phase 3
$48,750 for Phase 4
$59,700 for Phase 5, or
$401,250 total for all phases.

  
This fee is calculated based on the current cost-per-unit of $2500 
per acre of mitigation, which is scheduled to be adjusted to 
address the increasing cost of property in San Luis Obispo County; 
your actual cost may increase depending on the timing of 
payment. This fee must be paid after the CDFW provides written 
notification about your mitigation options but prior to City permit 
issuance and initiation of any ground disturbing activities.  
c. Purchase credits in a CDFW-approved conservation 

bank, which would provide for the protection in 
perpetuity of suitable habitat within the kit fox corridor 
area and provide for a non-wasting endowment for 
management and monitoring of the property in 
perpetuity.  
Mitigation alternative (c) above can be completed by 
purchasing credits from the Palo Prieto Conservation 
Bank (see contact information below).  The Palo Prieto 
Conservation Bank was established to preserve San 
Joaquin kit fox habitat, and to provide a voluntary 
mitigation alternative to project proponents who must 
mitigate the impacts of projects in accordance with the 
California Environmental Quality Act (CEQA). The cost for 
purchasing credits is payable to the owners of The Palo 
Prieto Conservation Bank, and would total:
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$86,700 for Phase 1
$129,000 for Phase 2
$77,100 acres for Phase 3
$48,750 for Phase 4
$59,700 for Phase 5, or
$401,250 total for all phases.

This fee is calculated based on the current cost-per-credit of 
$2,500 per acre of mitigation.  The fee is established by the 
conservation bank owner and may change at any time.  Your 
actual cost may increase depending on the timing of payment. 
Purchase of credits must be completed prior to City permit 
issuance and initiation of any ground disturbing activities.
BR-12. Prior to issuance of grading and/or construction permits,
the applicant shall provide evidence that they have retained a 
qualified biologist acceptable to the City.  The retained biologist 
shall perform the following monitoring activities:

i. Prior to issuance of grading and/or construction permits and 
within 30 days prior to initiation of site disturbance and/or 
construction, the biologist shall conduct a pre-activity (i.e. 
preconstruction) survey for known or potential kit fox dens 
and submit a letter to the City reporting the date the survey 
was conducted, the survey protocol, survey results, and what 
measures were necessary (and completed), as applicable, to 
address any kit fox activity within the project limits.

ii. The qualified biologist shall conduct weekly site visits during 
site-disturbance activities (i.e. grading, disking, excavation, 
stock piling of dirt or gravel, etc.) that proceed longer than 14 
days, for the purpose of monitoring compliance with required 
Mitigation Measures.  Site disturbance activities lasting up to 
14 days do not require weekly monitoring by the biologist 
unless observations of kit fox or their dens are made on-site or 
the qualified biologist recommends monitoring for some other 
reason.  When weekly monitoring is required, the biologist shall 
submit weekly monitoring reports to the City.

Project CDD Prior to issuing 
Certificate of 
Occupancy permit
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iii.Prior to or during project activities, if any observations are 
made of San Joaquin Kit fox, or any known or potential San 
Joaquin kit fox dens are discovered within the project limits, 
the qualified biologist shall re-assess the probability of 
incidental take (e.g. harm or death) to kit fox. At the time a 
den is discovered, the qualified biologist shall contact USFWS 
and the CDFW for guidance on possible additional kit fox 
protection measures to implement and whether or not a 
Federal and/or State incidental take permit is needed. If a 
potential den is encountered during construction, work shall 
stop until such time the USFWS determines it is appropriate to 
resume work.

If incidental take of kit fox during project activities is possible,
before project activities commence, the applicant must 
consult with the USFWS.  The results of this consultation may 
require the applicant to obtain a Federal and/or State permit 
for incidental take during project activities.  The applicant 
should be aware that the presence of kit foxes or known or 
potential kit fox dens at the project site could result in further 
delays of project activities. 

iv. In addition, the qualified biologist shall implement the 
following measures:

1. Within 30 days prior to initiation of site disturbance 
and/or construction, fenced exclusion zones shall be 
established around all known and potential kit fox 
dens.  Exclusion zone fencing shall consist of either 
large flagged stakes connected by rope or cord, or 
survey laths or wooden stakes prominently flagged 
with survey ribbon.  Each exclusion zone shall be 
roughly circular in configuration with a radius of the 
following distance measured outward from the den or 
burrow entrances:

Potential kit fox den: 50 feet 

Known or active kit fox den: 100 feet 
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Kit fox pupping den: 150 feet

2. All foot and vehicle traffic, as well as all construction 
activities, including storage of supplies and 
equipment, shall remain outside of exclusion zones. 
Exclusion zones shall be maintained until all project-
related disturbances have been terminated, and 
then shall be removed.  

3. If kit foxes or known or potential kit fox dens are found 
on site, daily monitoring by a qualified biologist shall be 
required during ground disturbing activities.

BR-13. Prior to issuance of grading and/or construction permits, 
the applicant shall clearly delineate the following as a note on 
the project plans: “Speed signs of 25 mph (or lower) shall be 
posted for all construction traffic to minimize the probability of 
road mortality of the San Joaquin kit fox”.  Speed limit signs shall 
be installed on the project site within 30 days prior to initiation of 
site disturbance and/or construction.

Project CDD Prior to site 
disturbance, grading 
permit issued

BR-14. During the site disturbance and/or construction phase, 
grading and construction activities after dusk shall be prohibited 
unless coordinated through the City, during which additional kit 
fox mitigation measures may be required.

On-
going

Certified 
Arborist
CDD 

Shown on 
construction 
documents

Prior to issuance of 
grading permit

BR-15. BR-15. Prior to issuance of grading and/or construction 
permit and within 30 days prior to initiation of site disturbance 
and/or construction, all personnel associated with the project 
shall attend a worker education training program, conducted by 
a qualified biologist, to avoid or reduce impacts on sensitive 
biological resources (i.e. San Joaquin kit fox). At a minimum, as 
the program relates to the kit fox, the training shall include the kit 
fox’s life history, all mitigation measures specified by the City, as 
well as any related biological report(s) prepared for the project. 
The applicant shall notify the City shortly prior to this meeting.  A 

On-
going

Certified 
Arborist
CDD 

Shown on construction 
documents

Prior to issuance of 
building permit
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kit fox fact sheet shall also be developed prior to the training 
program, and distributed at the training program to all 
contractors, employers and other personnel involved with the 
construction of the project.

BR-16. During the site-disturbance and/or construction phase, to 
prevent entrapment of the San Joaquin kit fox, all excavations, 
steep-walled holes and trenches in excess of two feet in depth 
shall be covered at the close of each working day by plywood 
or similar materials, or provided with one or more escape ramps 
constructed of earth fill or wooden planks.  Trenches shall also be 
inspected for entrapped kit fox each morning prior to onset of 
field activities and immediately prior to covering with plywood at 
the end of each working day.  Before such holes or trenches are 
filled, they shall be thoroughly inspected for entrapped kit fox.  
Any kit fox so discovered shall be allowed to escape before field 
activities resume, or removed from the trench or hole by a 
qualified biologist and allowed to escape unimpeded.

Project Certified 
Arborist
CDD 

Prior to issuance of 
Final Occupancy

BR-17. During the site-disturbance and/or construction phase, 
any pipes, culverts, or similar structures with a diameter of four 
inches or greater, stored overnight at the project site shall be 
thoroughly inspected for trapped San Joaquin kit foxes before 
the subject pipe is subsequently buried, capped, or otherwise 
used or moved in any way.  If during the construction phase a kit 
fox is discovered inside a pipe, that section of pipe will not be 
moved. If necessary, the pipe may be moved only once to 
remove it from the path of activity, until the kit fox has escaped.

Project CDD Prior to issuance of 
grading permit.

BR-18. During the site-disturbance and/or construction phase, all 
food-related trash items such as wrappers, cans, bottles, and 
food scraps shall be disposed of only in closed containers.  These 

On-
going

CDD Prior to issuance of 
Grading Permit/On-
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containers shall be regularly removed from the site. Food items 
may attract San Joaquin kit foxes onto the project site, 
consequently exposing such animals to increased risk of injury or 
mortality.  No deliberate feeding of wildlife shall be allowed.

going with project 
construction. 

BR-19. Prior to, during and after the site-disturbance and/or 
construction phase, use of pesticides or herbicides shall be in 
compliance with all local, State and Federal regulations.  This 
is necessary to minimize the probability of primary or 
secondary poisoning of endangered species utilizing 
adjacent habitats, and the depletion of prey upon which San 
Joaquin kit foxes depend.

On-
going

CDD Prior to issuance of a
grading permit.

BR-20. During the site-disturbance and/or construction phase, 
any contractor or employee that inadvertently kills or injures a 
San Joaquin kit fox or who finds any such animal either dead, 
injured, or entrapped shall be required to report the incident 
immediately to the applicant and City.  In the event that any 
observations are made of injured or dead kit fox, the 
applicant shall immediately notify the USFWS and CDFW by 
telephone.  In addition, formal notification shall be provided 
in writing within three working days of the finding of any such 
animal(s).  Notification shall include the date, time, location 
and circumstances of the incident.  Any threatened or 
endangered species found dead or injured shall be turned 
over immediately to CDFW for care, analysis, or disposition.

On-
going

CDD On Going during 
construction.

BR-21. Prior to final inspection, or occupancy, whichever comes 
first, should any long internal or perimeter fencing be proposed 
or installed, the applicant shall do the following to provide for 
kit fox passage:
i. If a wire strand/pole design is used, the lowest strand shall be 

no closer to the ground than 12 inches.

On-
going

CDD Prior to issuance of a
grading permit.
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ii. If a more solid wire mesh fence is used, 8 by 12 inch openings 
near the ground shall be provided every 100 yards

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

FIRE – 1:  Provide minimum 60,000 gallon water storage tank and 
any necessary infrastructure. Plans to be reviewed and approved 
by the Emergency Services Department. The applicant may 
choose to work with the City to provide an additional looped 
water line connection to the City’s water system that satisfies the 
fire flow requirements.  If this looped water system satisfies the fire 
flow requirement as determined by the City, the 60,000 gallon 
water storage tank would not be required. 

Project ES With site improvement 
plans.

HYD-1: Ground Water. The project shall be redesigned so that 
there will be no more demand on ground water pumping than 
the projects historic rate.

Project CDD/PW Prior to recordation of 
Tract Map.

HYD-2:  Well Metering. All on- and off-site wells permitted for 
use with this project shall have well meters installed per Public 
Works standards prior to recordation of the first subdivision 
map.

Project PW On-going.
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(add additional measures as necessary)

Explanation of Headings: 

Type: ............................................................... Project, ongoing, cumulative
Monitoring Department or Agency: ......... Department or Agency responsible for monitoring a particular mitigation measure
Shown on Plans: ........................................... When a mitigation measure is shown on the plans, this column will be initialed and dated. 
Verified Implementation: ............................ When a mitigation measure has been implemented, this column will be initialed and dated.
Remarks: ........................................................ Area for describing status of ongoing mitigation measure, or for other information.
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Attachment 7 
Draft Resolution B

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

VARIANCE 17-001 – OVERHEAD UTILITIES
5151 JARDINE ROAD

(CABERNET LINKS RV & GOLF - ERSKINE) 
APNs: 025-442-021 - 023 & 025-444-001 - 014

WHEREAS, an application for Planned Development 15-004 and Conditional Use Permit 94-005 
Amendment has been filed by Tom Erskine for development of a 290 space Recreational Vehicle 
(RV) resort within the existing Links Golf Course, and ancillary site improvements, as shown in the 
proposed Site Plan in Exhibit B; and

WHEREAS, in conjunction with PD 15-004 and CUP 94-005 Amendment, Vesting Tentative Tract 
Map 3088 has been submitted requesting to eliminate 39 existing lots created Tract 2716, and 
resubdivide the property into 19 lots, that would include the golf course, RV resort, vineyards, and 
future new resort compatible commercial uses; and

WHEREAS, the project site is located at 5151 Jardine Road; and

WHEREAS, since the approval of the Links Golf Course in 1994 via CUP 94-005, there has been a 
requirement to underground the existing overhead utility line that enters the site from the east at 
Jardine Road and continues west along the entry road on to the site; and

WHEREAS, the City Subdivision Ordinance Section 22.24.190. requires that above ground utility 
lines in conjunction with a subdivisions; and

WHEREAS, since there are multiple utility lines along Jardine and Beacon Roads that are located above 
ground, and since the construction related to underground the utility line will impact existing vineyard, 
driveway and parking lot improvements the applicant has submitted an application for Variance 17-001 
requesting that a portion of the utility lines that extends through the project site be allowed to stay 
above ground; and  

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act 
(CEQA), and the City’s Procedures for Implementing CEQA, an Initial Study was prepared for the 
project; and

WHEREAS, based on the information and analysis contained in the Initial Study, staff determined 
that the proposed project as designed, and with appropriate mitigation measures added as conditions 
of approval, will not result in significant environmental impacts, and a Mitigated Negative 
Declaration was prepared and circulated for public review and comment in full compliance with 
CEQA; and 

WHEREAS, a public hearing was conducted by the Planning Commission on February 28, 2017, to 
consider facts as presented in the staff report prepared for the development plan amendment, and to 
accept public testimony regarding the application; and
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WHEREAS, based upon facts and analysis presented in the staff report and the attachments 
thereto, the public testimony received and subject to the Conditions of Approval listed in Res. 17-
___, approving PD 15-004, Res. 17-____ approving CUP 94-005 Amendment, and Res. 17-__ 
approving Vesting Tentative Tract 3098, the Planning Commission makes the following finding: 

1. That the situation is a special circumstance, since the Cabernet Links and RV Resort, is located 
on the outside edge of the City limits adjacent to County properties where there is not the 
requirement by the County to underground overhead utility lines, therefore by approving 
Variance 17-001 allowing the existing overhead utility lines to remain overhead, would be 
consistent with the other overhead utility lines in the Jardine Road area. 

2. That the situation is not a grant of special privilege, since the utility line would be consistent 
with other above ground utilities adjacent to this project site.  

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El 
Paso de Robles does hereby approve Variance 17-001, allowing the existing overhead utility line that 
extends on to the site from Jardine Road, along the project entrance line and ends at the boundary of 
the site at the adjacent Paso Robles Vineyard property to remain above ground, as shown on Exhibit 
A attached to this resolution.

PASSED AND ADOPTED THIS 28th day of February 2017 by the following roll call vote:

AYES:   

NOES:   

ABSENT:  

ABSTAIN:  

Bob Rollins, Chairperson
ATTEST:

_____________________________________________________
Warren Frace, Planning Commission Secretary
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Attachment 7 
Draft Resolution C 

DRAFT RESOLUTION 17-xxx

A RESOLUTION OF 
THE PLANNING COMMISSION

OF THE CITY OF EL PASO DE ROBLES
APPROVING PLANNED DEVELOPMENT AMENDMENT (PD 15-004),  

FOR CABERNET LINKS RV RESORT
5151 JARDINE ROAD, APN: 025-442-021 - 023 & 025-444-001 - 014

WHEREAS, an application for Planned Development 15-004 and Conditional Use Permit 94-005 
Amendment has been filed by Tom Erskine for development of a 290 space Recreational Vehicle (RV) resort 
within the existing Links Golf Course, and ancillary site improvements, as shown in the proposed Site Plan in 
Exhibit B; and

WHEREAS, in conjunction with PD 15-004 and CUP 94-005 Amendment, Vesting Tentative Tract Map 
3088 has been submitted requesting to eliminate 39 existing lots created Tract 2716, and resubdivide the 
property into 19 lots, that would include the golf course, RV resort, vineyards, and future new resort 
compatible commercial uses; and

WHEREAS, the subject property is designated in the General Plan, Land Use Element as Business Park with 
Planned Development /Airport Overlays (BP/PD/AP), and the proposed project is consistent with the 
intent of the land use designation since the project would provide development of “… transient occupancy 
uses in close proximity to golf courses and commercial recreation…and provide resorts, lodging and related 
ancillary land uses…”; and

WHEREAS, in accordance with the Paso Robles Zoning Map, the property is located in the Airport zoning 
district with Planned Development /Airport Overlays (AP/PD/AP), and the proposed RV Resort project is 
a conditionally permitted land use, and it is consistent with the applicable zoning district and development 
standards, with Conditions of Approval applied as provided in Exhibit A; and

WHEREAS, the subject property is partially located in two (2) different Airport Safety Zones, including 
Zones 3, and 5, and the proposed development project is compatible with the land uses identified for each 
safety zone and the applicable density limitations; and

WHEREAS, the proposed architectural design and site layout are complementary with the existing golf 
course, with minimal site disturbance preserving the majority of the property in its existing golf course 
setting, as shown in Exhibits D1 & D2; and

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), 
and the City’s Procedures for Implementing CEQA, an Initial Study was prepared for the project; and

WHEREAS, based on the information and analysis contained in the Initial Study, staff determined that the 
proposed project as designed, and with appropriate mitigation measures added as conditions of approval, will 
not result in significant environmental impacts, and a Mitigated Negative Declaration was prepared and 
circulated for public review and comment in full compliance with CEQA; and 

WHEREAS, a duly noticed public hearing was conducted by the Planning Commission on February 28, 2017, 
on this project to accept public testimony on the Mitigated Negative Declaration and the proposed project.  
Comments were received from Native American Heritage Commission regarding noticing related to AB-52, 
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and the Cultural Resource Study for the project.  The cultural resource mitigation measures were modified, 
and incorporated into the Mitigation Monitoring and Reporting Program and incorporated into the in 
compliance with CEQA; and

WHEREAS, in accordance with Zoning Ordinance Section 21.23B.050, Findings for Approval of 
Development Plans, and based upon the facts and analysis presented in the staff report and the attachments 
thereto, the public testimony received, and subject to the Conditions of Approval listed below, the Planning 
Commission makes the following findings:

1. The goals and policies established by the general plan, since the project would provide transient 
lodging in proximity to commercial recreation uses such as Barney Schwartz Park, the water park, 
golf courses, horse park and other amenities.

2. The zoning code, particularly the purpose and intent of the zoning district in which a development 
project is located since the AP/PD district conditionally permits hotels, and the site will maintain a 
significant portion of the site with the existing golf course while minimizing disturbance of the 
natural features on the property.

3. The proposed project complies with all other adopted codes, policies, standards, and plans of the 
city including the zoning district height limitations, setbacks, and parking requirements, and it 
would comply with the land uses and applicable density provided for in the Paso Robles Airport
Land Use Plan. 

4. The proposed development plan will not be detrimental to the health, safety, morals, comfort, 
convenience and general welfare of the person residing 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 property is not located in close proximity to other residents or 
neighborhoods, and it would not result in significant noise, traffic, light, glare, or other potential 
effects.

5. 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 it 
proposes to utilize high-quality architectural design with elements of “Winery/Agrarian” 
architectural style that fits in with and is compatible with the site, and will provide an attractive 
view as would be seen from surrounding properties and streets.

6. 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 it is proposed to be a low-intensity 
development on the rural landscape, and would mitigate potentially significant environmental 
impacts.

7. The proposed development plan is compatible with existing scenic and environmental resources 
such as hillsides, drainage courses, oak tree woodlands, vistas, and historic buildings, as noted in
#5 and #6 above.

8. The proposed development plan contributes to the orderly development of the city as a whole by 
providing a well-designed project that is suitable for the location where it is proposed and 
surrounding land uses including agricultural land uses, the golf course, and the existing rural 
residential in the vicinity. 
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NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de Robles 
does hereby approve of Planned Development 15-004, subject to the following conditions: 

STANDARD CONDITIONS:

1. This project shall comply with the checked standard Conditions of Approval, attached hereto as 
Exhibit “A” and incorporated herein by reference.

SITE SPECIFIC CONDITIONS:

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

Planning Division Conditions:

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

EXHIBITS  DESCRIPTION

A.  Standard Conditions of Approval (Refer to Ex. A of Reso. B – Tract Res.)
B.  Cover Sheet
C1-C2.  Vesting Tentative Tract 3088
D.  RV Resort Phasing Plan
E1-E2.  Site Plan 
F1-F7.  Conceptual Grading
G1-G7.  Utility Plans
H1-H7.  Lighting Plans
I1-I8.  Landscape Plans
J1-J3.  Building 1 & 2 Floor Plans & Elevations
K1-K2.  Building 3 Floor Plans & Elevations
L1-L3  Club House Floor Plans and Elevations
M1-M2  Shower Room Floor Plans and Elevations

3. The project shall be designed and constructed to be in substantial conformance with the site plan, 
landscape plan, elevations, floor plans, colors and materials, and preliminary grading plan approved 
with this resolution.   

4. Approval of this project is valid for a period of two (2) years from date of approval.  Unless 
construction permits have been issued and site work has begun, the approval of Planned 
Development 15-004 and Conditional Use Permit Amendment 94-005 shall expire on February 28, 
2019.  The Planning Commission may extend this expiration date if a Time Extension application has 
been filed with the City along with the fees before the expiration date. Once the entitlements for 
Phase I have been exercised by the issuance of construction permits, phases II – IV would become 
vested and would not require time extension requests. 

5. The project is proposed to be developed in 5 phases as shown on Exhibit D. In the event that the 
applicant wishes to change the phasing order, after verification from the City Engineer that there are 
no concerns, the DRC may approve the phasing changer request.
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6. Recreational vehicle parks are regulated by the State Department of Housing and Community 
Development.  The City will not be issuing grading or building permits.  In order to insure that the 
project mitigation measures and conditions of approval are satisfied in a timely manner (i.e. prior to 
the issuance of a grading permit, encroachment permit, or occupancy) an agreement shall be entered 
into between the applicants and the City outlining timing of project mitigation and condition 
completion. The agreement shall be subject to approval by the City Attorney and be executed prior 
to the State’s issuance of a grading or any building permit. City Attorney time and materials shall be 
paid by the applicants prior to execution of the Agreement.

7. Uses of Lots 1-12 of Vesting Tentative Tract 3088 shall be limited to the uses as outlined in the 
following Cabernet Links Permitted Use Table:

Cabernet Links and RV Resort – Permitted Use Table
Lot Permitted Use Development Review Process

1 
Links Golf Course and 
Cabernet Links RV 
Resort

Allowed use under PD 15-004 and CUP 94-005 Amendment, 
subject to conditions and mitigations outlined in Resolutions 
_____________.

Special Events with more than 450 attendees shall obtain a City 
Temporary Use Permit to ensure compatibility with the Airport 
Land Use Plan and neighborhood compatibility.  

2, 3 Vineyard Lot Use:
 Landscaping
 Vineyards
 Trails
 Passive Recreation 

4 – 9* Winery / Wine Tasting The development of Lots 4-8 are subject to the submittal of a 
Major Site Plan Review to be reviewed and approved by the DRC, 
unless the proposed building(s) are 10,000 or more square feet, 
then a development plan (PD) will be required.

The design of buildings for these lots shall utilize similar 
architecture, colors and materials as the buildings approved for 
the Cabernet Links and RV Resort. 

*The development of Lot 9 will require approval of a 
development plan (PD).

Brewery / Beer Tasting

Retail Commercial

Restaurants

Note: Any use besides the uses listed in this table is not permitted. If in the future a use is proposed 
that is listed as ‘Permitted’ or ‘Conditionally Permitted’ in Table 21.16.200 of the Zoning Code for 
the AP zone, an amendment to this table would be required to be approved by the Planning 
Commission as an amendment to PD 15-004 in order to establish the use. 
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8. With the adoption of this Resolution, Resolutions 07-091, 07-092, and 07-093 for the Vista Del 
Hombre project shall be superseded.

9. Vesting Tentative Tract 3088 shall be recorded prior to the issuance of construction permits for 
Phase I of the development plan for the project.

10. Prior to issuance of certificates of use and occupancy, the property owner or authorized agent is 
required to pay the City’s Development Impact Fees.

11. The maximum length of stay for any RV space is 30 consecutive days.

12. Prior to the issuance of a building permit, the Development Review Committee (DRC) shall review 
the following items to insure substantial compliance with the above listed Exhibits:

 Final site details such as landscaping, decorative paving, benches, exterior lighting and any other 
site planning details;

 Architectural elevations, including final materials, colors and details;
 Equipment such as back flow devices, transformers, a/c condensers and appropriate screening 

methods for both views and noise;
 Final grading and drainage plans.
 Signage

13. Prior to the issuance of a grading permit, an archeological survey shall be conducted.

14. If human remains are encountered during project activities, work within 25 feet of the discovery 
should be redirected and the San Luis Obispo County Coroner notified immediately. At the same 
time, an archaeologist should be contacted to assess the situation and consult with agencies as 
appropriate. The project proponent should also be notified. Project personnel should not collect or 
move any human remains and associated materials. If the human remains are of Native American 
origin, the Coroner must notify the NAHC within 24 hours of this identification. The NAHC will 
identify a Most Likely Descendant to inspect the site and provide recommendations for the proper
treatment of the remains and associated grave goods.

15. Prior to issuance of certificates of use and occupancy, the property owner or authorized agent is 
required to pay the City’s Development Impact Fees.

16. No underground or aboveground storage of hazardous materials shall be allowed on-site without 
first obtaining City approval. 

17. Temporary construction noise levels in excess of 60 decibels shall be restricted to the daylight hours 
of 7am to 6pm.  Noise levels shall be measured or monitored from site boundaries or the nearest 
adjoining residential use to determine compliance.

18. Use and operation of the project and its appurtenances shall be conducted in compliance with the 
City’s General Performance Standards for all uses (Section 21.21.040 of Chapter 21.21 Performance 
Standards of the City’s Zoning Ordinance).

19. The project shall be revised to provide a 25-foot buffer between the RV sites that back up to the 
neighboring vineyard property boundary/fence. As part of the rules and regulations, RV guests shall 
be made aware that the resort is adjacent to vineyard land, where farming activities will take place.
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20. The use and occupancy of the RV Resort and golf course shall conform to the floor plans as shown 
in Exhibits I and J.  Occupancy of the buildings shall comply with density limitation of the Airport 
Land Use Plan, Zones 3 and 5 as follows:  

Zone 3: No development shall be permitted.

Zone 5: The use intensity of this activity shall not exceed an average of 150 persons per 
gross acre, maximum 450 persons per single acre, at any time. Usage 
calculations shall include all people (e.g., employees, customers/visitors, etc.) 
who may be on the property at any single point in time, whether indoors or 
outside.  The RV resort density will be calculated on an average of 1.8 persons 
per recreational vehicle to be occupied as a suite; plus one person per 60 sq. ft. 
floor area of any restaurants, club house; plus one person per 10 sq. ft. of floor 
area of meeting rooms shall be permitted.

Engineering Division Conditions: 

21. The Jardine Road frontage shall be improved as follows:

a) The full width of Jardine Road paving shall be rehabilitated from Beacon Road to the project 
entrance in accordance with plans approved by the City Engineer prior to occupancy of Phase I.

b) The full width of Jardine Road paving shall be rehabilitated from the south project entrance to 
the north project entrance in accordance with plans approved by the City Engineer prior to 
occupancy of Phase III.  The applicant will be responsible for the cost of the paving west of 
centerline on this portion of the project. 

c) The full width of Jardine Road paving shall be rehabilitated from the north project entrance to 
the north boundary of the project in accordance with plans approved by the City Engineer prior 
to occupancy of Phase IV.  The applicant will be responsible for the cost of the paving west of 
centerline on this portion of the project.

22. The request for the use of an on-site septic system shall be approved by the City Council. The septic 
system shall be designed in a manner to be approved by the Regional Board. The applicant may 
choose to work with the City to provide an alternative waste water system that would connect to the 
City’s sanitary sewer system, thereby eliminated the need for an on-site septic system.

23. Prior to recordation of the final map, interest in private easements (Aerotech Center Way extension) 
encumbering the property must be resolved as well as alternative access to land-locked parcels within 
the adjacent vineyards.  If the easement cannot be adjusted, the project master plan shall be 
redesigned to accommodate the existing easement alignment, subject to approval by the 
Development Review Committee.
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Mitigation Mesures: 

FIRE – 1:  Provide minimum 60,000 gallon water storage tank and any necessary infrastructure. Plans to 
be reviewed and approved by the Emergency Services Department.  The applicant may 
choose to work with the City  to provide an additional looped water line connection to the
City’s water system that satisfies the fire flow requirements.  If this looped water system 
satisfies the fire flow requirement as determined by the City, the 60,000 gallon water storage 
tank would not be required. 

HYD-1: Ground Water. The project shall be redesigned so that there will be no more demand on 
ground water pumping than the projects historic rate.

HYD-2:  Well Metering. All on- and off-site wells permitted for use with this project shall have well 
meters installed per Public Works standards prior to recordation of the first subdivision 
map.

Agenda Item 1

77



8

AQ-1:   The following measures shall be implemented to minimize construction-generated 
emissions. These measures shall be shown on grading and building plans: 
a. Reduce the amount of the disturbed area where possible.
b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust 

from leaving the site. Increased watering frequency would be required whenever wind 
speeds exceed 15 mph. 

c. Reclaimed (non-potable) water should be used whenever possible.
d. All dirt stock pile areas should be sprayed daily as needed.
e. 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;

f. 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.

g. 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 
SLOAPCD.

h. 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.

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

j. 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.

k. Install wheel washers at the construction site entrance, wash off the tires or tracks of all 
trucks and equipment leaving the site, or implement other SLOAPCD-approved 
methods sufficient to minimize the track-out of soil onto paved roadways.

l. 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.

m. The burning of vegetative material shall be prohibited.
n. 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 SLOAPCD Compliance Division prior to the start of any grading, 
earthwork or demolition. 

0. Construction of the proposed project shall use low-VOC content paints not exceeding 
50 grams per liter.

p. Divert 65 percent of non-hazardous construction or demolition debris.
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AQ-2:  To reduce operational emissions, the proposed project shall implement the following 
measures. 

a. The project proponent shall submit proof to the Paso Robles Community Development 
Department Staff that implementation of all measures have been met in accordance with 
a time schedule deemed appropriate by Community Development Department staff.  

b. Provide shade tree planting in parking lots to reduce evaporative emissions from parked 
vehicles. Design should provide 50% tree coverage within 10 years of construction using 
low ROG emitting, low maintenance native drought resistant trees.

c. Include the planting of native and drought tolerant trees beyond those required as 
mitigation for tree removal.

d. Incorporate outdoor electrical outlets to encourage the use of electric appliances and 
tools.

e. Provide a designated parking space for alternatively fueled vehicles.
f. The project site shall be designed to minimize barriers to pedestrian access, internally 

links all uses, and connects to all existing or planned external streets, public transit, and 
pedestrian facilities contiguous with the project site.

g. Provide on-site bicycle parking beyond those required by California Green Building 
Standards Code and related facilities to support long-term use (lockers, or a locked room 
with standard racks and access limited to bicyclists only). 

h. Implement traffic calming improvements as appropriate (e.g., marked crosswalks, count-
down signal timers, curb extensions, speed tables, raised crosswalks, median islands, 
mini-circles, tight corner radii, etc.)

i. Install water conservation measures sufficient to meet, at a minimum, CALGreen Tier 1 
standards for water efficiency and conservation. 

j. The project shall be designed to incorporate the future installation of solar photovoltaic 
systems to serve the proposed RV park.

k. The the extent locally available, utilize pre-finished building materials or materials that 
do not require the application of architectural coatings.

l. Install energy-efficient appliances and building components sufficient to achieve overall 
reductions in interior energy use beyond those required at the time of development by 
CalGreen standards.

m. Install roofing material with a solar reflectance values meeting the EPA/DOE Energy 
Star rating to reduce summer cooling needs.

n. Provide a minimum of one on-site level two electrical vehicle (EV) charging station with 
sufficient electrical capacity for future expansion to add a minimum of three additional 
EV stations.

o. Utilize high efficiency lights in parking lots, streets, and other public areas.

AQ-3: The following measures shall be implemented to reduce expose of sensitive receptors to 
substantial pollutant concentrations. These measures shall be shown on grading and building 
plans:

a. Implement Mitigation Measure AQ-1.
b. Demolition of onsite structures shall comply with the National Emission Standards for 

Hazardous Air Emissions (NESHAP) requirements (NESHAP, 40 CFR, Part 61, 
Subpart M) for the demolition of existing structures. The SLOAPCD is delegated 
authority by the Environmental Protection Agency (EPA) to implement the Federal 
Asbestos NESHAP.  Prior to demolition of onsite structures, the SLOAPCD shall be 
notified, per NESHAP requirements.  SLOAPCD notification form and reporting 
requirements are included in Appendix A. Additional information may be obtained at 
website url:    http://slocleanair.org/business/asbestos.php.
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c. If during demolition of existing structures, paint is separated from the construction 
materials (e.g. chemically or physically), the paint waste will be evaluated independently 
from the building material by a qualified hazardous materials inspector to determine its 
proper management. All hazardous materials shall be handled and disposed in 
accordance with local, state and federal regulations. According to the Department of 
Toxic Substances Control (DTSC), if paint is not removed from the building material 
during demolition (and is not chipping or peeling), the material can be disposed of as 
construction debris (a non-hazardous waste). The landfill operator will be contacted 
prior to disposal of building material debris to determine any specific requirements the 
landfill may have regarding the disposal of lead-based paint materials. The disposal of 
demolition debris shall comply with any such requirements. Contact the SLOAPCD 
Enforcement Division at (805) 781-5912 for more information.  Approval of a lead 
work plan and permit may be required. Lead work plans, if required, will need to be 
submitted to SLOAPCD ten days prior to the start of demolition

d. On-road diesel vehicles shall comply with Section 2485 of Title 13 of the California 
Code of Regulations. This regulation limits idling from diesel-fueled commercial motor 
vehicles with gross vehicular weight ratings of more than 10,000 pounds and licensed for 
operation on highways. It applies to California and non-California based vehicles.  In 
general, the regulation specifies that drivers of said vehicles:
1) Shall not idle the vehicle’s primary diesel engine for greater than 5 minutes at any 

location, except as noted in Subsection (d) of the regulation; and, 
2) Shall not operate a diesel-fueled auxiliary power system to power a heater, air 

conditioner, or any ancillary equipment on that vehicle during sleeping or resting in 
a sleeper berth for greater than 5.0 minutes at any location when within 1,000 feet of 
a restricted area, except as noted in Subsection (d) of the regulation.

e. Maintain all construction equipment in proper tune in accordance with manufacturer’s 
specifications;

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

g. 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;

h. Idling of all on- and off-road diesel-fueled vehicles shall not be permitted when not in 
use. Signs shall be posted in the designated queuing areas and or job site to remind 
drivers and operators of the no idling limitation.

i. Electrify equipment when possible;
j. Substitute gasoline-powered in place of diesel-powered equipment, when available; and,
k. Use alternatively fueled construction equipment on-site when available, such as 

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

BR-1. Soil disturbance for the Project exceeds one acre.  Prior to the onset of construction, a 
Storm Water Pollution Prevention Plan (SWPPP) shall be prepared.  The SWPPP shall 
contain Best Management Practices (BMPs) to prevent pollutants from leaving the site and
entering waters of the State.”

BR-2. Biodegradable fiber rolls shall be installed pursuant to Caltrans Fiber Roll Detail SC-5, 
available at http://www.dot.ca.gov/hq/construc/stormwater/SC-05.pdf.  To minimize the 
risk of ensnaring and strangling wildlife, coir rolls, erosion control mats or blankets, straw or 
fiber wattles, or similar erosion control products shall be comprised entirely of natural-fiber, 
biodegradable materials.  No "photodegradable" or other plastic erosion control materials 
shall be used.
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BR-3.  Tree canopies and trunks within 50 feet of proposed disturbance zones should be mapped 
and numbered by a certified arborist or qualified biologist and a licensed land surveyor.  
Data for each tree should include date, species, number of stems, diameter at breast height 
(DBH) of each stem, critical root zone (CRZ) diameter, canopy diameter, tree height, health, 
habitat notes, and nests observed.

BR-4. Impacts to the oak canopy or critical root zone (CRZ) should be avoided where practicable.  
Impacts include pruning, any ground disturbance within the drip-line or CRZ of the tree 
(whichever distance is greater), and trunk damage

BR-5. If ground disturbance is proposed within the drip line or CRZ an oak tree protection plan 
shall be prepared and approved by the City of Paso Robles.

BR-6. Impacts to oak trees shall be assessed by a licensed arborist.  Mitigations for impacted trees 
shall comply with the City of Paso Robles tree ordinance.

BR-7. Within one week of ground disturbance activities, if work occurs between March 15 and 
August 15, nesting bird surveys shall be conducted.  If surveys do not locate nesting birds, 
construction activities may be conducted.  If nesting birds are located, no construction 
activities shall occur within 100 feet of nests until chicks are fledged.  A preconstruction 
survey report shall be submitted to the lead agency immediately upon completion of the 
survey.  The report shall detail appropriate fencing or flagging of the buffer zone and make 
recommendations on additional monitoring requirements.  A map of the Project site and 
nest locations shall be included with the report.  The Project biologist conducting the nesting 
survey shall have the authority to reduce or increase the recommended buffer depending 
upon site conditions.

BR-8. Occupied nests of special status bird species shall be mapped using GPS or survey 
equipment.  Work shall not be allowed within a 100 foot buffer while the nest is in use.  The 
buffer zone shall be delineated on the ground with orange construction fencing where it 
overlaps work areas.

BR-9. Occupied nests of special status bird species that are within 100 feet of project work areas 
shall be monitored at least every two weeks through the nesting season to document nest 
success and check for project compliance with buffer zones.  Once nests are deemed 
inactive and/or chicks have fledged and are no longer dependent on the nest, work may 
commence in these areas.

BR-10. A pre-construction survey shall be conducted within thirty days of beginning work on the 
site to identify if badgers are using the site.  If the pre-construction survey finds potential 
badger dens, they shall be inspected to determine whether they are occupied.  The survey 
shall cover the entire area of disturbance, and shall examine both old and new dens.  If 
badgers are found in dens on the property between February and July, nursing young may be 
present.  To avoid disturbance and the possibility of direct take of adults and nursing young, 
and to prevent badgers from becoming trapped in burrows during construction activity, no 
grading shall occur within 100 feet of active badger dens between February and July.  
Between July 1st and February 1st all potential badger dens shall be inspected to determine if 
badgers are present.  During the winter badgers do not truly hibernate, but are inactive and 
asleep in their dens for several days at a time.  Because they can be torpid during the winter, 
they are vulnerable to disturbances that may collapse their dens before they rouse and 
emerge.  Therefore, surveys shall be conducted for badger dens throughout the year. If 
badger dens are found on the property during the pre-construction survey, the CDFW 
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wildlife biologist for the area shall be contacted to review current allowable management 
practices that may include encouraging badgers to move offsite and/or trapping and 
relocation.

BR-11. Prior to issuance of grading and/or construction permits, the applicant shall submit evidence 
to the City of Paso Robles, Community Development Department (see contact information 
below) that states that one or a combination of the following three San Joaquin kit fox 
mitigation measures has been implemented: 

a. Provide for the protection in perpetuity, through acquisition of fee or a conservation 
easement of:

34.68 acres for Phase 1
51.6 acres for Phase 2
30.84 acres for Phase 3
19.5 acres for Phase 4
23.88 acres for Phase 5

160.5 acres total for all phases of suitable habitat in the kit fox corridor area (e.g. within 
the San Luis Obispo County kit fox habitat area, northwest of Highway 58), either on-
site or off-site, and provide for a non-wasting endowment to provide for management 
and monitoring of the property in perpetuity.  Lands to be conserved shall be subject to 
the review and approval of the California Department of Fish and Wildlife and the City.
This mitigation alternative requires that all aspects if this program must be in place 
before City permit issuance or initiation of any ground disturbing activities.

b. Deposit funds into an approved in-lieu fee program, which would provide for the 
protection in perpetuity of suitable habitat in the kit fox corridor area within San Luis 
Obispo County, and provide for a non-wasting endowment for management and 
monitoring of the property in perpetuity.  Mitigation alternative (b) above can be 
completed by providing funds to The Nature Conservancy (TNC) pursuant to the 
Voluntary Fee-Based Compensatory Mitigation Program (Program).  The Program was 
established in agreement between the CDFW and TNC to preserve San Joaquin kit fox 
habitat, and to provide a voluntary mitigation alternative to project proponents who 
must mitigate the impacts of projects in accordance with the California Environmental 
Quality Act (CEQA).   The fee, payable to “The Nature Conservancy,” would total: 
  
$86,700 for Phase 1
$129,000 for Phase 2
$77,100 acres for Phase 3
$48,750 for Phase 4
$59,700 for Phase 5, or
$401,250 total for all phases.
  
This fee is calculated based on the current cost-per-unit of $2500 per acre of mitigation, 
which is scheduled to be adjusted to address the increasing cost of property in San Luis 
Obispo County; your actual cost may increase depending on the timing of payment. This 
fee must be paid after the CDFW provides written notification about your mitigation 
options but prior to City permit issuance and initiation of any ground disturbing 
activities.  
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c. Purchase credits in a CDFW-approved conservation bank, which would provide for the 
protection in perpetuity of suitable habitat within the kit fox corridor area and provide 
for a non-wasting endowment for management and monitoring of the property in 
perpetuity.  Mitigation alternative (c) above can be completed by purchasing credits 
from the Palo Prieto Conservation Bank (see contact information below).  The Palo 
Prieto Conservation Bank was established to preserve San Joaquin kit fox habitat, and to 
provide a voluntary mitigation alternative to project proponents who must mitigate the 
impacts of projects in accordance with the California Environmental Quality Act 
(CEQA). The cost for purchasing credits is payable to the owners of The Palo Prieto 
Conservation Bank, and would total:

$86,700 for Phase 1
$129,000 for Phase 2
$77,100 acres for Phase 3
$48,750 for Phase 4
$59,700 for Phase 5, or
$401,250 total for all phases.

This fee is calculated based on the current cost-per-credit of $2,500 per acre of 
mitigation.  The fee is established by the conservation bank owner and may change at 
any time.  Your actual cost may increase depending on the timing of payment. Purchase 
of credits must be completed prior to City permit issuance and initiation of any ground 
disturbing activities.

BR-12. Prior to issuance of grading and/or construction permits, the applicant shall provide 
evidence that they have retained a qualified biologist acceptable to the City.  The retained 
biologist shall perform the following monitoring activities:

i. Prior to issuance of grading and/or construction permits and within 30 days prior to 
initiation of site disturbance and/or construction, the biologist shall conduct a pre-
activity (i.e. preconstruction) survey for known or potential kit fox dens and submit a 
letter to the City reporting the date the survey was conducted, the survey protocol, 
survey results, and what measures were necessary (and completed), as applicable, to 
address any kit fox activity within the project limits.

ii. The qualified biologist shall conduct weekly site visits during site-disturbance activities 
(i.e. grading, disking, excavation, stock piling of dirt or gravel, etc.) that proceed longer 
than 14 days, for the purpose of monitoring compliance with required Mitigation 
Measures.  Site disturbance activities lasting up to 14 days do not require weekly 
monitoring by the biologist unless observations of kit fox or their dens are made on-site 
or the qualified biologist recommends monitoring for some other reason.  When weekly 
monitoring is required, the biologist shall submit weekly monitoring reports to the City.

iii. Prior to or during project activities, if any observations are made of San Joaquin Kit fox, 
or any known or potential San Joaquin kit fox dens are discovered within the project 
limits, the qualified biologist shall re-assess the probability of incidental take (e.g. harm 
or death) to kit fox. At the time a den is discovered, the qualified biologist shall contact 
USFWS and the CDFW for guidance on possible additional kit fox protection measures 
to implement and whether or not a Federal and/or State incidental take permit is 
needed. If a potential den is encountered during construction, work shall stop until such 
time the USFWS determines it is appropriate to resume work.
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If incidental take of kit fox during project activities is possible, before project activities 
commence, the applicant must consult with the USFWS.  The results of this 
consultation may require the applicant to obtain a Federal and/or State permit for 
incidental take during project activities.  The applicant should be aware that the presence 
of kit foxes or known or potential kit fox dens at the project site could result in further 
delays of project activities. 

iv. In addition, the qualified biologist shall implement the following measures:

1. Within 30 days prior to initiation of site disturbance and/or construction, fenced 
exclusion zones shall be established around all known and potential kit fox dens.  
Exclusion zone fencing shall consist of either large flagged stakes connected by rope 
or cord, or survey laths or wooden stakes prominently flagged with survey ribbon.  
Each exclusion zone shall be roughly circular in configuration with a radius of the 
following distance measured outward from the den or burrow entrances:

Potential kit fox den: 50 feet 
Known or active kit fox den: 100 feet 
Kit fox pupping den: 150 feet

2. All foot and vehicle traffic, as well as all construction activities, including storage of 
supplies and equipment, shall remain outside of exclusion zones. Exclusion zones 
shall be maintained until all project-related disturbances have been terminated, and 
then shall be removed.  

3. If kit foxes or known or potential kit fox dens are found on site, daily monitoring by 
a qualified biologist shall be required during ground disturbing activities.

BR-13. Prior to issuance of grading and/or construction permits, the applicant shall clearly delineate 
the following as a note on the project plans: “Speed signs of 25 mph (or lower) shall be 
posted for all construction traffic to minimize the probability of road mortality of the San 
Joaquin kit fox”.  Speed limit signs shall be installed on the project site within 30 days prior 
to initiation of site disturbance and/or construction.

BR-14. During the site disturbance and/or construction phase, grading and construction activities 
after dusk shall be prohibited unless coordinated through the City, during which additional 
kit fox mitigation measures may be required.

  
BR-15. Prior to issuance of grading and/or construction permit and within 30 days prior to initiation 

of site disturbance and/or construction, all personnel associated with the project shall attend 
a worker education training program, conducted by a qualified biologist, to avoid or reduce 
impacts on sensitive biological resources (i.e. San Joaquin kit fox). At a minimum, as the 
program relates to the kit fox, the training shall include the kit fox’s life history, all mitigation 
measures specified by the City, as well as any related biological report(s) prepared for the 
project. The applicant shall notify the City shortly prior to this meeting.  A kit fox fact sheet 
shall also be developed prior to the training program, and distributed at the training program 
to all contractors, employers and other personnel involved with the construction of the 
project.
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BR-16.   During the site-disturbance and/or construction phase, to prevent entrapment of the San 
Joaquin kit fox, all excavations, steep-walled holes and trenches in excess of two feet in 
depth shall be covered at the close of each working day by plywood or similar materials, or 
provided with one or more escape ramps constructed of earth fill or wooden planks.  
Trenches shall also be inspected for entrapped kit fox each morning prior to onset of field 
activities and immediately prior to covering with plywood at the end of each working day.  
Before such holes or trenches are filled, they shall be thoroughly inspected for entrapped kit 
fox.  Any kit fox so discovered shall be allowed to escape before field activities resume, or 
removed from the trench or hole by a qualified biologist and allowed to escape unimpeded.

BR-17. During the site-disturbance and/or construction phase, any pipes, culverts, or similar 
structures with a diameter of four inches or greater, stored overnight at the project site shall 
be thoroughly inspected for trapped San Joaquin kit foxes before the subject pipe is 
subsequently buried, capped, or otherwise used or moved in any way.  If during the 
construction phase a kit fox is discovered inside a pipe, that section of pipe will not be 
moved. If necessary, the pipe may be moved only once to remove it from the path of 
activity, until the kit fox has escaped.

BR-18. During the site-disturbance and/or construction phase, all food-related trash items such as 
wrappers, cans, bottles, and food scraps shall be disposed of only in closed containers.  
These containers shall be regularly removed from the site. Food items may attract San 
Joaquin kit foxes onto the project site, consequently exposing such animals to increased risk 
of injury or mortality.  No deliberate feeding of wildlife shall be allowed.

BR-19. Prior to, during and after the site-disturbance and/or construction phase, use of pesticides or 
herbicides shall be in compliance with all local, State and Federal regulations.  This is 
necessary to minimize the probability of primary or secondary poisoning of endangered 
species utilizing adjacent habitats, and the depletion of prey upon which San Joaquin kit 
foxes depend.

BR-20. During the site-disturbance and/or construction phase, any contractor or employee that 
inadvertently kills or injures a San Joaquin kit fox or who finds any such animal either dead, 
injured, or entrapped shall be required to report the incident immediately to the applicant 
and City.  In the event that any observations are made of injured or dead kit fox, the 
applicant shall immediately notify the USFWS and CDFW by telephone.  In addition, formal 
notification shall be provided in writing within three working days of the finding of any such 
animal(s).  Notification shall include the date, time, location and circumstances of the 
incident.  Any threatened or endangered species found dead or injured shall be turned over 
immediately to CDFW for care, analysis, or disposition.

BR-21. Prior to final inspection, or occupancy, whichever comes first, should any long internal or 
perimeter fencing be proposed or installed, the applicant shall do the following to provide 
for kit fox passage:

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

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

iii. Upon fence installation, the applicant shall notify the City to verify proper installation.  Any 
fencing constructed after issuance of a final permit shall follow the above guidelines.
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PASSED AND ADOPTED THIS 28th day of February, 2017 by the following Roll Call Vote:

AYES:   
NOES:   
ABSENT:  
ABSTAIN:  

      _________________________________________ 
      Bob Rollins, Chairperson

ATTEST:

_____________________________________________________ 
Warren Frace, Secretary of the Planning Commission
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Attachment 9 
Draft Resolution D

RESOLUTION NO: 17-xxx

A RESOLUTION OF THE PLANNINGCOMMISSION OF THE 
CITY OF EL PASO DE ROBLES  

APPROVING CONDITIONAL USE PERMIT AMENDMENT (CUP 94-005),
FOR CABERNET LINKS RV RESORT

5151 JARDINE ROAD, APN: 025-442-021 - 023 & 025-444-001 - 014

WHEREAS, an application for Planned Development 15-004 and Conditional Use Permit 94-005 Amendment 
has been filed by Tom Erskine for development of a 290 space Recreational Vehicle (RV) resort within the 
existing Links Golf Course and ancillary site improvements, as shown in the proposed Site Plan in Exhibit B; 
and

WHEREAS, in conjunction with PD 15-004 and CUP 94-005 Amendment, Vesting Tentative Tract Map 3088 
has been submitted requesting to eliminate 39 existing lots created Tract 2716, and resubdivide the property 
into 19 lots, that would include the golf course, RV resort, vineyards, and future new resort compatible 
commercial uses; and

WHEREAS, with the approval of PD 15-004 and CUP 94-005 Amendment (Cabernet Links RV and Golf 
Resort) the previous entitlements that approved the Vista del Hombre project (PD 06-021) would be 
eliminated; and

WHEREAS, with the approval of PD 15-004 and CUP 94-005 Amendment (Cabernet Links RV and Golf 
Resort) the development plan (PD 94-003) originally approved to establish the Links Golf Course would be 
superseded by PD 15-004; and

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), 
and the City’s Procedures for Implementing CEQA, an Initial Study was prepared for the project; and

WHEREAS, based on the information and analysis contained in the Initial Study, staff determined that the 
proposed project as designed, and with appropriate mitigation measures added as conditions of approval, will 
not result in significant environmental impacts, and a Mitigated Negative Declaration was prepared and 
circulated for public review and comment in full compliance with CEQA; and 

WHEREAS, a duly noticed public hearing was conducted by the Planning Commission on February 28, 2017, 
on this project to accept public testimony on the Mitigated Negative Declaration and the proposed project.  
Comments were received from Native American Heritage Commission regarding noticing related to AB-52, 
and the Cultural Resource Study for the project.  The cultural resource mitigation measures were modified, and 
incorporated into the Mitigation Monitoring and Reporting Program and incorporated into the in compliance 
with CEQA; and

WHEREAS, the subject property is designated in the General Plan, Land Use Element as Business Park with 
Planned Development /Airport Overlays (BP/PD/AP), and the proposed project is consistent with the intent 
of the land use designation since the project would provide development of “… transient occupancy uses in 
close proximity to golf courses and commercial recreation…and provide resorts, lodging and related ancillary 
land uses…”; and

WHEREAS, based upon the facts and analysis presented in the staff report, public testimony received and
subject to the conditions of approval listed below, the Planning commission finds that the establishment, 
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maintenance or operation for the requested-use or building applied for, will not, under the circumstances of the 
particular case, be detrimental to the health, safety, morals, comfort, convenience and general welfare of the
personsresidingor working in the neighborhood of such proposed use, or be injurious ordetrimental toproperty
and improvements intheneighborhood or to the general welfare of the City.

NOW,THEREFORE, BEITRESOLVED, thatthePlanning Commission ofthe City of El Paso De Robles 
does hereby approve the amendment of Conditional Use Permit 94005 subject to the following conditions 
listed below:

1. Thisconditional usepermit  amendment authorizes the establishment ofan 18-hole golf course with 
driving range, along with the establishment of a 290 space Recreational Vehicle Resort, known as the 
Cabernet Links and RV Resort. clubhouse with pro- shop and coffee shop, maintenance building, 
cart storage building and mid-course restrooms. Project development and phasing shall comply with 
the conditions and exhibits established with PD 15-005.The project shall be constructed in four(4)
phases as follows:

Phase 1 - Improve existing on-site drainage swales, remove and clean debris from existing 
culverts under BeaconandJardine Roadsandseedtheareawithryegrass for dust and erosion
control.

Phase 2 - Grade and construct the 18-hole golf course, driving range, parking lot, entry road, 
temporary club house (approximately 1500 square feet), temporary maintenance tent and
temporary restrooms onthecourse.

Phase 3 - Constructpermanent maintenance building,cart barnandon-courserestrooms.

Phase 4 - Construct permanent clubhouse and underground existing on-siteoverhead utilities.
Inordertoinsure that undergrounding of utilities is completed, Phase 4 shall be completed by 
October 10, 1999 or prior to occupancy of Phase 4 (permanent clubhouse building), 
whichever occursfirst.

Failure to underground on-site utilities in the prescribed timeline, could result in a public hearing to 
consider revocation forfailuretocomply withconditions ofapproval.

2. Theapplicant shallcomply with allconditions of approval of Planned Development 94003 15-005 in a 
manner acceptable to the City of PasoRobles.

2.3. Events associated with the resort such as golf tournaments, RV related events, shall be conducted
indoors, or within a temporary tent structure as approved by the City. Events not related to golf or 
RV, or exceeded 450 attendees are subject to a Temporary Use Permit. All events shall end no later 
than 10 pm. Amplified music associated with the event shall be kept in doors and play no later than 
10 pm.

3.4. The site shall bekept in a neat manner at all times and the landscapingshallbecontinuously maintained
in  a healthyand thrivingcondition.

4.5. Any site specific condition imposed by thePlanning Commission in approving this project may be 
modified or eliminated, or new conditions may be added, provided that the Planning Commission 
shall first conduct a public hearing in the same manner asrequired fortheapproval ofthisproject. No
such modification shall be made unless the Commission finds that such modification isnecessary to
protect the public interest and/or neighboring properties, or, in the case of deletion of an existing
condition,thatsuchactionisnecessary topermit reasonable operation and usefor this approval. 

5.6. All parkways, open areas, and landscaping shall be permanently maintained by the property owner, 
or other means acceptable to the City. . 
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6.7.Thegolf courseoperationsshall comply at all timeswith the city's performancestandards.

7.8. This conditional use permit shall expire on April 10, 1995 unless a time extension is submitted to the 
Community DevelopmentDepartmentpriortoexpiration.

PASSED AND ADOPTED THIS 28th day of February 2017 by the following Roll Call Vote:

AYES:   

NOES:   
ABSENT:  
ABSTAIN:  

      _________________________________________ 
      Bob Rollins, Chairperson

ATTEST:

_____________________________________________________ 
Warren Frace, Secretary of the Planning Commission

Exhibit B – Site Plan
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(Adopted by Planning Commission Resolution _________)

EXHIBIT A 

CITY OF EL PASO DE ROBLES 
STANDARD DEVELOPMENT CONDITIONS

Planned Development Conditional Use Permit

Tentative Parcel Map Tentative Tract Map

Approval Body: Planning Commission Date of Approval: October 11, 2016

Applicant: Destino Paso Resort_________ Location: 3350 Airport Road                              

APN: 025-436-029 & 025-346-030

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 October 11, 2018 unless a time extension 
request is filed with the Community Development Department, or a State 
mandated automatic time extension is applied prior to expiration.

2. The site shall be developed and maintained in accordance with the approved plans 
and unless specifically provided for through the Planned Development process 
shall not waive compliance with any sections of the Zoning Code, all other 
applicable City Ordinances, and applicable Specific Plans.

 3. To the extent allowable by law, Owner agrees to hold City harmless from costs 
and expenses, including attorney’s fees, incurred by City or held to be the liability 
of City in connection with City’s defense of its actions in any proceeding brought 
in any State or Federal court challenging the City’s actions with respect to the 
project. Owner understands and acknowledges that City is under no obligation to 
defend any legal actions challenging the City’s actions with respect to the 
project.
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(Adopted by Planning Commission Resolution _________)

 4. Any site specific condition imposed by the Planning Commission in approving this 
project (Conditional Use Permit) may be modified or eliminated, or new 
conditions may be added, provided that the Planning Commission shall first 
conduct a public hearing in the same manner as required for the approval of this 
project.  No such modification shall be made unless the Commission finds that 
such modification is necessary to protect the public interest and/or neighboring 
properties, or, in the case of deletion of an existing condition, that such action is
necessary to permit reasonable operation and use for this approval.

 5. The site shall be kept in a neat manner at all times and the landscaping shall be 
continuously maintained in a healthy and thriving condition.

 6. All signs shall be subject to review and approval as required by Municipal Code 
Section 21.19 and shall require a separate application and approval prior to 
installation of any sign.

 7. All walls/fences and exposed retaining walls shall be constructed of decorative 
materials which include but are not limited to splitface block, slumpstone, 
stuccoed block, brick, wood, crib walls or other similar materials as determined 
by the Development Review Committee, but specifically excluding precision 
block.

 8. Prior to the issuance of a Building Permit a landscape and irrigation plan 
consistent with the Landscape and Irrigation Ordinance, shall be submitted for 
City review and approval. The plan needs to be designed in a manner that 
utilizes drought tolerant plants, trees and ground covers and minimizes, if not 
eliminates the use of turf. The irrigation plan shall utilize drip irrigation and limit 
the use of spray irrigation. All existing and/or new landscaping shall be installed
with automatic irrigation systems.

 9. A reciprocal parking and access easement and agreement for site access, 
parking, and maintenance of all project entrances, parking areas, landscaping, 
hardscape, common open space, areas and site lighting standards and fixtures, 
shall be recorded prior to or in conjunction with the Final Map. Said easement 
and agreement shall apply to all properties, and be referenced in the site 
Covenants, Conditions and Restrictions (CC&Rs).

10. All outdoor storage shall be screened from public view by landscaping and walls or 
fences per Section 21.21.110 of the Municipal Code.

 11. For commercial, industrial, office or multi-family projects, all refuse enclosures 
are required to provide adequate space for recycling bins. The enclosure shall 
be architecturally compatible with the primary building. Gates shall be view 
obscuring and constructed of durable materials. Check with Paso Robles Waste 
Disposal to determine the adequate size of enclosure based on the number and 
size of containers to be stored in the enclosure.
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 12. For commercial, industrial, office or multi-family projects, all existing and/or new 
ground-mounted appurtenances such as air-conditioning condensers, electrical 
transformers, backflow devices etc., shall be screened from public view through 
the use of decorative walls and/or landscaping subject to approval by the 
Community Development Director or his designee.  Details shall be included in the 
building plans.

 13. All existing and/or new roof appurtenances such as air-conditioning units, grease 
hoods, etc. shall be screened from public view.  The screening shall be 
architecturally integrated with the building design and constructed of compatible 
materials to the satisfaction of the Community Development Director or his 
designee.  Details shall be included in the building plans.

 14. All existing and/or new lighting shall be shielded so as to be directed downward in 
such a manner as to not create off-site glare or adversely impact adjacent 
properties. The style, location and height of the lighting fixtures shall be submitted 
with the building plans and shall be subject to approval by the Community 
Development Director or his designee.

 15. It is the property owner's responsibility to insure that all construction of private 
property improvements occur on private property.  It is the owner's responsibility to 
identify the property lines and insure compliance by the owner's agents.

  16. Any existing Oak trees located on the project site shall be protected and 
preserved as required in City Ordinance No.835 N.S., Municipal Code No. 10.01 
"Oak Tree Preservation", unless specifically approved to be removed. An Oak 
tree inventory shall be prepared listing the Oak trees, their disposition, and the 
proposed location of any replacement trees required. In the event an Oak tree is 
designated for removal, an approved Oak Tree Removal Permit must be
obtained from the City, prior to removal.

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

18. Prior to recordation of the map or prior to occupancy of a project, all conditions of 
approval shall be completed to the satisfaction of the City Engineer and 
Community Developer Director or his designee.

19. Two sets of the revised Planning Commission approved plans incorporating all 
Conditions of Approval, standard and site specific, shall be submitted to the 
Community Development Department prior to the issuance of building permits.

 20. Prior to the issuance of building permits, the
  Development Review Committee shall approve the following:
  Planning Division Staff shall approve the following: 
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    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: grading plan review

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:

   
  

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

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.
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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.

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.
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 4. In a special Flood Hazard Area as indicated on a Flood Insurance Rate Map 
(FIRM) the owner shall provide an Elevation Certificate in accordance with the 
National Flood Insurance program.  This form must be completed by a land 
surveyor or civil engineer licensed in the State of California.

F. PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY OR RECORDATION OF 
THE FINAL MAP: 

The Planning Commission has made a finding that the fulfillment of the 
construction requirements listed below are a necessary prerequisite to the 
orderly development of the surrounding area.

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

2. All public improvements are completed and approved by the City Engineer, and 
accepted by the City Council for maintenance.  

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

             
  Street Name   City Standard  Standard Drawing No.

 4. If, at the time of approval of the final map, any required public improvements 
have not been completed and accepted by the City the owner shall be required 
to enter into a Subdivision Agreement with the City in accordance with the 
Subdivision Map Act. 

  Bonds required and the amount shall be as follows:
  Performance Bond...............100% of improvement costs.
  Labor and Materials Bond........50% of performance bond.

 5. If the existing City street adjacent to the frontage of the project is inadequate for 
the traffic generated by the project, or will be severely damaged by the 
construction, the applicant shall excavate the entire structural section and replace it 
with a standard half-width street plus a 12' wide travel lane and 8' wide graded 
shoulder adequate to provide for two-way traffic.

 6. If the existing pavement and structural section of the City street adjacent to the 
frontage of the project is adequate, the applicant shall provide a new structural 
section from the proposed curb to the edge of pavement and shall overlay the 
existing paving to centerline for a smooth transition.

 7. Due to the number of utility trenches required for this project, the City Council 
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adopted Pavement Management Program requires a pavement overlay on Airport 
Road along the frontage of the project. 

 8. The applicant shall install all utilities. Street lights shall be installed at locations as 
required by the City Engineer.  All existing overhead utilities adjacent to or within 
the project shall be relocated underground except for electrical lines 77 kilovolts or 
greater.  All utilities shall be extended to the boundaries of the project.

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

  a.  Public Utilities Easement;   
  b.  Water Line Easement;
  c.  Sewer Facilities Easement;  
  d.  Landscape Easement;
  e.  Storm Drain Easement.

 10. The developer shall annex to the City's Landscape and Lighting District for 
payment of the operating and maintenance costs of the following:

  a. Street lights;
  b. Parkway/open space landscaping;
  c. Wall maintenance in conjunction with landscaping;
  d. Graffiti abatement;
  e. Maintenance of open space areas.

 11. For a building with a Special Flood Hazard Area as indicated on a Flood Insurance 
Rate Map (FIRM), the developer shall provide an Elevation Certificate in 
accordance with the National Flood Insurance Program. This form must be 
completed by a lands surveyor or civil engineer licensed in the State of California.

 12. All final property corners shall be installed.

 13. All areas of the project shall be protected against erosion by hydro seeding or 
landscaping.

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

 15. Clear blackline mylars and paper prints of record drawings, signed by the engineer 
of record, shall be provided to the City Engineer prior to the final inspection. An 
electronic autocad drawing file registered to the California State Plane – Zone 5 / 
NAD83 projected coordinate system, units in survey feet, shall be provided.
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******************************************************************************
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.

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.
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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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AATTACHMENT - 10
DRAFT RESOLUTION - E

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

APPROVING CABERNET LINKS RV RESORT AND GOLF COURSE
VESTING TENTATIVE TRACT MAP 3088

5151 JARDINE ROAD, APN: 025-442-021 - 023 & 025-444-001 - 014
APPLICANT – TOM ERSKINE

WHEREAS, in conjunction with applications filed for Planned Development 15-004 and Conditional 
Use Permit 94-005 Amendment for development of a 290 space RV resort, Vesting Tentative Tract 
Map (VTTM) 3088 has been filed by Tom Erskine requesting to eliminate 39 existing lots created 
Tract 2716, and resubdivide the property into 19 lots, that would include the golf course, RV resort, 
vineyards, and future new resort compatible commercial uses as follows: 

Lot 1:   188 acres (Golf Course / RV Resort)
Lot 2-7: 1 to 2 acres (Commercial Lots)
Lot 8:   9.93 acres (Vineyard Lot)
Lot 9:   1.05 acres (Vineyard Lot)

WHEREAS, the subject property is designated in the General Plan, Land Use Element as Business 
Park with Planned Development /Airport Overlays (BP/PD/AP), and the proposed project is 
consistent with the intent of the land use designation since the project would provide development of 
“… transient occupancy uses in close proximity to golf courses and commercial recreation…and 
provide resorts, lodging and related ancillary land uses…”; and

WHEREAS, the proposed Vesting Tentative Tract Map 3088 is consistent with applicable new lot 
development standards in the Airport zoning district with Planned Development (AP/PD), and 
includes access to each parcel proposed for development and maintains access to the existing golf 
course buildings, as identified in Exhibit B; and

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act 
(CEQA), and the City’s Procedures for Implementing CEQA, an Initial Study was prepared for the 
project; and 

WHEREAS, based on the information and analysis contained in the Initial Study, staff determined 
that the proposed project as designed, and with appropriate mitigation measures added as conditions 
of approval, will not result in significant environmental impacts, and a Mitigated Negative 
Declaration was prepared and circulated for public review and comment in full compliance with 
CEQA; and 
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WWHEREAS, a duly noticed public hearing was conducted by the Planning Commission on February 
28, 2017 on this project to accept public testimony on the Mitigated Negative Declaration and the 
proposed project; and 

WHEREAS, based upon the facts and analysis presented in the staff report, public testimony received 
and subject to the conditions of approval listed below, the Planning Commission makes the following 
findings as required by Government Code Section 66474:

1. As conditioned, the proposed tentative subdivision map is consistent with the adopted General Plan 
for the City of El Paso de Robles by providing areas for commercial recreation and tourism related 
development.

2. As conditioned, the design of lots, streets, open space, drainage, sewers, water and other 
improvements is consistent with the General Plan and Zoning Ordinance.

3. The site is physically suitable for the type and density of development proposed. 

4. The design of the subdivision is not likely to cause substantial environmental damage or substantially 
and unavoidably injure fish or wildlife or their habitat.

5. The design of the subdivision and types of improvements proposed are not likely to cause serious 
public health problems.

6. The design of the subdivision and the type of improvements proposed will not conflict with 
easements acquired by the public at large, for access through or use of, property within the proposed 
subdivision.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de Robles 
does hereby grant tentative map approval VTTM 3088 subject to the following conditions of this 
resolution:

STANDARD CONDITIONS:

1. The applicant/developer shall comply with those standard conditions which are indicated as 
applicable in "Exhibit A" to this resolution. When future applications are submitted to the City for 
development of the newly created lots, additional site specific conditions will apply.  Note:  All 
checked standard conditions shall apply unless superseded by a site specific condition.  

COMMUNITY DEVELOPMENT 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.
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2. The project shall be constructed so as to substantially conform with the following listed exhibits 
and conditions established by this resolution:

EEXHIBIT DESCRIPTION
A.  Standard Conditions
B.  Vesting Tentative Tract Map 3088
C 1- C 7. Preliminary Grading and Drainage

3. Vesting Tentative Tract Map 3088 authorizes the subdivision of approximately 230 acres into nine
(9) lots ranging in size as follows: Lot 1 – 188 acres, Lot 9 – 23.9 acres, Lot 8 – 9.93 acres, Lot 2 – 2.12
acres, and Lots 3-7 are approximately 1 acre. 

4. The Final Subdivision Map shall be in substantial compliance with the tentative subdivision map, 
and preliminary grading plan (Exhibits B & C), reductions attached; full size copies are on file in the 
Community Development Department) and as amended by site specific and standard conditions 
contained in this resolution.

5. Grading of the tract shall be consistent with City’s applicable Grading Regulations.

6. Prior to recordation of the final map, interest in private easements (Aerotech Center Way 
extension) encumbering the property must be resolved as well as alternative access to land-locked 
parcels within the adjacent vineyards.  If the easement cannot be adjusted, the project master 
plan shall be redesigned to accommodate the existing easement alignment, subject to approval by 
the Development Review Committee.
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PPASSED AND ADOPTED THIS 28th day of February, 2017 by the following Roll Call Vote:

AYES:   
NOES:    
ABSENT:
ABSTAIN:  
                                     
       Bob Rollins, Chairman

ATTEST:
        
Warren Frace, Secretary of the Planning Commission
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EXHIBIT A OF RESOLUTION

CITY OF EL PASO DE ROBLES 
STANDARD DEVELOPMENT CONDITIONS

Planned Development Conditional Use Permit

Tentative Tract Map
Approval Body: Planning Commission Date of Approval: February 28, 2017

Applicant: Cabernet RV/Golf _______ Location: 5151 Jardine Road                            

APN: 025-442-021 - 023 & 025-444-001 -
014

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 February 28, 2018 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.

 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 
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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. It is the property owner's responsibility to insure that all construction of private 
property improvements occur on private property.  It is the owner's responsibility to 
identify the property lines and insure compliance by the owner's agents.

  16. Any existing Oak trees located on the project site shall be protected and 
preserved as required in City Ordinance No.835 N.S., Municipal Code No. 10.01 
"Oak Tree Preservation", unless specifically approved to be removed. An Oak 
tree inventory shall be prepared listing the Oak trees, their disposition, and the 
proposed location of any replacement trees required. In the event an Oak tree is 
designated for removal, an approved Oak Tree Removal Permit must be 
obtained from the City, prior to removal.

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

18. Prior to recordation of the map or prior to occupancy of a project, all conditions of 
approval shall be completed to the satisfaction of the City Engineer and 
Community Developer Director or his designee.

19. Two sets of the revised Planning Commission approved plans incorporating all 
Conditions of Approval, standard and site specific, shall be submitted to the 
Community Development Department prior to the issuance of building permits.
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 20. 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: grading plan review

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:

   Jardine Road         
  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.
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 6. If the existing pavement and structural section of the City street adjacent to the 
frontage of the project is adequate, the applicant shall provide a new structural 
section from the proposed curb to the edge of pavement and shall overlay the 
existing paving to centerline for a smooth transition.

 7. Due to the number of utility trenches required for this project, the City Council 
adopted Pavement Management Program requires a pavement overlay on Airport 
Road along the frontage of the project. 

 8. The applicant shall install all utilities. Street lights shall be installed at locations as 
required by the City Engineer.  All existing overhead utilities adjacent to or within 
the project shall be relocated underground except for electrical lines 77 kilovolts or 
greater.  All utilities shall be extended to the boundaries of the project.

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

  a.  Public Utilities Easement;   
  b.  Water Line Easement;
  c.  Sewer Facilities Easement;  
  d.  Landscape Easement;
  e.  Storm Drain Easement.

 10. The developer shall annex to the City's Landscape and Lighting District for 
payment of the operating and maintenance costs of the following:

  a. Street lights;
  b. Parkway/open space landscaping;
  c. Wall maintenance in conjunction with landscaping;
  d. Graffiti abatement;
  e. Maintenance of open space areas.

 11. For a building with a Special Flood Hazard Area as indicated on a Flood Insurance 
Rate Map (FIRM), the developer shall provide an Elevation Certificate in 
accordance with the National Flood Insurance Program. This form must be 
completed by a lands surveyor or civil engineer licensed in the State of California.

 12. All final property corners shall be installed.

 13. All areas of the project shall be protected against erosion by hydro seeding or 
landscaping.

 14. All construction refuse shall be separated (i.e. concrete, asphalt concrete, wood 
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.

5. Provide temporary turn-around to current City Engineering Standard for phased 
construction streets that exceed 150 feet in length.
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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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ENV 17-001 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

ENVIRONMENTAL INITIAL STUDY CHECKLIST FORM 
CITY OF PASO ROBLES – 

CABERNET LINKS & RV RESORT 
January 25, 2017 

1. PROJECT TITLE: Cabernet Links & RV Resort     

Concurrent Entitlements: PD 15-004, Vesting Tentative Tract Map 3088, 
CUP 94-005 Amendment  

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

Contact: Darren Nash 
Phone: (805) 237-3970
Email: dnash@prcity.com

3. PROJECT LOCATION: 5151 Jardine Road 
APNs: 025-442-021 thru 023; 025-443-002 thru 
023; 025-444-001 thru 014. 

4. PROJECT PROPONENT: Vino Vista, LLC 

Contact Person: Tom Erskine (Owner) 

Phone: (805) 239-5111
Email: tom@countryrealestate.com

5. GENERAL PLAN DESIGNATION: BP (Business Park) 

6. ZONING: AP-PD (Airport, Planned Devel. Overlay) 

7. PROJECT DESCRIPTION:

Project Location:
This project is located on 230 acre site currently known as the Links Golf Course. The Link’s
Course has been in operation since 1994 (CUP 94-005). The site is located at 5151 Jardine Road,
located one-mile north of Highway 46 East, at the northwest corner of Jardine Road and Beacon
Road. The site is situated on the eastern boundary of the Paso Robles Municipal Airport within
Airport Safety Zone area 5 and a minor portion (.8 acre) in Zone 3 of the City’s Airport Land
Use Plan. The site has a Business Park (BP) land use designation and is zoned Airport Planned
Development (AP-PD). The AP-PD zone allows for golf courses and RV Parks as a conditional
use.
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Project Proposal: 
 

Planned Development 15-004: amendment of Vista del Hombre industrial park (PD 
06-021 a 154,340 square foot manufacturing/light-industrial complex with a 39-lot tract 
map, to allow a 290 space RV park within and around the existing Links Golf Course 
to be developed in 5 phases. The project proposes to utilize the existing three 
buildings that are currently under construction. The buildings would be completed 
and provide for the various golf and RV resort functions such as the pro shop, 
clubhouse, banquet room, golf cart storage and maintenance, as well as provide for 
restrooms, showers, and locker rooms. The development plan also includes other 
amenities such as a swimming pool and walking trials. 

 
Vesting Tentative Map 3088: approval of a tentative map reconfiguring 39 
recorded lots created with Tract 2716 (Gearhart Vista del Hombre project), 
into 9 lots as follows:  

 
Parcel 1:   189 acres – Golf & RV Resort 
Parcel 2-6:  Five lots (ranging in size from 1-2 acres) for 

commercial uses that would complement the RV 
Resort and golf course such as wine and beer tasting, 
and other golf and RV related uses; 

Parcel 7:   1.0 acres – convenience store; 
Parcel 8:  9.93 acre - vineyard lot. 

 Parcel 9:  23.9 acre – vineyard lot.  
 

CUP 94-005 Amendment: amend existing Conditional Use Permit for the 
existing golf course for consistency with the proposed new Cabernet Links RV 
Resort Development Plan. 

 
RV Resort Phasing Discussion: 
 
The RV resort would be developed in 5 phases: 
 
Phase I:  Construct RV resort including 47 sites, completion of the three existing buildings as 

golf and RV resort buildings. The golf course will remain in operation and be altered 
in areas to accommodate the development of RV sites; 

Phase II:  96 sites; 
Phase III:  56 sites; 
Phase IV:  49 sites; 
Phase V:  42 sites; 

RV Resort Design Concept: 

The Cabernet Links RV resort will operate within the existing golf course and vineyard areas. 
The resort will utilize the three existing buildings that originally started construction but never 
finished the Links Golf Course (CUP 94-005). The vineyard and golf course will separate the RV 
sites from Jardine and Beacon roads, except for the west end of Beacon road, where the sites are 
located along the road. The architectural theme of the resort will have an agrarian-wine country 
style, including the use of masonry, wood and metal. 
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Activities associated with the RV Resort: 
 
Beyond golf tournaments, the project will have the ability to utilize the club house banquet area 
for club gatherings such as cooking seminars, wine related functions, educational retreats, and 
other similar special events; 
 
Commercial Lots:  
 
The project includes the formation of five lots, where four lots are 1 acre in size and one lot is 2 
acres. These lots are intended to have golf course and RV resort related uses, including winery 
and brewery related uses. Lot 7 is located adjacent to Jardine Road is intended to be a 
convenience store will all access from inside the project, that could serve not only the visitors of 
the project, but also the Jardine area residents. 
 

8. ENVIRONMENTAL SETTING:  The 230-acre site currently is made up of 39-recorded lots 
that were created as part of the Gearhart Vista del Hombre (VDH) project. The VDH project 
was approved in 2007 and recorded the 39 lots within the existing Links Golf Course for the 
development of industrial buildings.  While the lots were recorded and some underground 
utilities were installed, no buildings were built as part of the VDH development. The three 
buildings that were started but never finished were built as part of the Links Golf Course project 
by Gearhart.  

 
 The Cabernet Links project is proposing to reconfigure & merge the 39 lots into 9 lots for uses 

as listed above. The three existing buildings will be completed and used for RV resort and golf 
course uses. 

 
 A Mitigated Negative Declaration (MND) January 25, 2017 was approved for Tract 2716 PD 06-

021 (Res. 07-091) that identified that with the development of Tract 2716, biological (kit fox), air 
quality, and traffic related impacts would need further mitigation to reduce the impacts to less 
than significant. This report indicates that the proposed Cabernet Links RV Resort project also 
identifies traffic, biological, and air quality impacts that will require mitigation. As indicated in 
this Initial Study (ENV 17-001), traffic impacts will be addressed by paying the required traffic 
impact at the time of occupancy of each phase of the project and that only construction level 
mitigation was indicated necessary related to air quality impacts. Since paying traffic impact fees 
and providing standard air quality mitigation during construction are considered Standard 
Conditions, they are not indicated as mitigation measures as a result of this environmental 
review, and therefore a Mitigated Negative Declaration will be prepared. 

 
9. OTHER AGENCIES WHOSE APPROVAL IS REQUIRED (AND PERMITS 
 NEEDED):  None.  
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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 

Agenda Item 1

174



EVALUATION OF ENVIRONMENTAL IMPACTS: 
 
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). 
 
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. 
 
“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. 
 
“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). 
 
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. 

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

 
b. Substantially damage scenic resources, 

including, but not limited to, trees, rock 
outcroppings, and historic buildings within a 
state scenic highway? 

    

        
      Discussion (a-b): The Jardine area is a relatively flat area, and when viewed from the surrounding 

residential homes and from Jardine Road the project site is at similar elevations and is not considered a 
scenic vista. The site does not include scenic resources such as trees, rocks or any historic buildings and it 
is not located in proximity to a state scenic highway. This project will not have impacts related to scenic 
vistas or scenic or historic resources. 

 
c. Substantially degrade the existing visual 

character or quality of the site and its 
surroundings? 

    

 
       Discussion (c): The project consists of maintaining the existing vineyards and golf course and developing 

a 290 space RV resort within the existing vineyards and golf course. The existing vineyards and golf course 
will buffer views of buildings and recreational vehicles from the surrounding residential and from Jardine 
Road. In areas that are not vineyards, landscaping will be added to help buffer the site from the 
neighboring properties. 
 
While there will be areas of the site where RVs will be able to be seen, such as at the west end of Beacon 
Road, most of the project will be buffered by the vineyards and the golf course. Impacts to the existing 
visual character, quality of the site and its surroundings will be less than significant. 
 

 
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 addition of the RV resort will increase the lighting on the site, however light fixtures will 
be required to comply with the City’s requirements for light shielding and would be downcast to not shed 
light on adjacent properties, therefore this projects impacts as a result of light glare would be less than 
significant.  
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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 identified in the City General Plan, Open Space Element in Figure OS-1, 
and State Farmland Mapping and Monitoring Program (FMMP).  The property is identified as “Urban and 
Built-up Land.” The site has been developed with the 18 hole golf course since 1994, and therefore 
identified as developed. The project would not convert prime, unique or farmland of Statewide 
importance to other uses. Therefore, this project would result in no impact to agricultural soils monitored 
in the State FMMP. 

 
b. Conflict with existing zoning for agricultural 

use, or a Williamson Act contract?     

 
Discussion:  The site is zoned Airport with Planned Development Overlay (AP-PD). The AP-PD zone is 
intended for commercial and light-industrial type uses. Golf Courses and RV resorts are permitted uses in 
the AP-PD zoning district subject to a Conditional Use Permit. Additionally, vineyards are permitted uses 
in the AP-PD zone. Therefore, there are no impacts to agricultural zoning.   

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

    

 
Discussion: The project consists of the development of a 290 space RV resort within an existing 18-hole 
golf course. The established golf course along with the proposed RV resort are permitted uses within the 
AP-PD zone, subject to a CUP. There is not impact will not have an impact on farmland or forests. 

 
     
 
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?                

 
Discussion: An Air Quality Assessment was prepared by Ambient Air Quality Consultants dated October 
2016, See Attachment 6.  
 
According to the SLOAPCD’s CEQA Air Quality Handbook (2012), a consistency analysis with the Clean 
Air Plan is required for a program-level environmental review, and may be necessary for a larger project-
level environmental review, depending on the project being considered.  Project-Level environmental 
reviews which may require a consistency analysis with the Clean Air Plan include: large residential 
developments and large commercial/industrial developments. For such projects, evaluation of consistency 
is based on a comparison of the proposed project with the land use and transportation control measures 
and strategies outlined in the Clean Air Plan. If the project is consistent with these measures, the project is 
considered consistent with the Clean Air Plan.  
 
The proposed project is not considered a large development project that would have the potential to result 
in a substantial increase in population, or employment. In addition, the proposed project is also consistent 
with existing zoning and land use designations and would not result in the installation of any major 
stationary sources of emissions. However, as noted in Impact AQ-C, long-term daily operational 
emissions associated with the project would exceed SLOAPCD’s recommended significance thresholds. 
Projects that exceed SLOAPCD’s recommended significance thresholds would also be considered to 
potentially conflict with regional air quality planning efforts, including the control measures and strategies 
identified in the Clean Air Plan. This impact is considered potentially significant. 
 
Particulate Matter Report – Implementation of SB 656 Requirements 
 
In July 2005, SLOAPCD adopted the Particulate Matter Report (PM Report). The PM Report identifies 
various measures and strategies to reduce public exposure to PM emitted from a wide variety of sources, 
including emissions from permitted stationary sources and fugitive sources, such as construction activities. 
As discussed in Impact AQ-C, uncontrolled fugitive dust generated during construction may result in 
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localized pollutant concentrations that may result in increased nuisance concerns to nearby land uses. 
Therefore, construction-generated emissions of fugitive dust would be considered to have a potentially 
significant impact.  
 
Mitigation Measures 
 
Implement Mitigation Measure AQ-1, AQ-2, and AQ-3. See Mitigation Measures Attachment 1. 
 
Significance After Mitigation 
 
Implementation of Mitigation Measure AQ-1 would include measures to reduce construction-generated 
emissions of fugitive dust, as well as, mobile-source emissions associated with construction vehicle and 
equipment operations and evaporative emissions from architectural coatings. With mitigation, overall 
emissions of fugitive dust would be reduced by approximately 58 percent. These measures would also help 
to ensure compliance with SLOAPCD’s 20-percent opacity limit (APCD Rule 401), nuisance rule (APCD 
Rule 402), and would minimize potential nuisance impacts to nearby receptors. Mitigation Measure AQ-3 
includes additional measures to reduce construction-generated emissions, including fugitive PM emissions 
associated with onsite demolition activities. Implementation of Mitigation Measure AQ-2 would include 
measures to reduce long-term operational emissions associated with motor vehicle use and onsite energy 
use to a less-than-significant level. With mitigation, the proposed project would not result in a substantial 
increase in regional emissions, population, or employment, nor would the project involve the installation 
of any major stationary sources of emissions. For these reasons, the proposed project would not conflict 
with or obstruct continued implementation of the CAP. With mitigation, this impact is considered less 
than significant. Refer to Impact AQ-C and Impact AQ-D for additional discussion of air quality impacts 
and proposed mitigation measures.   
 

b. Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation?  

    

 

Discussion:  As noted in Impact AQ-C and AQ-D, below, short-term construction activities may result in 
localized concentrations of pollutants that could adversely affect nearby land uses. In addition, long-term 
operational emissions would exceed SLOAPCD-recommended significant thresholds. As a result, this 
impact is considered potentially significant.  Refer to Impact AQ-C and Impact AQ-D for additional 
discussion of air quality impacts and proposed mitigation measures.    
 
Implementation of Mitigation Measure AQ-1 would include measures to reduce construction-generated 
emissions of fugitive dust, as well as, mobile-source emissions associated with construction vehicle and 
equipment operations and evaporative emissions from architectural coatings. With mitigation, overall 
emissions of fugitive dust would be reduced by approximately 58 percent. These measures would also help 
to ensure compliance with SLOAPCD’s 20-percent opacity limit (APCD Rule 401), nuisance rule (APCD 
Rule 402), and would minimize potential nuisance impacts to nearby receptors. Mitigation Measure AQ-3 
includes additional measures to reduce construction-generated emissions, including fugitive PM emissions 
associated with onsite demolition activities. Implementation of Mitigation Measure AQ-2 would include 
measures to reduce long-term operational emissions associated with motor vehicle use and onsite energy 
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use to a less-than-significant level. With mitigation, the proposed project would not result in a substantial 
increase in regional emissions, population, or employment, nor would the project involve the installation 
of any major stationary sources of emissions. With mitigation, this impact is considered less than 
significant. Refer to Impact AQ-C and Impact AQ-D for additional discussion of air quality impacts and 
proposed mitigation measures.   See mitigation measures in the Mitigation Monitoring and Reporting, 
Attachment 1. 

 
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) 

    

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

 
Estimated daily and quarterly emissions associated with development of the proposed project phases are 
presented in Table 9 and Table 10, respectively, and summarized in Table 11. As depicted, maximum daily 
and quarterly emissions would occur during Phase I.  Construction of the proposed project would 
generate approximately 354.9 lbs/day of ROG+NOX and approximately 3.2 lbs/day of exhaust PM10. 
Quarterly construction-generated emissions would total approximately 2.1 tons of ROG+NOX, 0.07 tons 
of DPM, and 0.2 tons of Fugitive PM10.  
 
Construction-generated emissions associated with the proposed project would exceed SLOAPCD’s daily 
significance threshold of 137 lbs/day for ROG+NOX. Estimated emissions were largely a result of 
evaporative emissions anticipated to occur during the application of architectural coatings. Estimated 
emissions of fugitive PM and quarterly emissions would not exceed SLOAPCD’s significance thresholds. 
However, if uncontrolled, fugitive dust generated during construction may result in localized pollutant 
concentrations that could exceed ambient air quality standards and result in increased nuisance concerns 
to nearby land uses. Therefore, construction-generated emissions of fugitive dust would also be 
considered to have a potentially significant impact. 
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Mitigated construction-generated emissions are summarized in Table 12. With implementation of 
Mitigation Measure AQ-1,a., overall emissions of fugitive dust would be reduced by approximately 58 
percent. Implementation of Mitigation Measure AQ-1,a, would also help to minimize off-site emissions 
associated with the disposal of construction-generated waste. These measures would also help to ensure 
compliance with SLOAPCD’s 20-percent opacity limit (APCD Rule 401), nuisance rule (APCD Rule 402), 
and would minimize potential nuisance impacts to nearby receptors. With the use of low-VOC content 
paints, maximum daily construction-generated emissions of ROG+NOX would total approximately 122 
lbs/day. Mitigated emissions of ROG+NOX would not exceed SLOAPCD’s daily and quarterly 
significance thresholds of 137 lbs/day. With mitigation, this impact would be considered lless than 
ssignificant. See mitigation measures in the Mitigation Monitoring and Reporting, Attachment 1. 
 
Long-term operational emissions associated with the proposed project would be predominantly associated 
with mobile sources. To a lesser extent, emissions associated with area sources, such as landscape 
maintenance activities, golf course maintenance, as well as, use of electricity and natural gas would also 
contribute to increased operational emissions.  
 
Unmitigated daily and annual operational emissions associated with the proposed project are summarized in 
Table 13 and Table 14, respectively. As depicted, maximum daily operational emissions at project buildout 
would total approximately 32.3 lbs/day ROG+NOx, 79.3 lbs/day CO, 10.9 lbs/day of fugitive PM10, and 
0.6 lbs/day of exhaust PM10. Maximum annual emissions would total approximately 4.4 tons/year of 
ROG+NOx and approximately 1.9 tons/year of fugitive PM10.  

 
Project-generated emissions in comparison to the previously approved project are summarized in Table 15. 
In comparison to the previously approved project, maximum daily emissions of ROG+NOx and fugitive 
PM10 would be reduced with implementation of the proposed project. On an annual basis, considering 
variations in seasonal emissions, implementation of the proposed project would result in an overall increase 
of approximately 0.4 tons/year of ROG+NOx and a reduction of approximately 0.2 tons/year of fugitive 
PM10. Nonetheless, given that the proposed project would generate ROG+NOx emissions in excess of 
SLOAPCD’s significance threshold of 25 lbs/day. This impact would be considered potentially significant. 

 
Implementation of Mitigation Measure AQ-2 would require the incorporation of measures to reduce 
operational emissions associated with on-site energy use and motor vehicle use. The proposed mitigation 
measures include SLOAPCD-recommended mitigation measures, as well as, additional measures to further 
reduce operational emissions associated with energy use and motor vehicle use. It is also important to note 
that the project would include a mix of onsite land uses, including eating and food vending facilities, which 
would help to further reduce long-term operational emissions. SLOAPCD considers implementation of 
these measures to be sufficient to reduce operational air quality impacts to a less-than-significant level. See 
mitigation measures in the Mitigation Monitoring and Reporting, Attachment 1. 
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d. Expose sensitive receptors to substantial 
pollutant concentrations? (Source: 11)     

Discussion:   
 
The project site is located at the northwest corner of Jardine Road and Beacon Road.  The nearest 
sensitive land uses consist of residential dwellings. The nearest residences are located to the east, across 
Jardine Road, and to the south, across Beacon Road (Refer to Figure 1). 
 
Localized CO Concentrations 
 
Localized concentrations of CO are of primary concern in areas located near congested roadway 
intersections.  Of particular concern are signalized intersections that are projected to operate at 
unacceptable levels of service (LOS) E or F (Caltrans 1996).   
 
Based on the traffic analysis prepared for this project, intersections in the project area would operate at 
LOS C, or better (ATE 2016). No signalized intersections that would be primarily affected by the project 
were identified. Therefore, the proposed project would not result in or contribute to unacceptable levels 
of service (i.e., LOS E or F) at primarily affected signalized intersections. In addition, the proposed project 
would not result in emissions of CO in excess of the SLOAPCD’s significance threshold of 550 lbs/day. 
This impact is considered less than significant.   
 
Naturally Occurring Asbestos 
 
Naturally Occurring Asbestos (NOA) has been identified as a toxic air contaminant by the ARB. In 
accordance with ARB Air Toxics Control Measure (ATCM), prior to any grading activities a geologic 
evaluation should be conducted to determine if NOA is present within the area that will be disturbed. If 
NOA is not present, an exemption request form, along with a copy of the geologic report, 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.  
 
Based on a review of the SLOAPCD’s map depicting potential areas of NOA, the project site is not 
located in an area that has been identified as having a potential for NOA (Refer to Appendix B). This 
impact is considered less than significant.    
 
Asbestos-Containing Materials 
 
Demolition activities can have potential negative air quality impacts, including issues surrounding proper 
handling, demolition, and disposal of asbestos containing material (ACM). Asbestos can be found in 
various building products, including (but not limited to) utility pipes/pipelines (transite pipes or insulation 
on pipes). Asbestos containing materials could be encountered during demolition, particularly older 
structures constructed prior to 1970. If a project involves the disturbance or potential disturbance of 
ACM, various regulatory requirements may apply, including the requirements stipulated in the National 
Emission Standard for Hazardous Air Pollutants (40CFR61, Subpart M - Asbestos NESHAP). These 
requirements include but are not limited to: 1) notification, within at least 10 business days of activities  
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commencing, to the APCD, 2) an asbestos survey conducted by a Certified Asbestos Consultant, and, 3) 
applicable removal and disposal requirements of identified ACM. 
 
The proposed project includes the demolition of an approximate 2,152 square-foot structure. As a result, 
demolition activities could result in the potential disturbance of ACM. This impact is considered 
ppotentially significant.     
 
Lead-Coated Materials 
 
Demolition of structures coated with lead based paint can have potential negative air quality impacts and 
may adversely affect the health of nearby individuals.  Improper demolition can result in the release of lead 
containing particles from the site. Sandblasting or removal of paint by heating with a heat gun can result in 
significant emissions of lead.  Therefore, proper abatement of lead before demolition of these structures 
must be performed in order to prevent the release of lead from the site. Furthermore, depending on 
removal method, a SLOAPCD permit may be required. This impact is considered potentially significant.  
 
Localized PM Concentrations  
 

Implementation of the proposed project would result in the generation of fugitive PM emitted during 
construction. Fugitive PM emissions would be primarily associated with earth-moving, demolition, and 
material handling activities, as well as, vehicle travel on unpaved and paved surfaces. Onsite off-road 
equipment and trucks would also result in short-term emissions of diesel-exhaust PM (DPM). If 
uncontrolled, localized concentrations of PM could exceed air quality standards and may also result in 
increased nuisance impacts to nearby land uses and receptors. This impact is considered potentially 
significant. 
 
Significance After Mitigation 
 
Mitigation Measure AQ-3,a includes measures for the control of fugitive dust emitted during project 
construction, including emissions generated during the demolition of existing structures. Mitigation 
Measures AQ-3,b and AQ-3,c have been included for the control of potentially hazardous emissions 
during demolition and to ensure compliance with applicable regulatory requirements. Mitigation Measures 
AQ-3,d through AQ-3,k include additional provisions for reducing emissions of DPM from onsite mobile 
sources. With implementation of Mitigation Measure AQ-3, this impact would be considered less than 
significant. See mitigation measures in the Mitigation Monitoring and Reporting, Attachment 1. 
 

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

 
The occurrence and severity of odor impacts depends on numerous factors, including: the nature, 
frequency, and intensity of the source; wind speed and direction; and the sensitivity of the receptors.  
While offensive odors rarely cause any physical harm, they still can be very unpleasant, leading to 
considerable distress among the public and often generating citizen complaints to local governments and  
regulatory agencies.  Projects with the potential to frequently expose members of the public to 
objectionable odors would be deemed to have a significant impact. 
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The proposed project would not result in the installation of any equipment or processes that would be 
considered major odor-emission sources.  However, construction of the proposed project would involve 
the use of a variety of gasoline or diesel-powered equipment that would emit exhaust fumes. Exhaust 
fumes, particularly diesel-exhaust, may be considered objectionable by some people.  In addition, 
pavement coatings and architectural coatings used during project construction would also emit temporary 
odors.  However, construction-generated emissions would occur intermittently throughout the workday 
and would dissipate rapidly with increasing distance from the source.  As a result, short-term construction 
activities would not expose a substantial number of people to frequent odorous emissions.  For these 
reasons, potential exposure of sensitive receptors to odorous emissions would be considered lless than 
ssignificant.    
 

     
 
IV. BIOLOGICAL RESOURCES:  Would the project: 
 
a. Have a substantial adverse effect, either 

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

    

 
Discussion: The Biological Report prepared by Althouse and Meade, Inc, dated August 2015 (revised 
December 20, 2016) indicates that construction of the proposed RV resort and expanded clubhouse 
development could affect common and special status species, nesting birds, annual grassland, and oak 
trees.  The overall proposed project is planned to impact about 53 acres of the 230-acre Study Area.  
Other areas of the Study Area outside of the Project footprint will not be disturbed. 
 
Approximately 21.8 acres of new paved area is proposed for RV camping and some additional roads, 
based on preliminary plans (Wallace Group 2015; Attachment 5).  Some modifications to the layout of the 
golf course are proposed to facilitate the construction of paved areas.  This would primarily impact turf 
grass and bare ground habitats and some anthropogenic and annual grassland habitat.  An expanded 
clubhouse with further outdoor facilities is also proposed and would utilize already developed 
anthropogenic habitat.  The Project would have no effect on the agriculture pond, vineyards, potential 
wetlands, or ephemeral pool habitat.  
 
Vegetation removal, including trimming and removal of native trees and grassland, and construction 
activities associated with the proposed structures could result in adverse impacts to nesting birds if 
conducted during nesting season (March 15 through August 15).  Take of nests with eggs is prohibited by 
the Migratory Bird Treaty Act.  Project activities that could adversely affect nesting birds can be mitigated. 
 
Special status plant and animal species were not detected on the property; however, several could occur: 
American badger, golden eagle, San Joaquin kit fox, vernal pool fairy shrimp, and western spadefoot toad.  
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Potential impacts are outlined in the Biological Study (See Attachment 7, and mitigation measures are 
recommended in Section 10). 
 
Construction activities could result in nest abandonment or loss of special status bird species if 
appropriate preconstruction surveys, setback requirements, and management practices are not 
implemented (refer to Section 10.4 and 10.5, of Biological Study, Attachment 7).  Special status bird 
species could potentially nest near or in Study Area.  Preconstruction surveys are recommended prior to 
activities that affect trees and shrubs during the nesting season, March 15 to August 15 (refer to Section 
10.4.1 of Biological Study, Attachment 7). 
 
Vernal pool fairy shrimp were not detected in the Study Area.  The project location is within critical 
habitat for vernal pool fairy shrimp.  Vernal pools have not been detected in the Study Area.  One 
ephemeral pool was found in the Study Area in a fairway bunker that is more than 250 feet from any 
proposed disturbance and would not be affected by the Project.  
 
Western spadefoot toad was not detected in the Study Area, but has been observed in the vicinity. One 
ephemeral pool was found in the Study Area in a fairway bunker that is more than 250 feet from any 
proposed disturbance and would not be affected by the Project. 
 
American badger was not detected in the Study Area, and no dens or evidence of their presence was 
found.  American badger is known to occur on Paso Robles Airport property to the west of the Study 
Area, and could occur within the Study Area.  Ground disturbance could affect American badger if 
preconstruction surveys are not conducted to protect badgers. (Refer to Section 10.5.4 of Biological Study, 
Attachment 7) 
 
San Joaquin kit fox was not detected in the Study Area, however the proposed project is within the 3 to 1 
standard mitigation ratio area for San Joaquin kit fox in San Luis Obispo County.  Total kit fox habitat 
disturbed would be a maximum of 53.5 acres, and the Study Area and property containing the Project is 
230.6 acres.  
 
A SJKF habitat evaluation form was prepared (dated 7-26-2016) for the project that produced a score of 
73.  This means that the mitigation ratio for the site is in the range for three to one (3:1) mitigation acres 
to acres removed from use by kit fox.   
 
So the mitigation requirement would be to take the 53.5 acres multiply it by 3, which would result in 160.5 
acres that would need to be mitigated. The applicant proposes to mitigate the 160.5 acres by purchasing 
credits in a CDFW approved conservation bank. The credits are $2,500 per acre, which would result in the 
requirement to pay of $401,250 to the conservation bank. 
 
The applicant proposes to pay the mitigation fees on a phase by phase basis as each phase develops. See 
table below which indicates the amount of mitigation fees that will need to be paid by phase. 
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Table IV.a - Kit Fox Mitigation Table by Phase 
Phase Habitat - Acres 3:1 multiplier 2500 per acre 
1 11.56 34.68 $86,700 
2 17.2 51.6 $129,000 
3 10.28 30.84 $77,100 
4 6.5 19.5 $48,750 
5 7.96 23.88 $59,700 
Total 53.5 160.5 $401,250 

 
The Biological report has provided mitigation measures that when implemented will reduce the impacts of 
this project on biological resources to less than significant. See list of mitigation measures BR-1 – BR 21 in 
the Mitigation Monitoring and Reporting Table, Attachment 1. 
 

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

    

 
Discussion:  
 
The proposed project would primarily affect bare ground, turf grass, anthropogenic, and annual grassland 
habitats.  These habitats types are not considered sensitive and do not require mitigation except where it 
affects special status species.  Annual grassland in the project area is considered potential habitat for kit 
fox and species specific mitigation measures are provided in Section 10.5 of the Biological Study, See 
Attachment 7.  About 53 acres of the approximately 230.6 acre site will be affected by the proposed 
project.  Areas outside proposed construction, landscaping, and facilities would be retained as managed 
golf course and vineyard. 
 
The Biological report has provided mitigation measures that when implemented will reduce the impacts of 
this project on biological resources to less than significant. See list of mitigation measures BR-1 – BR 21 in 
the Mitigation Monitoring and Reporting Table, Attachment 1. 

 
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? 
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Discussion: The project would not affect the ephemeral drainage or other drainages on the site.  
Any crossings necessary for golf activities or road improvement would utilize existing structures 
of avoid fill in jurisdictional areas.  
 
Impacts to waterways and aquatic habitat are typically subject to mitigation.  Based on the project plans, 
drainages will not be impacted.  If outfall structures or other impacts to potential Clean Water Act 
jurisdictional features are proposed, the applicant would apply for appropriate permits from the U.S. Army 
Corps of Engineers, Regional Water Quality Control Board and the California Department of Fish and 
Wildlife.  Standard conditions related to storm water run-off and erosion control, along with the 
recommendations and minimization measures included in the Biological Study, are provided to ensure 
unanticipated impacts do not occur to the ephemeral drainages by project-related sediment and erosion. 

 
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 biological study indicates that the habitat in the Study Area is considered golf-course turf 
grass, bare ground and ruderal vegetation, and is considered potential habitat for kit fox, and is within the 
area designated by the CDFW as a 3 to 1 mitigation area. A San Joaquin kit fox habitat evaluation 
was prepared for the project plans, and based on the score of a 73 concludes that the mitigation ratio for 
the project should be 3:1. Mitigation and protection measures for SJKF are provided in mitigation 
monitoring and reporting plan (Attachment 1). Therefore, the potential adverse effect of the project on 
migratory corridors can be reduced to a less than significant with mitigation measures incorporated. 

 
e. Conflict with any local policies or ordinances 

protecting biological resources, such as a tree 
preservation policy or ordinance? 

    

 
Discussion:  The project could impact oak trees in the Study Area depending on final plans. Valley oak 
trees present in the Study Area may be impacted by the proposed Project if disturbance occurs within their 
CRZ.  A complete evaluation of tree impacts by a qualified arborist or biologist is recommended if Project 
related disturbance is proposed within 1.5 times the canopy width of oak trees. 
 
The City of Paso Robles requires mitigation for removal of oak trees with a diameter at breast height 
(DBH) of 6 inches or greater.  Diameter at breast is measured at 4.5 feet from the ground or, if the trunk 
is split below 4 feet, at the narrowest point below the split.  Impacts include any ground disturbance 
within the critical root zone (CRZ), or any trimming of branches 4 inches in diameter or greater.  The 
critical root zone (CRZ), as defined by the City of Paso Robles, is an area of root space that is within a 
circle circumscribed around the trunk of a tree using a radius of 1 foot per inch DBH, e.g., a 20-inch 
diameter tree has a CRZ with a radius of 20 feet as measured from the center of the tree (City of El Paso 
de Robles - Ordinance No. 835 N.S).  This measurement often extends beyond the actual drip-line of the 
tree. 
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No oak trees are proposed to be removed for this project. Additionally, it is anticipated that the project 
can be constructed without the need to impact oak tree CRZs. That being said, mitigation and protection 
measures for oak trees are provided in mitigation monitoring and reporting plan (Attachment 1). 
Therefore, the potential adverse effect of the future development project on the oak trees can be reduced 
to a less than significant with mitigation measures incorporated. 

 
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): A cultural resources survey was conducted by C.A. Singer & Associates, Inc, dated 
January 19, 2007, see Attachment 9. The study concluded that the surface study of the property found no 
evidence of prehistoric early historic archeological resources. Furthermore, geologic and topographic 
conditions imply that subterranean resources are absent.  
 
This site has been disturbed with the development of the 18-hole golf course in 1994. Areas of the site 
have been disturbed with the construction of the existing structures. This previous development along 
with the findings of the cultural study indicate that the development of this project will not have an impact 
on Cultural Resources.   
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VI. GEOLOGY AND SOILS:  Would the project: 
a. Expose people or structures to potential 

substantial adverse effects, including the risk 
of loss, injury, or death involving: 

 

    

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

    

 
Discussion: The potential for and mitigation of impacts that may result from fault rupture in the project 
area are identified and addressed in the General Plan EIR, pg. 4.5-8.  There are two known fault zones on 
either side of the Salinas River 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:   Future buildings within this 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 moderate potential for liquefaction or other type of ground failure due to seismic events and soil 
conditions.  To implement the EIR’s mitigation measures to reduce this potential impact, the City has a 
standard condition to require submittal of soils and geotechnical reports, which include site-specific 
analysis of liquefaction potential for all building permits for new construction, and incorporation of the 
recommendations of said reports into the design of the project. 
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b. Landslides?     

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

 
c. 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.  A geotechnical/ soils analysis will be required prior to issuance of 
building permits that will evaluate the site specific soil stability and suitability of grading and retaining walls 
proposed.  This study will determine the necessary grading techniques that will ensure that potential 
impacts due to soil stability will not occur.  An erosion control plan shall be required to be approved by 
the City Engineer prior to commencement of site grading.   

 
d. Be located on a geologic unit or soil that is 

unstable, or that would become unstable as a 
result of the project, and potentially result in 
on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

 
Discussion:  See response to item a.iii, above 

 
e. 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:  See response to item a.iii, above. 

 
f. Have soils incapable of adequately supporting 

the use of septic tanks or alternative waste 
water disposal systems where sewers are not 
available for the disposal of waste water? 

    

 
Discussion:  The project engineer Wallace Group has provided preliminary septic system designs for the 
project. The project will remain an 18-hole golf course which provides for sufficient areas to design the 
septic systems. Per the General Plan EIR, Paso Robles is an area that has moderately expansive soils. With 
the site having an abundant area for septic leach fields and having relatively expansive soils, septic systems 
can be adequately designed, therefore impacts related to expansive soils will be less than significant. 
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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:  Estimated Green House Gas (GHG) emissions attributable to future development would be 
primarily associated with increases of Carbon-dioxide (CO2) from vehicles. To a lesser extent, other GHG 
pollutants, such as CH4 and N2O, would also be generated. Short-term and long-term GHG emissions 
associated with the development of the proposed project are discussed in greater detail, as follows, and 
can be found in the Air Quality & GHG Assessment (Attachment 6): 

Short-term Construction GHG Emissions 

Estimated increases in GHG emissions associated with construction of the proposed project are 
summarized in Table VII.a below. Based on the modeling conducted, annual emissions of greenhouse 
gases associated with construction of the proposed project would range from approximately 834.5 
MTCO2e. Amortized GHG emissions, when averaged over the assumed 25-year life of the project, would 
total approximately 33.4 MTCO2e/year. There would also be a small amount of GHG emissions from 
waste generated during construction; however, this amount is speculative. Actual emissions may vary, 
depending on the final construction schedules, equipment required, and activities conducted. 

 

Table VII.a 
Construction GHG Emissions (Without Mitigation) 

Project Phase 
GHG Emissions  
(MTCO2e/Year) 

Phase I 234.3 
Phase II 177.9 
Phase III 162.5 
Phase IV 131.1 
Phase V 128.7 
Construction Total 834.5 
Amortized Net Change in Construction Emissions 33.4 
Amortized emissions are quantified based on an estimated 25-year project life. 
Refer to Appendix D for modeling assumptions and results.  

 

Long-term Operational GHG Emissions 
Estimated long-term increases in GHG emissions associated with the proposed project are summarized in 
Tables 19. As depicted, annual operational GHG emissions would total approximately 3,752 MTCO2e at 
buildout year 2019. Annual emissions are predicted to decline in future year to approximately 3,620 
MTCO2e in year 2020 and 3,548 in year 2030. A majority of the annual GHG emissions would be 
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associated with energy use and the operation of motor vehicles. To a lesser extent, GHG emissions would 
also be associated with water use and conveyance, golf course maintenance, waste generation, and area 
sources. It is important to note that these predicted increases in annual emissions include amortized 
construction-generated emissions of 33.4 MTCO2e/year. 
 
Estimated operational emissions in comparison to the previously approved project are summarized in 
Table 19. In comparison to the previously approved project, the proposed project would result in overall 
increases of approximately 442 MTCO2e in year 2019, 497 MTCO2e in year 2020 and 1,015 in year 2030.  
In comparison to the previously approved project, net changes in operational GHG emissions would not 
exceed the SLOAPCD’s significance threshold of 1,150 MTCO2e/year. Nonetheless, total project 
generated emissions attributable to the proposed project, as noted in Table 18, would exceed SLOAPCD’s 
significance thresholds. Furthermore, as noted in Impact GHG-B, the proposed project would not be 
consistent with the City’s CAP. For these reasons, this impact is considered potentially significant. With 
implementation of Mitigation Measure GHG-1, the proposed project would be consistent with the City’s 
CAP.   
 
Mitigation and protection measures for GHG are provided in mitigation monitoring and reporting plan 
(Attachment 1). Therefore, the potential adverse effect of the project on GHG can be reduced to a less 
than significant with mitigation measures incorporated. 

 
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 City of Paso Robles Climate Action Plan (CAP) was adopted by the City Council in 
November, 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).  
 
The proposed land use would be consistent with current zoning designations and general plan land use 
designations. However, the proposed project does not include GHG-reduction measures identified in the 
City of Paso Robles CAP. If unmitigated, project-generated GHG emissions would conflict with GHG-
reduction planning efforts, including the City of Paso Robles CAP. As a result, this impact is considered 
potentially significant. 
 
Implementation of mitigation measures AQ-1o and AQ-2 included in the Mitigation Monitoring & 
Reporting Plan, (Attachment 1), would ensure consistency with the City of Paso Robles CAP. With 
mitigation, increased emissions of GHGs would be considered less than significant. 
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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 does not include use of, transport, storage or disposal of hazardous materials 
that would create a significant hazard to the public or environment. Impacts related to hazards and 
hazardous materials will be evaluated on project by project bases as each lot develops in the future. 

 
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: See VIII a. above. The project is not located within one-quarter mile of a school. 
 
d. Be located on a site which is included on a 

list of hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and, as a result, would it create a 
significant hazard to the public or the 
environment? 

    

 
Discussion:  The project site is not identified as a hazardous site per state Codes. 

 
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? 
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Discussion: The project is located in proximity to the Paso Robles Municipal Airport and is subject to the 
requirements within an Airport Land Use Plan. The majority of the 230-acre site is within the approach 
zone defined as Airport Safety Zones 5, with a minor corner (.8-acre) of the site in Zone 3.  
 
Golf Courses and RV resorts are permitted uses within Zone 5. The project is not showing development 
within the portion of the site in Zone 3.    
 
Given the 230-acre site, and considering the 290 RV sites spread out over the large expanse of the site, 
impacts from the project related to airport related hazards is less than significant.  

 
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: The project is not located within the vicinity of a private airstrip. 
 

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

    

 
Discussion:  The City does not have any adopted emergency response plans. As proposed, the 
development would not interfere with emergency response.  

 
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: The site is not located in an area that is considered wildland. A majority of the site is irrigated 
golf course. The site is surrounded by the Municipal Airport, existing vineyards and residential 
development. This project will not be impacted by wildland fires.  
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IX. HYDROLOGY AND WATER QUALITY:  Would the project: 
 
a. Violate any water quality standards or waste 

discharge requirements?     

 
Discussion: The site has been developed with the existing 18-hole golf course since 1994. The proposed 
project would construct a 290 space rv park and related commercial lots within and around the existing 
golf course. The development will consist of installation of multiple storm water bio-retention facilities 
(terminal percolation facilities) that will accept the storm water from the rv park development, including 
the use of the existing golf course areas for on-site storm water discharge. As result of the bio-retention 
facilities designed to handle storm water runoff from the project, the project will not have an impact on 
water quality standards or waste discharge. 

 
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:  A Water Supply Evaluation (WSE) was prepared for this project by the hydro-engineering 
firm, TODD Groundwater (January, 2017), which is provided in Attachment 10.  The WSE estimates the 
proposed project-related water demand and available water resources to supply the project in the near- 
and long-term horizon, under normal, drought, and sustained drought conditions.  The study then 
evaluates the ability to serve the projected water needs.  The assumptions in the WSE are based on the 
planned growth scenario through General Plan build-out as documented in the City’s adopted 2015 Urban 
Water Management Plan (UWMP), as well as current water supply availability from the City’s water 
resource allocations of groundwater, Salinas River underflow, and water from the Nacimiento Water 
Project.  The findings of this WSE are summarized below: 

 
The Cabernet Links and RV Resort Project will be built on the existing Links Golf Course in 
northeast Paso Robles. The Project will consist of 290 RV spaces and renovated golf course 
buildings including a restaurant, bar, banquet facility, clubhouse, and pro shop. Two agricultural 
lots, five commercial lots, plus a Jardine Road frontage commercial lot with a convenience store 
are also part of the Project. 

 
The Links Golf Course currently relies on groundwater from a private onsite well for its water 
supply and uses an estimated 414 acre feet per year (AFY). 
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Once completed, the Project will use an estimated 539 AFY of water, with an estimated 102 
AFY of this City supplied potable water and the remainder (437AFY) from private ground 
water well(s). Private groundwater will increase 23AFY (414 to 437 AFY). 

Water supply needed to serve the Project’s potable water demand is not included in the 2015 
UWMP.  However, the project can be served with water supplies currently available to the City 
without expanding groundwater pumping beyond historic levels. Costs for these provisions are 
included in the current water connection fees and water rates.   

In conclusion, the City has adequate potable supply to provide a reliable long-term water supply for the 
Project under normal and drought conditions.  
 
The Project may continue to use the golf course groundwater well provided use complies with the City’s 
Ordinance No. 1021 N.S. (Relating to Recycled Water Service and Private Wells within City Limits) as  
well as future legal and City policy decisions. Use of new wells will need to be approved by the City.  
 
Additionally, through implementation of post-construction hydromodification low-impact development 
features and best practices, the project will be designed to infiltrate all new stormwater runoff on the 
project site, and will not result in decreased rainfall infiltration or groundwater recharge that may reduce 
stream baseflow.   
 
The Water Supply Assessment concludes that the project can be served with water supplies currently 
available without expanding groundwater pumping beyond historic levels. However, the WSE indicates 
that the project proposes to increase ground water pumping by an additional 23 AFY by watering 
additional golf course turf and vineyard area beyond the current program. The City discourages the 
increase of ground water pumping for the proposed resort project, therefore the project will need to come 
up with a design alteration that would reduce the ground water pumping by 23AFY to the historic 414 
AFY. Additionally, there is a requirement to meter the existing well(s) so that monitoring of the wells can 
verify how much water is being pumped. With the mitigation measure, requiring reducing ground water 
pumping to the historic 414 AFY, along with the requirement to meter the well(s), this projects impacts on 
the ground water supply will be less than significant with mitigation incorporated. See mitigation measures 
Hyd-1 and Hyd-2 in the Mitigation Monitoring and Reporting Table, Attachment 1. 

 
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 the project largely maintains the existing, historic drainage pattern of the property, and 
drainage will be maintained on the project site.  Additionally, surface flow from the development of the 
RV project would be directed to designed drainage areas for percolation in bioswale drainage features 
throughout the site. Therefore, impacts to drainage patterns and facilities would less than significant. 
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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?  

    

 
Discussion:  See IX c. above.  Drainage resulting from development of this property will be maintained 
onsite and will not contribute to flooding on- or off-site.  Thus, flooding impacts from the project are 
considered less than significant. 

 
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, surface drainage will be managed onsite and will not add to offsite 
drainage facilities.  Additionally, onsite LID drainage facilities will be designed to clean pollutants before 
they enter the groundwater basin.  Therefore, drainage impacts that may result from this project would be 
less than significant. 

 
f. Otherwise substantially degrade water 

quality?     

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

 
g. Place housing within a 100-year flood hazard 

area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or 
other flood hazard delineation map? 

    

 
Discussion:  There is no housing associated with this project, and the development of this project will 
not substantially alter drainage patterns that would change the existing patterns of the existing golf course 
and vineyards, therefore this project will 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 
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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 is 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, and would therefore 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 on the project site.  
There are no wetland or riparian areas in the near vicinity, and the project could not result in impacts to 
aquatic habitat.  Therefore, the project will not result in significant impacts to these resources. 

 
     
 
X. LAND USE AND PLANNING:  Would the project: 
 
a. Physically divide an established community?     

 
Discussion:  The project consists of establishing a 290 space RV park within an existing 18-hole golf 
course, and associated golf and RV related commercial lots.  The project will therefore not physically 
divide an established community. 

 
b. Conflict with any applicable land use plan, 

policy, or regulation of an agency with 
jurisdiction over the project (including, but 
not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or 
mitigating an environmental effect? 
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Discussion: The site is situated on the eastern boundary of the Paso Robles Municipal Airport within 
Airport Safety Zone area 5 and a minor portion (.8 acre) in Zone 3 of the City’s Airport Land Use Plan. 
The site has a Commercial Service land use designation and is zoned Airport Planned Development. The 
AP-PD zone allows for golf courses and RV Parks as a conditional use.  

 
The Links Golf Course has been operating under a Conditional Use Permit since 1994. The Cabernet 
Links RV Resort project will maintain the existing golf course and develop the 290 space RV resort within 
and around the existing course. With the approval of PD 15-004 & CUP 94-005 amendment, allowing for 
the golf course and RV resort in the AP-PD zone, the proposed project would be consistent with land use 
and zoning designations, and therefore not be in conflict with the City’s General Plan and Zoning 
Ordinance.  

 
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 would be no conflicts. 

 
     
 
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. 

 
     
 
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) 
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Discussion:  The existing Link’s Golf course has been in operation on the site since 1994. The site is 
located adjacent to the City’s Municipal Airport. This project will add the 290 space RV resort along with 
six commercial lots in close proximity of the airport where there will be noise from aircraft on a daily 
basis. While there will be noise from aircraft, the proposed RV use is permitted in the AP zoning district 
and since the RV customers are staying at the resort on a transient basis, impacts from airport noise is less 
than significant. 
 

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

    

 
Discussion:  Besides aircraft noise described above, there are no significant groundborne vibration or 
noise level sources within the vicinity of the project site that could impact future RV resort and businesses.  
Construction noise and vibration of the proposed project that may affect adjacent properties would be 
minimal since the proposed parcels are multiple acres in size, and noise would only occur during daytime 
hours of construction, and would cease upon completion of the project.  Therefore, groundborne 
vibration and noise would be less than significant. 

 
c. A substantial permanent increase in ambient 

noise levels in the project vicinity above 
levels existing without the project? 

 

    

Discussion: The establishment of the RV resort within the existing golf course would not substantially 
increase noise levels. Each of the RV sites will have full utilities, including electricity, so individual RV 
generators will not be necessary.  Therefore, this projects impact related to the permanent increase in 
noise levels in the vicinity will be less than significant. 

 
d. A substantial temporary or periodic increase 

in ambient noise levels in the project vicinity 
above levels existing without the project? 

 

    

Discussion:  as noted in XII b. above, the project would result in construction-related noise, which would 
not be significant since the construction site is generally within the interior of the site, buffered by the golf 
course and vineyards. Construction would only occur during daytime hours.  The applicant would need to 
comply with noise standards in the zoning ordinance, and not create nuisance noise between 7:00 pm and 
7:00 am. 
 
Beyond golf tournaments, the project will have the ability to utilize the clubhouse banquet area for club 
gatherings such as cooking seminars, wine related functions, educational retreats, and other similar special 
events. Special events could occur within the buildings as well as outdoor areas in close proximity to the 
buildings, such as in a temporary tent area. The amended conditional use permit will include conditions of 
approval that would limit times for special events, and address noise impacts related to amplfied music 
related to an events. With conditions of approval within the conditional use permit that will regulate hours 
of operation and noise from special events, noise impacts from this project will be less than significant. 
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e. For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project 
expose people residing or working in the 
project area to excessive noise levels?  

 
 

 
 

 
 

 
 

 
Discussion (a-e): The proposed project is located within the Airport Land Use Plan for the Paso Robles 
Municipal Airport, Amended May 2007. Policies and guidelines listed in the Airport Land Use Plan detail 
mitigation measures such as construction techniques that help to reduce interior noise levels for people 
working in the project area. Any future development would be required to comply with these policies 
reducing the impacts to less than significant. 

 
     
 
XIII. POPULATION AND HOUSING:  Would the project: 
 
a. Induce substantial population growth in an 

area, either directly (for example, by 
proposing new homes and businesses) or 
indirectly (for example, through extension of 
roads or other infrastructure)? (Source: 1) 

    

 
Discussion: The proposed project will allow for future development of the RV resort and associated 
commercial and industrial uses that will create jobs that can be absorbed by the local and regional 
employment market, and will therefore not create the demand for new housing or population growth or 
displace housing or people. 

 
b. Displace substantial numbers of existing 

housing, necessitating the construction of 
replacement housing elsewhere? 

    

 
Discussion: There is no existing residential units on the project site, therefore there is not impact. 
 

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

    

 
Discussion: See response XIII b.  
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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)     
 

Discussion (a): It has been determined that in order to meet the Emergency Services requirements for 
fire hydrant water pressure, the project will need to provide a minimum 60,000 gallon water storage tank 
along with the necessary distribution system. With the addition of this tank, the Fire Chief has determined 
that fire protection requirements can be satisfied. Therefore, with the addition of the water storage tank 
and associated infrastructure, this projects impact on fire protection will be less than significant. See Fire-1 
mitigation measure in the Mitigation Monitoring and Reporting Table, Attachment 1. 

 
b. Police protection? (Sources: 1,10)     
 
c. Schools?     
 
d. Parks?     
 
e. Other public facilities? (Sources: 1,10)     
 

Discussion (b-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, 
and the incremental impacts to services can be mitigated through payment of 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? 

    

 
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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Discussion (a&b): The proposed project consists of the development of a 290 space RV resort within the 
existing 18-hole golf course. The project will not encourage new housing demands and use of recreational 
facilities, it will not result impacts to recreational facilities. 

 
     
 
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? 

    

 
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 (a,b): A Traffic Impact Analysis was prepared for the project by Associated Transportation 
Engineers (ATE) dated December 2016, See Attachment 11. The traffic and circulation study contains an 
analysis of potential traffic impacts associated with development of the Cabernet Links & RV Resort 
proposed in the City of Paso Robles. The study reviews Existing, Existing + Project, Cumulative, 
Cumulative + Project traffic conditions in the vicinity of the site. 
 
The following study intersections were evaluated during the weekday morning (7-9 AM) and evening (4-6 
PM) time periods under Existing, Near-Term, and Cumulative conditions with and without the 
project: 

 
1. State Route 46 (East)/Jardine Rd. 
2. Jardine Rd. / Project Driveway  
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Average Daily Trips: 
 
The project is expected to generate 1,791 average daily trips, 89 AM peak hour trips, and 179 PM peak 
hour trips on a typical weekday. When compared to the approved Vista Del Hombre project, consisting of 
the 18-hole golf course and 154,340 square feet of light industrial development, the total Average Daily 
Trips (ADT) for the Cabernet project increases by 72 adt from 1,719 to 1,791 (4% increase). However, 
when comparing the A.M. peak hour ADT and P.M. peak hour, the Cabernet project has fewer peak hour 
trips. For the AM peak hour the project would have 90 less average daily trips that the VDH project, and 
24 less PM peak hour trips. See Project Trip Generation Table XVI.b.1 below (Table 4 of the Traffic 
Study): 
 

Table XVI.b.1 

 
Table XVI.b.1 indicates that while the project would add 72 ADT throughout a day, when taking in 
consideration peak hour trips, the project would have less than the approved Vista Del Hombre project. 
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Table XVI.b.2 

 
 
Traffic Operations:  
 
The City’s Transportation Impact Analysis Guidelines and Caltrans criteria are applied to identify 
transportation deficiencies and improvements, summarized below: 

 
State Route 46E Deficiency Plan 
 
The segment of State Route 46E between U.S. Highway 101 and Airport Road is forecast to operate 
above 100 percent of capacity under General Plan Buildout. The 2008 Comprehensive Corridor Study  
 
(CCS) prepared by Caltrans established that widening of State Route 46E to accommodate General Plan 
Buildout traffic would be ineffective without capacity and operational enhancements to U.S. Highway 101 
and the U.S. Highway 101/State Route 46E interchange. The CCS also recognizes that capacity 
improvements to State Route 46E such adding more lanes are in conflict with the City’s small town 
character, convenience for non-auto modes of transportation, safety and cost/benefit goals. To mitigate 
impacts to State Route 46E the CCS endorsed the development of a parallel route system of local roads 
north and south of State Route 46E between Jardine Road and River Road that would reduce the demand 
for travel on the highway. 
 
Routes have been identified by the City of Paso Robles in the 2008 State Route 46E Parallel Route Study. 
The alignment of the route(s) will be studied by the City, and constructed with development of the land 
uses north and south of State Route 46E. The Parallel Route Study developed the following 
recommendations: 
 

A connection between Airport Road and Golden Hill Road via Wisteria Road corridor, including a 
bridge over Huerhuero Creek. 
Improvements to the intersection of State Route 46E and Union Road. The City shall monitor and 
plan for a grade separated interchange and interim improvements as needed. The improvement of this 
intersection will require that the north leg be extended to connect to Airport Road so that access to 
uses in the Airport area would be provided via the new intersection at State Route  46E/Union Road. 
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At this time there is no conceptual design, funding or construction schedule for an interchange at the 
location. 
Improvement to facilities serving non-auto modes of travel will also reduce the auto demand along 
this corridor 

 
The City along with traffic engineering consultants are actively working on taking the steps necessary to 
implement the list of improvements that will help establish the identified parallel route improvements. 
This project will be required to pay the standard traffic impact fees to the City to offset its cumulative 
effect to the State Route 46E corridor. 
 
The traffic study concludes that when taking in consideration the traffic trips already entitled with the 
approval of the Vista Del Hombre industrial project and any additional trips that the proposed project 
would create, that no additional mitigation is necessary beyond the standard policy for any project to pay 
traffic impact fees. Therefore, this projects impacts on the circulation system and congestion 
management will be less than significant. 

 
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: This project will not require a change in air traffic patterns, result in an increase in air traffic 
levels, or change the location of the current air traffic patterns, therefore there would be no impacts to air 
traffic.  

 
d. Substantially increase hazards due to a design 

feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm 
equipment)? 

    

 
Discussion: The project has been designed to utilize the existing main driveway entrance off Jardine 
Road to access the golf course and RV resort. A secondary driveway will be installed further to the north 
adjacent to proposed commercial Lot 7. No access will be taken off Beacon Road. Since golf courses and 
RV parks are permitted uses in the AP zoning district, and since the circulation of the site is going to 
remain similar to the existing golf course circulation, impacts from this project to design hazards is less 
than significant.  

 
e. Result in inadequate emergency access?     
 

Discussion: This project will maintain the existing circulation pattern as the current Links Golf Course 
with utilization of the existing main driveway entrance along with a secondary drive adjacent to proposed 
Parcel 7. The Emergency Services Department has reviewed the project and did not have concerns with 
access for this project, therefore this project has been designed to provide adequate access, and therefore 
there is no impact. 
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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 has been designed to provide internal trails and walking paths for golfers and RV 
resort patrons to access all of the onsite amenities as well as the commercial lots. Jardine road will be 
improved; however, the rural street standard does not provide for a sidewalk. The City’s adopted policies 
and plans do not call for public transit or pedestrian facilities in this remote rural area of the City. 
Additionally the current design for Jardine Road does not accommodate a dedicated bike lane. Because of 
this project being in a remote rural area, additional pedestrian, bicycle and public transit facilities are not 
warranted. The project would not conflict with adopted policies, plans, or programs regarding public 
transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such facilities, 
and would be less than significant. 
 
 

     
 
XVII. UTILITIES AND SERVICE SYSTEMS: Would the project: 
a. Exceed wastewater treatment requirements 

of the applicable Regional Water Quality 
Control Board? 

    

 
Discussion:  The current golf course utilizes on-site septic systems for waste water. Additional septic 
systems will be provided throughout the resort site. The design and construction of the septic systems will 
be required to be reviewed by comply with all applicable wastewater treatment requirements required by 
the City, RWQCB and the State.  Therefore, impacts resulting from wastewater treatment for this project 
will be less than significant.  

 
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: Because of the remoteness of this site at the northeastern corner of the City, municipal sewer 
system is not available to serve this project. On-site septic systems will be installed for this project. Since 
the wastewater will be handled on site, there will not be the need to expand the municipal facilities. 
Therefore, impacts as a result of this construction would be less than significant. 

 
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? 
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Discussion: This project will be constructing storm water drainage facilities to manage the storm water 
runoff on site. The site will maintain hundreds of acres of golf course area that will be able to be utilized 
for storm water runoff. Therefore, impacts from construction of storm water facilities would be less than 
significant. 

 
d. Have sufficient water supplies available to 

serve the project from existing entitlements 
and resources, or are new or expanded 
entitlements needed? 

    

 
Discussion: a Water Supply Evaluation was prepared for this project (see Attachment 10), that concludes 
that the project can be served with water supplies currently available to the City without expanding 
groundwater pumping beyond historic levels.  Therefore, the project would result in less than significant 
impacts to use of water resources. See additional information related to this project’s impact on ground 
water pumping in Section IX. Hydrology and Water Quality of this Environmental Study. 

 
e. Result in a determination by the wastewater 

treatment provider which serves or may serve 
the project that it has adequate capacity to 
serve the projects projected demand in 
addition to the providers existing 
commitments? 

 

    

Discussion:  See discussion in sections a & b above that indicates that this project will utilize on-site 
septic systems, therefore, this project will not impact the municipal wastewater treatment facility. 

 
f. Be served by a landfill with sufficient 

permitted capacity to accommodate the 
project’s solid waste disposal needs? 

    

 
Discussion:  Per the City’s Landfill Master Plan, the City’s landfill has adequate capacity to accommodate 
construction related and operational solid waste disposal for this project. 

 
g. Comply with federal, state, and local statutes 

and regulations related to solid waste?     

 
Discussion:  The project will comply with all federal, state, and local solid waste regulations. 
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE 
a. Does the project have the potential to 

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

    

 
Discussion: As noted within this environmental document, and with the mitigation measures outlined in 
the document, the projects future development impacts related to habitat for wildlife species (San Joaquin 
Kit Fox) will be less than significant with mitigation incorporated. There will be no impacts to fish habitat 
or impacts to fish and wildlife populations. The site is currently used for agricultural crop production and 
cattle grazing, and there are no protected plants or animal species on the site. Therefore, impacts to fish, 
wildlife, or plant habitat is less than significant. 

 
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: When taking in consideration that the Link’s Golf Course has been operating on this site 
since 1994; that there is an existing 154,340 square foot industrial park (Vista del Hombre) that is currently 
approved and could be built on this site in conjunction with the golf course; that the project site is 
surrounded by the Municipal Airport, existing established vineyards, and existing residential located within 
the unincorporated County, therefore, there is not the potential for significant additional development in 
this area of the City; that the projects impacts on this environmental factor would be less than significant. 

 
c. Does the project have environmental effects 

which will cause substantial adverse effects 
on human beings, either directly or indirectly? 

    

 
Discussion:  As noted within this environmental document, and with the mitigation measures outlined in 
the document, the project’s potential to cause what may be considered substantial, adverse effects on 
human beings either directly or indirectly is negligible. Therefore, 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 

 
2007 Airport Land Use Plan 

 
Same as above 

 
5 

 
City of Paso Robles Municipal Code 

 
Same as above 

 
6 

 
City of Paso Robles Water Master Plan 

 
Same as above 

 
7 

 
City of Paso Robles Urban Water Management Plan 2005 

 
Same as above 

 
8 

  
City of Paso Robles Sewer Master Plan 

 
Same as above 

 
9 

 
City of Paso Robles Housing Element 

 
Same as above 

 
10 

 
City of Paso Robles Standard Conditions of  
Approval for New Development 

 
Same as above 

 
11 

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

 
APCD 
3433 Roberto Court 
San Luis Obispo, CA 93401 

 
12 

 
San Luis Obispo County – Land Use Element 
 

 
San Luis Obispo County 
Department of Planning 
County Government Center 
San Luis Obispo, CA 93408 

 
13 

 
USDA, Soils Conservation Service,  
Soil Survey of San Luis Obispo County,  
Paso Robles Area, 1983 

 
Soil Conservation Offices 
Paso Robles, Ca 93446 
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Attachments:  
1. Mitigation Monitoring & Reporting 
2. Vicinity Map 
3. Project Description  
4. Vesting Tentative Tract Map 3088 
5. Project Site Plan  
6. Air Quality & GHG Assessment 
7. Biological Report 
8. SJKF Habitat Evaluation 
9. Phase I Archeological Survey 
10. Water Supply Evaluation 
11. Transportation Impact Analysis 
12. Transportation Impact Analysis Appendix 
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en
ta

tio
n 

Tim
in

g/
Re

m
ar

ks

ne
ce

ss
ar

y 
to

 m
in

im
ize

 d
us

t c
om

pl
ai

nt
s, 

re
du

ce
 v

isi
bl

e 
em

iss
io

ns
 b

el
ow

 2
0%

 o
pa

ci
ty

, a
nd

 to
 p

re
ve

nt
 

tra
ns

po
rt 

of
 d

us
t o

ffs
ite

. T
he

ir 
d

ut
ie

s s
ha

ll i
nc

lu
de

 
ho

lid
ay

s a
nd

 w
ee

ke
nd

 p
er

io
ds

 w
he

n 
w

or
k 

m
ay

 n
ot

 
be

 in
 p

ro
gr

es
s. 

Th
e 

na
m

e 
a

nd
 te

le
ph

on
e 

nu
m

be
r o

f 
su

ch
 p

er
so

ns
 sh

al
l b

e 
pr

ov
id

ed
 to

 th
e 

SL
O

A
PC

D
 

C
om

pl
ia

nc
e 

D
iv

isi
on

 p
rio

r t
o 

th
e 

st
ar

t o
f a

ny
 g

ra
di

ng
, 

ea
rth

w
or

k 
or

 d
em

ol
iti

on
. 

n.
C

on
st

ru
ct

io
n 

of
 th

e 
pr

op
os

ed
 p

ro
je

ct
 sh

al
l u

se
 lo

w
-

V
O

C
 c

on
te

nt
 p

ai
nt

s n
ot

 e
xc

ee
di

ng
 5

0 
gr

am
s p

er
 

lit
er

.
o.

D
iv

er
t 

65
 p

er
ce

nt
 o

f 
no

n-
ha

za
rd

ou
s 

co
ns

tru
ct

io
n 

or
 

de
m

ol
iti

on
 d

eb
ris

.

A
Q

-2
:

To
 re

du
ce

 o
pe

ra
tio

na
l e

m
iss

io
ns

, t
he

 p
ro

po
se

d 
pr

oj
ec

t 
sh

al
l i

m
pl

em
en

t t
he

 fo
llo

w
in

g 
m

ea
su

re
s. 

Th
e 

pr
oj

ec
t 

pr
op

on
en

t s
ha

ll s
ub

m
it 

pr
oo

f t
o 

th
e 

Pa
so

 R
ob

le
s 

C
om

m
un

ity
 D

ev
el

op
m

en
t D

ep
ar

tm
en

t S
ta

ff 
th

at
 

im
pl

em
en

ta
tio

n 
of

 a
ll m

ea
su

re
s h

av
e 

be
en

 m
et

 in
 

ac
co

rd
an

ce
 w

ith
 a

 ti
m

e 
sc

he
du

le
 d

ee
m

ed
 a

pp
ro

pr
ia

te
 

by
 C

om
m

un
ity

 D
ev

el
op

m
en

t D
ep

ar
tm

en
t s

ta
ff.

  
a.

Pr
ov

id
e 

sh
ad

e 
tre

e 
pl

an
tin

g 
in

 p
ar

kin
g 

lo
ts

 t
o 

re
du

ce
 

ev
ap

or
at

iv
e 

em
iss

io
ns

 
fro

m
 

pa
rk

ed
 

ve
hi

cl
es

. D
es

ig
n 

sh
ou

ld
 p

ro
vi

de
 5

0%
 tr

ee
 c

ov
er

ag
e 

w
ith

in
 1

0 
ye

ar
s 

of
 c

on
st

ru
ct

io
n 

us
in

g 
lo

w
 R

O
G

 
em

itt
in

g,
 

lo
w

 
m

ai
nt

en
an

ce
 

na
tiv

e 
dr

ou
gh

t 
re

sis
ta

nt
 tr

ee
s.

b.
In

cl
ud

e 
th

e 
pl

an
tin

g 
of

 
na

tiv
e 

an
d 

dr
ou

gh
t 

to
le

ra
nt

 tr
ee

s b
ey

on
d

 th
os

e 
re

qu
ire

d 
as

 m
iti

ga
tio

n 
fo

r t
re

e 
re

m
ov

al
.

c.
In

co
rp

or
at

e 
ou

td
oo

r 
el

ec
tri

ca
l 

ou
tle

ts
 

to
 

en
co

ur
ag

e 
th

e 
us

e 
of

 e
le

ct
ric

 a
pp

lia
nc

es
 a

nd
 

to
ol

s.
d.

Pr
ov

id
e 

a 
de

sig
na

te
d 

pa
rk

in
g 

sp
ac

e 
fo

r 
al

te
rn

at
iv

el
y 

fu
el

ed
 v

eh
ic

le
s.

Pr
oj

ec
t

Q
ua

lif
ie

d 
Ai

r 
Q

ua
lit

y 
Sp

ec
ia

lis
t

C
D

D
 

Pr
io

r t
o 
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e 

of
 

gr
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A
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Ty
pe

M
on

ito
rin

g 
De

pa
rtm

en
t 

or
 A

ge
nc

y 
Sh

ow
n 

on
 P

la
ns

 
Ve

rif
ie

d 
Im

pl
em

en
ta

tio
n 

Tim
in

g/
Re

m
ar

ks

e.
Th

e 
pr

oj
ec

t 
sit

e 
sh

al
l 

be
 d

es
ig

ne
d

 t
o 

m
in

im
ize

 
ba

rri
er

s 
to

 p
ed

es
tri

an
 a

cc
es

s, 
in

te
rn

al
ly

 l
in

ks
 a

ll 
us

es
, 

an
d 

co
nn

ec
ts

 t
o 

al
l 

ex
ist

in
g 

or
 p

la
nn

ed
 

ex
te

rn
al

 
st

re
et

s, 
pu

bl
ic

 
tra

ns
it,

 
an

d 
pe

de
st

ria
n 

fa
ci

lit
ie

s c
on

tig
uo

us
 w

ith
 th

e 
pr

oj
ec

t s
ite

.
f.

Pr
ov

id
e 

on
-s

ite
 

bi
cy

cl
e 

pa
rk

in
g 

be
yo

nd
 

th
os

e 
re

qu
ire

d 
by

 C
al

ifo
rn

ia
 G

re
en

 B
ui

ld
in

g 
St

an
da

rd
s 

C
od

e 
an

d 
re

la
te

d 
fa

ci
lit

ie
s 

to
 s

up
po

rt 
lo

ng
-te

rm
 

us
e 

(lo
ck

er
s, 

or
 a

 lo
ck

ed
 ro

om
 w

ith
 st

an
da

rd
 ra

ck
s 

an
d 

ac
ce

ss
 lim

ite
d 

to
 b

ic
yc

lis
ts

 o
nl

y)
.  

g.
Im

pl
em

en
t 

tra
ffi

c 
ca

lm
in

g 
im

pr
ov

em
en

ts
 

as
 

ap
pr

op
ria

te
 (e

.g
., 

m
ar

ke
d 

cr
os

sw
al

ks
, c

ou
nt

-d
ow

n 
sig

na
l t

im
er

s, 
cu

rb
 e

xt
en

sio
ns

, s
pe

ed
 ta

bl
es

, r
ai

se
d 

cr
os

sw
al

ks
, m

ed
ia

n 
isl

an
ds

, m
in

i-c
irc

le
s, 

tig
ht

 c
or

ne
r 

ra
di

i, 
et

c.
)

h.
In

st
al

l w
at

er
 c

on
se

rv
at

io
n 

m
ea

su
re

s 
su

ffi
ci

en
t 

to
 

m
ee

t, 
at

 a
 m

in
im

um
, C

A
LG

re
en

 T
ie

r1
 s

ta
nd

ar
ds

 
fo

r w
at

er
 e

ffi
ci

en
cy

 a
nd

 c
on

se
rv

at
io

n.
 

i.
Th

e 
pr

oj
ec

t 
sh

al
l b

e 
d

es
ig

ne
d

 t
o 

in
co

rp
or

at
e 

th
e 

fu
tu

re
 in

st
al

la
tio

n 
of

 s
ol

ar
 p

ho
to

vo
lta

ic
 s

ys
te

m
s 

to
 

se
rv

e 
th

e 
pr

op
os

ed
 R

V 
pa

rk
.

j.
Th

e 
th

e 
ex

te
nt

 lo
ca

lly
 a

va
ila

bl
e,

 u
til

ize
 p

re
-fi

ni
sh

ed
 

bu
ild

in
g 

m
at

er
ia

ls
or

 m
at

er
ia

ls 
th

at
 d

o 
no

t r
eq

ui
re

 
th

e 
ap

pl
ic

at
io

n 
of

 a
rc

hi
te

ct
ur

al
 c

oa
tin

gs
.

k.
In

st
al

l 
en

er
gy

-e
ffi

ci
en

t 
ap

pl
ia

nc
es

 a
nd

 b
ui

ld
in

g 
co

m
po

ne
nt

s 
su

ffi
ci

en
t 

to
 

ac
hi

ev
e 

ov
er

al
l 

re
du

ct
io

ns
 i

n 
in

te
rio

r 
en

er
gy

 u
se

 b
ey

on
d 

th
os

e 
re

qu
ire

d 
at

 
th

e 
tim

e 
of

 
de

ve
lo

pm
en

t 
by

 
C

al
G

re
en

 st
an

da
rd

s.
l.

In
st

al
l 

ro
of

in
g 

m
at

er
ia

l 
w

ith
 a

 s
ol

ar
 r

ef
le

ct
an

ce
 

va
lu

es
 m

ee
tin

g 
th

e 
EP

A/
D

O
E 

En
er

gy
 S

ta
r r

at
in

g 
to

 
re

du
ce

 su
m

m
er

 c
oo

lin
g 

ne
ed

s.
m

.
Pr

ov
id

e 
a 

m
in

im
um

 
of

 
on

e 
on

-s
ite

 
le

ve
l 

tw
o 

el
ec

tri
ca

l 
ve

hi
cl

e 
(E

V
) 

ch
ar

gi
ng

 
st

at
io

n 
w

ith
 

su
ffi

ci
en

t e
le

ct
ric

al
 c

ap
ac

ity
 fo

r f
ut

ur
e 

ex
pa

ns
io

n 
to

 a
dd

 a
 m

in
im

um
 o

f t
hr

ee
 a

dd
iti

on
al

 E
V 

st
a

tio
ns

.

A
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Ty
pe

M
on

ito
rin

g 
De

pa
rtm

en
t 

or
 A

ge
nc

y 
Sh

ow
n 

on
 P

la
ns

 
Ve

rif
ie

d 
Im

pl
em

en
ta

tio
n 

Tim
in

g/
Re

m
ar

ks

n.
Ut

iliz
e 

hi
gh

 e
ffi

ci
en

cy
 lig

ht
s i

n 
pa

rk
in

g 
lo

ts
, s

tre
et

s, 
an

d 
ot

he
r p

ub
lic

 a
re

as
.

A
Q

-3
:

Th
e

fo
llo

w
in

g 
m

ea
su

re
s s

ha
ll 

be
 im

pl
em

en
te

d 
to

 re
du

ce
 

ex
po

se
 o

f s
en

sit
iv

e 
re

ce
pt

or
s t

o 
su

bs
ta

nt
ia

l p
ol

lu
ta

nt
 

co
nc

en
tra

tio
ns

. T
he

se
 m

ea
su

re
s s

ha
ll 

be
 sh

ow
n 

on
 

gr
ad

in
g 

an
d 

bu
ild

in
g 

pl
an

s:

a.
Im

pl
em

en
t M

iti
ga

tio
n 

M
ea

su
re

 A
Q

-1
.

b.
D

em
ol

iti
on

 o
f o

ns
ite

 st
ru

ct
ur

es
 sh

al
lc

om
pl

y 
w

ith
 th

e 
N

at
io

na
l E

m
iss

io
n 

St
an

da
rd

s f
or

 H
az

ar
do

us
 A

ir 
Em

iss
io

ns
 (N

ES
H

A
P)

 re
qu

ire
m

en
ts

 (N
ES

H
A

P,
 4

0 
C

FR
, 

Pa
rt 

61
, S

ub
pa

rt 
M

) f
or

 th
e 

de
m

ol
iti

on
 o

f e
xis

tin
g 

st
ru

ct
ur

es
. T

he
 S

LO
A

PC
D

 is
 d

el
eg

at
ed

 a
ut

ho
rit

y 
by

 
th

e 
En

vi
ro

nm
en

ta
l P

ro
te

ct
io

n 
A

ge
nc

y 
(E

PA
) t

o 
im

pl
em

en
t t

he
 F

ed
er

al
 A

sb
es

to
s N

ES
H

A
P.

  P
rio

r t
o 

de
m

ol
iti

on
 o

f o
ns

ite
 st

ru
ct

ur
es

, t
he

 S
LO

A
PC

D
 sh

al
l b

e 
no

tif
ie

d,
 p

er
 N

ES
H

A
P 

re
qu

ire
m

en
ts

.  
SL

O
A

PC
D

 
no

tif
ic

at
io

n 
fo

rm
 a

nd
 re

po
rti

ng
 re

qu
ire

m
en

ts
 a

re
 

in
cl

ud
ed

 in
 A

p
pe

nd
ix

 A
. A

d
di

tio
na

l in
fo

rm
at

io
n 

m
ay

 
be

 o
bt

ai
ne

d 
at

 w
eb

sit
e 

ur
l: 

   
ht

tp
:/

/s
lo

cl
ea

na
ir.

or
g/

bu
sin

es
s/

as
be

st
os

.p
hp

.

c.
If 

du
rin

g 
de

m
ol

iti
on

 o
f e

xis
tin

g 
st

ru
ct

ur
es

, p
ai

nt
 is

 
se

pa
ra

te
d 

fro
m

 th
e 

co
ns

tru
ct

io
n 

m
at

er
ia

ls 
(e

.g
. 

ch
em

ic
al

ly
 o

r p
hy

sic
al

ly
), 

th
e 

pa
in

t w
as

te
 w

ill 
be

 
ev

al
ua

te
d 

in
de

pe
nd

en
tly

 fr
om

 th
e 

bu
ild

in
g 

m
at

er
ia

l 
by

 a
 q

ua
lif

ie
d 

ha
za

rd
ou

s m
at

er
ia

ls 
in

sp
ec

to
r t

o 
de

te
rm

in
e 

its
 p

ro
pe

r m
an

ag
em

en
t. 

A
ll 

ha
za

rd
ou

s 
m

at
er

ia
ls 

sh
al

l b
e 

ha
nd

le
d 

an
d 

di
sp

os
ed

 in
 

ac
co

rd
an

ce
 w

ith
 lo

ca
l, 

st
at

e 
an

d 
fe

de
ra

l 
re

gu
la

tio
ns

. A
cc

or
di

ng
 to

 th
e 

D
ep

ar
tm

en
t o

f T
ox

ic
 

Su
bs

ta
nc

es
 C

on
tro

l (
D

TS
C

), 
if 

pa
in

t i
s n

ot
 re

m
ov

ed
 

fro
m

 th
e 

bu
ild

in
g 

m
at

er
ia

l d
ur

in
g 

de
m

ol
iti

on
 (a

nd
 is

 
no

t c
hi

pp
in

g 
or

 p
ee

lin
g)

, t
he

 m
a

te
ria

l c
an

 b
e 

di
sp

os
ed

 o
f a

s c
on

st
ru

ct
io

n 
de

br
is 

(a
 n

on
-h

az
ar

do
us

 
w

as
te

). 
Th

e 
la

nd
fil

l o
pe

ra
to

r w
ill 

be
 c

on
ta

ct
ed

 p
rio

r 
to

 d
isp

os
al

 o
f b

ui
ld

in
g 

m
at

er
ia

l d
eb

ris
 to

 d
et

er
m

in
e 

Pr
oj

ec
t

Q
ua

lif
ie

d 
Ai

r 
Q

ua
lit

y 
Sp

ec
ia

lis
t

C
D

D
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io

r t
o 
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e 

of
 

gr
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g 
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A
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a 
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Ty
pe

M
on

ito
rin

g 
De

pa
rtm

en
t 

or
 A

ge
nc

y 
Sh

ow
n 

on
 P

la
ns

 
Ve

rif
ie

d 
Im

pl
em

en
ta

tio
n 

Tim
in

g/
Re

m
ar

ks

an
y 

sp
ec

ifi
c 

re
qu

ire
m

en
ts

 th
e 

la
nd

fil
l m

ay
 h

av
e 

re
ga

rd
in

g 
th

e 
di

sp
os

al
 o

f l
ea

d-
ba

se
d 

pa
in

t m
at

er
ia

ls.
 

Th
e 

d
isp

os
al

 o
f d

em
ol

iti
on

 d
eb

ris
 sh

al
l c

om
pl

y 
w

ith
 

an
y 

su
ch

 re
qu

ire
m

en
ts

. C
on

ta
ct

 th
e 

SL
O

A
PC

D
 

En
fo

rc
em

en
t D

iv
isi

on
 a

t (
80

5)
 7

81
-5

91
2 

fo
r m

or
e 

in
fo

rm
at

io
n.

  A
p

pr
ov

al
 o

f a
 le

ad
 w

or
k 

pl
an

 a
nd

 
pe

rm
it 

m
ay

 b
e 

re
qu

ire
d.

 L
ea

d 
w

or
k 

pl
an

s, 
if 

re
qu

ire
d,

 
w

ill 
ne

ed
 to

 b
e 

su
bm

itt
ed

 to
 S

LO
A

PC
D

 te
n 

da
ys

 p
rio

r 
to

 th
e 

st
ar

t o
f d

em
ol

iti
on

d.
O

n-
ro

ad
 d

ie
se

l v
eh

ic
le

s s
ha

ll c
om

pl
y 

w
ith

 S
ec

tio
n 

24
85

 o
f T

itl
e 

13
 o

f t
he

 C
al

ifo
rn

ia
 C

od
e 

of
 R

eg
ul

at
io

ns
. 

Th
is 

re
gu

la
tio

n 
lim

its
 id

lin
g 

fro
m

 d
ie

se
l-f

ue
le

d 
co

m
m

er
ci

al
 m

ot
or

 v
eh

ic
le

s w
ith

 g
ro

ss
 v

eh
ic

ul
ar

 
w

ei
gh

t r
at

in
gs

 o
f m

or
e 

th
an

 1
0,

00
0 

po
un

ds
 a

nd
 

lic
en

se
d 

fo
r o

pe
ra

tio
n 

on
 h

ig
hw

ay
s. 

It 
ap

pl
ie

s t
o 

C
al

ifo
rn

ia
 a

nd
 n

on
-C

al
ifo

rn
ia

 b
as

ed
 v

eh
ic

le
s. 

 In
 

ge
ne

ra
l, 

th
e 

re
gu

la
tio

n 
sp

ec
ifi

es
 th

at
 d

riv
er

s o
f s

ai
d 

ve
hi

cl
es

:

1)
Sh

al
l n

ot
 id

le
 th

e 
ve

hi
cl

e’
s p

rim
ar

y 
di

es
el

 
en

gi
ne

 fo
r g

re
at

er
 th

an
 5

 m
in

ut
es

 a
t a

ny
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 b
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l r
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r d

ea
th

) t
o 

ki
t f

ox
. A

t t
he

 ti
m

e 
a 

de
n 

is 
di

sc
ov

er
ed

, t
he

 q
ua

lif
ie

d 
bi

ol
og

ist
 sh

al
l c
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 p
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al

 k
it 

fo
x 

pr
ot

ec
tio

n 
m

ea
su

re
s t

o 
im

pl
em

en
t a

nd
 w

he
th

er
 o
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 p
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 d
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 p

os
sib

le
,

be
fo

re
 p

ro
je

ct
 a

ct
iv

iti
es

 c
om

m
en

ce
,t

he
 a

pp
lic

an
t m

us
t 

co
ns

ul
t w

ith
 th

e 
US

FW
S.

  T
he

 re
su

lts
 o

f t
hi

s c
on

su
lta

tio
n 

m
ay

 
re

qu
ire

 th
e 

ap
pl

ic
an

t t
o 

ob
ta

in
 a

 F
ed

er
al

 a
nd

/o
r S

ta
te

 p
er

m
it 

fo
r i

nc
id

en
ta

l t
ak

e 
du

rin
g 

pr
oj

ec
t a

ct
iv

iti
es

.  
Th

e 
ap

pl
ic

an
t 

sh
ou

ld
 b

e 
aw

ar
e 

th
at

 th
e 

pr
es

en
ce

 o
f k

it 
fo

xe
s o

r k
no

w
n 

or
 

po
te

nt
ia

l k
it 

fo
x 

de
ns

 a
t t

he
 p

ro
je

ct
 si

te
 c

ou
ld

 re
su

lt 
in

 fu
rth

er
 

de
la

ys
 o

f p
ro

je
ct

 a
ct

iv
iti

es
. 

iv
.

In
 a

dd
iti

on
, t

he
 q

ua
lif

ie
d 

bi
ol

og
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EXECUTIVE SUMMARY

City of Paso Robles Climate Action Plan
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1 

INTRODUCTION

PROPOSED PROJECT SUMMARY

AIR QUALITY 

SETTING

 

Topography

Local and Regional Meteorology
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2 

Image Source: San Luis Obispo County, 2016
Not to scale. All locations and boundaries are approximate.
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Not to Scale.
Source: Wallace Group 2016
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Atmospheric Stability and Dispersion 
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Human Health & Welfare Effects
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Pollutant Human Health & Welfare Effects

Source: ARB 2015b 
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Land Use Compatibility with TAC Emission Sources

Air Quality and Land Use Handbook: A Community Health 
Perspective

REGULATORY FRAMEWORK

U.S. Environmental Protection Agency

Federal Clean Air Act
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8 

Source 
Category

Advisory 
Recommendations

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

California Air Resources Board 

California Clean Air Act
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9 

Pollutant Averaging
Time

California Standards* National Standards*

Concentration* Attainment 
Status Primary(a) Attainment Status

* For more information on standards visit :http//ww.arb.ca.gov.research/aaqs/aaqs2.pdf
** Secondary Standard
Source: SLOAPCD 2016; ARB 2016a

Assembly Bills 1807 & 2588 - Toxic Air Contaminants
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In-Use Off-Road Diesel Vehicle Regulation

County of San Luis Obispo Air Pollution Control District 

IMPACT ANALYSIS

Air Quality Impacts

Potentially 
Significant 

Impact

Less Than 
Significant 

with 
Mitigation 

Incorporated

Less Than 
Significant 

Impact No Impact
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Short-term Impacts

Long-term Impacts

A Study of Sustainability at RV Parks
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Land Use Size ADT Trip-Generation Rate
Proposed Project

Previously Approved Project

1. The proposed project identifies a total of six 1-acre lots for future development of wine tasting/brewery related uses. Assumes a maximum of 
approximately 20,000 square feet of commercial/retail uses on each of the six proposed 1-acre lots (Wallace Group 2016).

Equipment Average Horsepower Quantity Average Hours/Day

Based on project proponent description of equipment/maintenance equipment and hours of use. Horsepower ratings are derived from similar 
equipment (https://www.deere.com/en_US/industry/golf/golf.page).

Destino Paso Resort Hotels Project Marriott Residence Inn 
Project
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CEQA Air Quality Handbook

Construction Impacts

ROG and NOx Emissions

Pollutant

Threshold (1)

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

Quarterly Tier 2 
(tons)

1. Daily and quarterly emissions thresholds are based on the California Health & Safety Code and the ARB Carl Moyer Guidelines.
2. Any project with a grading area greater than 4.0 acres of worked area can exceed the 2.5 tons PM10 quarterly threshold.

Diesel Particulate Matter (DPM) Emissions

Fugitive Particulate Matter (PM10), Dust Emissions

Operational Impacts

Criteria Air Pollutants
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14

Pollutant
Threshold (1)

Daily (lbs/day) Annual (tons/year)

1. Daily and annual emissions thresholds are based on the California Health & Safety Code Division 26, Part 3, Chapter 10, Section 40918 
and the ARB Carl Moyer Guidelines for DPM.

2. CalEEMod – use winter operational emission data to compare to operational thresholds.

Toxic Air Contaminants

Localized CO Concentrations 

Odors

Agenda Item 1

252



Air Quality & Greenhouse Gas Impact Assessment AMBIENT Air Quality & Noise Consulting
Cabernet Links & RV Resort Project October 2016

15

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

SLOAPCD Clean Air Plan

CEQA Air Quality Handbook

potentially 
significant.

Particulate Matter Report – Implementation of SB 656 Requirements

Particulate Matter Report

potentially significant

Mitigation Measures
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16

Significance After Mitigation

less than 
significant Impact AQ-C Impact AQ-D

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

potentially significant Impact AQ-C Impact AQ-D

Mitigation Measures

Significance After Mitigation

less than 
significant Impact AQ-C Impact AQ-D

Agenda Item 1

254



Air Quality & Greenhouse Gas Impact Assessment AMBIENT Air Quality & Noise Consulting
Cabernet Links & RV Resort Project October 2016

17

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

Short-term Construction Emissions

Construction Phase
Daily Emissions (lbs)

ROG+NOX Exhaust PM10

354.9
SLOAPCD Significance Thresholds 137 7

Exceed SLOAPCD Thresholds? Yes No
Maximum Daily Emissions: Assumes that facility construction, paving, and application of architectural coatings could potentially occur 
simultaneously on any given day. Totals may not sum due to rounding.
CAP=Criteria Air Pollutants
Refer to Appendix D for modeling assumptions and results.

potentially significant
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Construction Phase/Quarter

Quarterly Emissions (tons)

ROG+NOX

PM10

Dust Exhaust Total

Phase I

Phase II

Phase III

Phase IV

Phase V

SLOAPCD Significance Thresholds 2.5 2.5 0.13 None

Quarterly Emissions Exceed SLOAPCD Thresholds? No No No No

Totals may not sum due to rounding.
CAP=Criteria Air Pollutants
Refer to Appendix D for modeling assumptions and results.

Criteria
Project 

Emissions

SLOAPCD
Significance 
Threshold

Exceed 
Significance 
Threshold?

354.9 lbs/day Yes

Quarterly thresholds are based on the more conservative Tier 1 thresholds.
CAP=Criteria Air Pollutants
Refer to Appendix D for modeling assumptions and results.
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Mitigation Measures

AQ-1:

Significance After Mitigation

less than significant
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Criteria
Project 

Emissions

SLOAPCD
Significance 
Threshold

Exceed
Significance 
Threshold?

Quarterly thresholds are based on the more conservative Tier 1 thresholds.
CAP=Criteria Air Pollutants
Refer to Appendix D for modeling assumptions and results.

Long-term Operational Emissions

potentially significant
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Project Phase

Emissions (lbs/day)

ROG NOX ROG+NOX CO 

PM10

Fugitive Exhaust Total

Phase I

Phase II

Phase III

Phase IV

Phase V

Project Buildout

31.6

32.3

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

Exceeds SLOAPCD Thresholds? -- -- No -- No -- --

Based on year 2019 operational conditions. Includes off-road equipment for turf maintenance, area sources, energy use, and mobile sources. 
Totals may not sum due to rounding.
CAP=Criteria Air Pollutants
Refer to Appendix D for modeling output files and assumptions.
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Source

Emissions

ROG NOX ROG+NOX CO 

PM10

Fugitive Exhaust Total

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

Exceeds SLOAPCD Thresholds? -- -- No -- No -- --

Based on build-out year 2019 conditions. Totals may not sum due to rounding.
CAP=Criteria Air Pollutants
Refer to Appendix D for modeling output files and assumptions.

Scenario

Emissions

ROG NOX ROG+NOX CO 

PM10

Fugitive Exhaust Total

Maximum Daily Emissions

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

Exceeds SLOAPCD Thresholds? -- -- No -- No -- --

Annual Emissions

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

Exceeds SLOAPCD Thresholds? -- -- No -- No -- --

Project buildout includes off-road equipment for turf maintenance, area sources, energy use, and mobile sources. 
Previously approved project includes 154340 square feet of light industrial uses and an 18-hole golf course.
Totals may not sum due to rounding.
CAP=Criteria Air Pollutants
Refer to Appendix D for modeling output files and assumptions.
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Mitigation Measure  

AQ-2:

Significance After Mitigation

less-than-significant
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Impact AQ-D. Would the project expose sensitive receptors to substantial pollutant concentrations?

Localized CO Concentrations

less than significant

Naturally Occurring Asbestos

less 
than significant

Asbestos-Containing Materials 

potentially significant

Lead-Coated Materials

potentially significant
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Localized PM Concentrations 

potentially significant

Mitigation Measures  

AQ-3:
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Significance After Mitigation

less than significant

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

less than significant
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GREENHOUSE GASES AND CLIMATE CHANGE

SETTING

Carbon Dioxide

Methane

Nitrous Oxide

Fluorinated Gases.

Black Carbon
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e

Emissions inventory is categorized based on main economic sector, which differ slightly from the categories identified 
in the state’s Climate Change Scoping Plan. “Not Specified” includes sources that could not be attributed to an 
individual sector, such as evaporative losses and emissions from use of ozone-depleting substances. 
Source: ARB 2016b 
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REGULATORY FRAMEWORK

Executive Order 13514
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Assembly Bill 1493
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Executive Order No. S-3-05

Executive Order No. S-01-07 

Assembly Bill 32 - California Global Warming Solutions Act of 2006 
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Climate Change Scoping Plan

Climate Change Proposed Scoping Plan

e

e

Senate Bill 1368

Senate Bill 1078 and Governor’s Order S-14-08 (California Renewables Portfolio Standards) 
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Mandatory Reporting of Greenhouse Gas Emissions

Cap-and-Trade Regulation

California Building Code

Green Building Standards

e
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Senate Bill 32

Senate Bill 375 (Sustainable Communities and Climate Protection Act) 

 
GHG Significance Thresholds

Project Threshold

Source: SLOAPCD 2012
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City of Paso Robles, 2013 
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IMPACT ANALYSIS

GHG Impacts

Potentially 
Significant 

Impact

Less Than 
Significant 

with 
Mitigation 

Incorporated

Less Than 
Significant 

Impact No Impact

CAP Consistency Worksheet

CAP Consistency Worksheet

Impact GHG-A.  Would the project generate greenhouse gas emissions, either directly or indirectly, that 
may have a significant impact on the environment?  
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Short-term Construction GHG Emissions

e
e

Project Phase
GHG Emissions
(MTCO2e/Year)

Amortized emissions are quantified based on an estimated 25-year project life.
Refer to Appendix D for modeling assumptions and results.

Long-term Operational GHG Emissions

e
e

e

e e

e

potentially significant

Mitigation Measure

Significance After Mitigation
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Operational Year/Source GHG Emissions 
(MTCO2e/Year)

Buildout Year 2019

Year 2020

Year 2030

1. Area source includes emissions associated with the application of architectural coatings, use of consumer products/agricultural products, 
and landscape maintenance.

2. Includes adjustment for California Renewable Portfolio Standards requirements.
Refer to for modeling assumptions and results.
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Operational Year

GHG Emissions 
(MTCO2e/Year)

Proposed  
Project1

Previously 
Approved Project

Net
Increase

1. Includes amortized construction emissions of 33.4 MTCO2e/year.
2. Previously approved project includes 154,340 square feet of light industrial uses and an 18-hole golf course.
Refer to Appendix D for modeling assumptions and results.

Impact GHG-B. Would the project conflict with any applicable plan, policy or regulation of an agency 
adopted for the purpose of reducing the emissions of greenhouse gases?

City of Paso Robles CAP

City of Paso Robles CAP

potentially significant

Mitigation Measures  

Significance After Mitigation

City of Paso Robles CAP

less-than-significant
City of Paso Robles CAP.
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City of Paso Robles CAP

CAP Consistency Worksheet
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Synopsis

Vulpes macrotis 
mutica
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1.0 Introduction

1.1 Project Location and Description
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1.2 Responsible Parties

Applicant Biological Consultant 

Vino Visits, LLC Althouse and Meade, Inc.

Lead Agency Agent of Applicant

2.0 Methods

Agenda Item 1

301



Althouse and Meade, Inc. – 906.01

Biological Report for the Links, Paso Robles, San Luis Obispo County
August 2015

3.0 Existing Conditions

3.1 Environmental Setting
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3.1.1 Potential for listed species

Vulpes macrotis mutica

3.2 Soils
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Arbuckle fine sandy loam, 2 to 9 percent slopes (101)

The Arbuckle-Positas complex, 9 to 15 percent slopes (102)

The Arbuckle-San Ysidro complex, 2 to 9 percent slopes (106)

Clear Lake clay, drained (130)
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Cropley clay, 2 to 9 percent slopes (133) 

Rincon clay loam, 2 to 9 percent slopes (188)

San Ysidro loam, 0 to 2 percent slopes (197) 

4.0 Special Status Plants and Animals

4.1 Introduction to California Rare Plant Ranks (Formerly CNPS lists) 
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4.2 Introduction to CNDDB Definitions

4.3 Potential Special Status Plant List
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Common and
Scientific Names

Fed/State Status
Global/State Rank

CRPR

Blooming 
Period Habitat Preference Potential Habitat?

Detected 
Within 
Study 
Area?

Effect of 
Proposed 
Activity

Douglas' Fiddleneck
Amsinckia 
douglasiana

Douglas' Spineflower
Chorizanthe 
douglasii

Dwarf Calycadenia
Calycadenia villosa

Eastwood's Larkspur
Delphinium parryi 

eastwoodiae

Elegant Wild 
Buckwheat
Eriogonum elegans

Hardham's Evening-
primrose
Camissoniopsis 
hardhamiae

Hogwallow Starfish
Hesperevax 
caulescens

Hoover's Manzanita
Arctostaphylos 
hooveri

Indian Valley 
Spineflower
Aristocapsa insignis
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Common and
Scientific Names

Fed/State Status
Global/State Rank

CRPR

Blooming 
Period Habitat Preference Potential Habitat?

Detected 
Within 
Study 
Area?

Effect of 
Proposed 
Activity

Jared's Pepper-grass
Lepidium jaredii 

jaredii

Jones' Bush-mallow
Malacothamnus 
jonesii

Kellogg's Horkelia
Horkelia cuneata 

. sericea
Large-flowered 

Nemacladus
Nemacladus 
secundiflorus 
secundiflorus

Lemmon's 
Jewelflower
Caulanthus 
lemmonii

Lompoc Ceanothus
Ceanothus cuneatus 

fascicularis
Mesa Horkelia

Horkelia cuneata 
puberula

Mt. Diablo 
Cottonweed
Micropus 
amphibolus

Oval-leaved 
Snapdragon
Antirrhinum ovatum

Palmer's Spineflower
Chorizanthe 
palmeri
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Common and
Scientific Names

Fed/State Status
Global/State Rank

CRPR

Blooming 
Period Habitat Preference Potential Habitat?

Detected 
Within 
Study 
Area?

Effect of 
Proposed 
Activity

Round-leaved Filaree
California 
macrophylla

Salinas Milk-vetch
Astragalus 
macrodon

San Luis Obispo 
Owl's-clover
Castilleja densiflora 

obispoensis
Santa Cruz 

Microseris
Stebbinsoseris 
decipiens

Santa Lucia Dwarf 
Rush
Juncus luciensis

Shining Navarretia
Navarretia 
nigelliformis 
radians

Small-flowered 
Gypsum-loving 
Larkspur
Delphinium 
gypsophilum 
parviflorum

Small-flowered 
Morning-glory
Convolvulus 
simulans
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Common and
Scientific Names

Fed/State Status
Global/State Rank

CRPR

Blooming 
Period Habitat Preference Potential Habitat?

Detected 
Within 
Study 
Area?

Effect of 
Proposed 
Activity

Spreading Navarretia
Navarretia fossalis

Woodland 
Woollythreads
Monolopia 
gracilens

Yellow-flowered 
Eriastrum
Eriastrum luteum

California Geographic Subregion Abbreviations:

State/Rank Abbreviations:

California Rare Plant Ranks:

CRPR Threat Ranks: 
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4.4 Special Status Plants Discussion

4.5 Potential Special Status Animals List
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Common and
Scientific Names

Fed/State Status
Global/State Rank

CDFW Rank

Nesting/
Breeding 

Period
Habitat Preference Potential Habitat?

Detected 
Within 

Study Area?

Effect of 
Proposed 
Activity

American Badger
Taxidea taxus

Atascadero June 
Beetle
Polyphylla nubila

Burrowing Owl
Athene cunicularia

California Horned 
Lark
Eremophila 
alpestris actia

California Red-
legged Frog
Rana draytonii

Coast Horned 
Lizard
Phrynosoma 
blainvillii

Golden Eagle
Aquila chrysaetos
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Common and
Scientific Names

Fed/State Status
Global/State Rank

CDFW Rank

Nesting/
Breeding 

Period
Habitat Preference Potential Habitat?

Detected 
Within 

Study Area?

Effect of 
Proposed 
Activity

Lark Sparrow* 
Chondestes 
grammacus

Least Bell's Vireo
Vireo bellii pusillus

Lompoc 
Grasshopper
Trimerotropis 
occulens

Pallid Bat
Antrozous pallidus

Salinas Pocket 
Mouse
Perognathus 
inornatus 
psammophilus

Yellow-billed 
Magpie* 

Pica nuttallii

San Joaquin Kit Fox
Vulpes macrotis 
mutica
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Common and
Scientific Names

Fed/State Status
Global/State Rank

CDFW Rank

Nesting/
Breeding 

Period
Habitat Preference Potential Habitat?

Detected 
Within 

Study Area?

Effect of 
Proposed 
Activity

San Joaquin 
Whipsnake
Masticophis 
flagellum ruddocki

Silvery Legless 
Lizard
Anniella pulchra 
pulchra

Townsend's Big-
eared Bat
Corynorhinus 
townsendii

Vernal Pool Fairy 
Shrimp
Branchinecta lynchi

Western Pond 
Turtle
Emys marmorata

Western Spadefoot
Spea hammondii

Abbreviations:
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4.6 Special Status Animals Discussion

A. American Badger Taxidea taxus

B. Golden Eagle Aquila chrysaetos

C. San Joaquin Kit Fox Vulpes macrotis mutica

D.

Agenda Item 1

315



Althouse and Meade, Inc. – 906.01

Biological Report for the Links, Paso Robles, San Luis Obispo County
August 2015

Date Location Observation 
Type Source Distance from the 

Links Property
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Date Location Observation 
Type Source Distance from the 

Links Property

E. Vernal Pool Fairy Shrimp Branchinecta lynchi

F. Western Spadefoot Toad Spea hammondii
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4.7 Special Status Species Not Expected to Occur

4.8 Potential Sensitive Natural Communities

5.0 Habitat Types 

5.1 Turf Grass

Cynodon dactylon

5.2 California Annual Grassland 

Bromus diandrus
Avena fatua, A. barbata Bromus hordeaceus Hordeum 

murinum
Amsinckia intermedia Brassica nigra, Hirschfeldia incana
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Vicia villosa, V. sativa Lupinus bicolor, L. nanus, L. formosus, L. microcarpus
Clarkia purpurea . quadrivulnera Trifolium hirtum, T. 

microcephalum

5.3 Agriculture Pond 

5.4 Bare Ground

Portulaca oleracea
Chenopodium album Centromadia pungens

5.5 Anthropogenic

5.6 Vineyard

Avena Lactuca 
serriola

5.7 Potential Wetland 

Cyperus eragrostis Lythrum hyssopifolium
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5.8 Ephemeral Pool 

6.0 Botanical Inventory

6.1 Botanical Survey Results 

Cynodon dactylon

6.1.1 Plant list

Scientific Name Status Origin Common Name

Trees – 4 Species
Eucalyptus 
Platanus racemosa
Populus fremontii . fremontii
Quercus lobata 

Shrubs – 5 Species
Arctostaphylos glauca
Baccharis pilularis
Baccharis salicifolia
Salix laevigata  
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Scientific Name Status Origin Common Name

Vitis vinifera
Herbs –71 Species

Achyrachaena mollis 
Acmispon americanus . americanus 

[=Lotus purshianus purshianus]
Amaranthus albus  
Amsinckia intermedia                      

[=A. menziesii intermedia]
Anagallis arvensis 
Anthemis cotula
Asclepias fascicularis
Brassica nigra 
Capsella bursa-pastoris 
Carduus pycnocephalus 
Centaurea solstitialis 
Centromadia [=Hemizonia] pungens 

pungens
Chenopodium album 
Chondrilla juncea  
Cirsium vulgare 
Clarkia purpurea  quadrivulnera 
Convolvulus arvensis 
Crassula connata 
Croton [=Eremocarpus] setigerus
Cyperus eragrostis 
Datura wrightii 
Deinandra [=Hemizonia] pentactis
Erigeron [=Conzya] canadensis 
Erodium botrys
Erodium cicutarium 
Heliotropium curassavicum 

oculatum
Heterotheca grandiflora 
Hirschfeldia incana
Lactuca serriola
Lamium amplexicaule
Logfia [=Filago] gallica
Lotus corniculatus
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Scientific Name Status Origin Common Name

Lupinus bicolor 
Lupinus formosus 
Lupinus microcarpus 
Lythrum hyssopifolium 
Malva nicaeensis 
Malvella leprosa
Marrubium vulgare
Matricaria [=Chamomilla] discoidea 
Medicago polymorpha
Melilotus albus [=M. alba]
Melilotus indicus [=M. indica]
Plagiobothrys acanthocarpus
Plagiobothrys canescens
Plantago erecta
Plantago lanceolata 
Polygonum aviculare 

depressum [=P. arenastrum]
Portulaca oleracea 
Pseudognaphalium luteoalbum 

[=Gnaphalium luto-album]
Rumex crispus
Salsola tragus
Senecio vulgaris 
Schoenoplectus 
Silene gallica
Silybum marianum
Sisymbrium irio
Sonchus asper asper
Spergula arvensis
Spergularia rubra 
Stellaria media
Trichostema lanceolatum
Trifolium hirtum 
Trifolium microcephalum 
Typha 
Uropappus lindleyi 
Urtica urens 
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Scientific Name Status Origin Common Name

Verbena lasiostachys
Vicia sativa
Vicia villosa 
Xanthium strumarium 

Grasses –13 Species
Agrostis exarata
Avena barbata 
Avena fatua
Bromus diandrus
Bromus hordeaceus
Bromus madritensis . rubens 

[= B. rubens]
Cynodon dactylon 
Eleusine tristachya
Festuca [=Vulpia] myuros
Festuca perennis                     

[=Lolium multiflorum]
Hordeum marinum  gussoneanum 
Hordeum murinum  
Paspalum dilatatum

7.0 Wildlife Inventory

7.1 Wildlife Survey Results
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)

Common Name Scientific Name Special 
Status

Found 
On-site? Habitat Type

Crustaceans – 2 Species

Branchinecta lynchi

Branchinecta lindahli 

Amphibians – 3 Species
Anaxyrus [=Bufo] 

boreas halophilus

Pseudacris sierra 
P. regilla

Spea hammondii 

Reptiles – 6 Species
Crotalus oreganus 

oreganus
Elgaria multicarinata 

multicarinata
Pituophis catenifer 

catenifer
Plestiodon 

[=Eumeces] gilberti 
rubricaudatus

Plestiodon 
[=Eumeces] 
skiltonianus 
skiltonianus

Sceloporus 
occidentalis 
bocourtii

Birds – 44 Species

Agelaius phoeniceus 

Aquila chrysaetos 

Aphelocoma 
californica

Bubo virginianus 
Buteo jamaicensis

Calypte anna 
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Common Name Scientific Name Special 
Status

Found 
On-site? Habitat Type

Carduelis lawrencei

Carduelis psaltria

Carduelis tristis

Carpodacus 
mexicanus

Cathartes aura
Catharus guttatus 
Chondestes 

grammacus
Colaptes auratus 
Columba livia 
Corvus 

brachyrhynchos

Dendroica coronata 

Euphagus 
cyanocephalus

Falco sparverius
Icterus bullockii
Icterus cucullatus
Junco hyemalis

Lanius ludovicianus

Melanerpes 
formicivorus

Melospiza melodia 

Mimus polyglottos 

Passerculus 
sandwichensis

Pica nuttalli 

Picoides nuttallii

Picoides pubescens

Picoides villosus
Psaltriparus minimus

Quiscalus mexicanus 

Sayornis saya
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Common Name Scientific Name Special 
Status

Found 
On-site? Habitat Type

Sialia mexicana

Sitta carolinensis 

Sturnella neglecta 

Sturnus vulgaris 

Tachycineta thalassina

Thryomanes bewickii 
Tyrannus verticalis
Tyrannus vociferans

Zenaida macroura 

Zonotrichia 
leucophrys

Mammals – 17 Species

Canis latrans

Chaetodipus 
californicus

Eptesicus fuscus

Lepus californicus 

Mustela frenata

Myotis californicus

Odocoileus hemionus 

Spermophilus beecheyi 

Sus scrofa 
Sylvilagus audubonii 
Sylvilagus bachmani 

Tadarida brasiliensis 

Taxidea taxus 

Thomomys bottae 

Urocyon 
cinereoargenteus

Vulpes macrotis 
mutica
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Common Name Scientific Name Special 
Status

Found 
On-site? Habitat Type

Vulpes vulpes

8.0 Project Overview 

8.1 General Discussion of Study Area Site Conditions

8.2 Regulatory Framework

8.2.1 CEQA guidance 

“Significant effect on the environment” means a substantial, or potentially 
substantial, adverse change in any of the physical conditions within the area 
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affected by the project including land, air, water, minerals, flora, fauna, ambient 
noise, and objects of historic or aesthetic significance.  

8.2.2 Federal and state resource protections 

Wetlands
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Flora and fauna

9.0 Potential Impacts to Biological Resources

9.1 Potential Habitat Impacts

9.2 Potential Impacts to Ephemeral Drainages 

9.3 Potential Impacts to Oak Trees
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9.4 Potential Impacts to Nesting Birds

9.5 Potential Impacts to Special Status Species

9.5.1 Special status birds 

9.5.2 Vernal pool fairy shrimp 

9.5.3 Western spadefoot toad 

9.5.4 American badger 
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9.5.5 San Joaquin kit fox 

10.0 Recommendations and Mitigations  

10.1 Habitats 

10.2 Ephemeral Drainages
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BR-1.

BR-2.

10.3 Individual Oak Impacts

BR-3.

BR-4.

BR-5.

BR-6.

10.4 Nesting Birds 

BR-7.
s .
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10.5 Avoidance, Minimization, and Mitigation for Special Status Species

10.5.1 Special status birds 

BR-8.

BR-9.

10.5.2 Vernal pool fair shrimp 

10.5.3 Western spadefoot toad 

10.5.4  American badger 

BR-10.

Agenda Item 1

333



Althouse and Meade, Inc. – 906.01

Biological Report for the Links, Paso Robles, San Luis Obispo County
August 2015

10.5.5 San Joaquin kit fox 
BR-11.
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BR-12.
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before project 
activities commence,
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BR-13.
Speed signs of 25 mph (or lower) 

shall be posted for all construction traffic to minimize the probability of road mortality 
of the San Joaquin kit fox”.  

BR-14.

BR-15.

BR-16.

BR-17.

BR-18.

BR-19.
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BR-20.

BR-21.
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11.0 References

,
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12.0 Figures
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13.0 Photographs
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Attachment A – Preliminary Concept Master Plan
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Attachment B – San Joaquin kit fox habitat evaluation form
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Project Phases

μ

Limits of Disturbance Existing Habitat

Vino Vista
5151 Jardine Road

Paso Robles, CA 93446

Habitat Type Phase 1 (ac.) Phase 2 (ac.) Phase 3 (ac.) Phase 4 (ac.) Phase 5 (ac.)

Total 12.39 17.2 12.39 6.5 7.96
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Figure 1. USGS Topographic Map
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1. INTRODUCTION 

This Water Supply Evaluation (WSE) was prepared for the Cabernet Links and RV Resort Project (Project) 
located in the northeast corner of the City of Paso Robles. The Project is proposed to be built within the 
existing Links Golf Course on Jardine Road north of Highway 46 (Figure 1). The Project will consist of 290 
recreational vehicle (RV) spaces clustered in groups around a reconfigured Links Golf Course. The Project 
will also contain two agricultural lots, five commercial lots, plus a Jardine Road frontage commercial lot 
with a convenience store1.  

Currently, the Project site consists of an 18-hole golf course, driving range, and associated buildings 
which will be renovated for use as a pro shop/RV check in, restaurant, bar, banquet facility, 
maintenance facility, and bathroom/shower/locker rooms. The Paso Robles Airport is west and 
southwest of the site. To the east and southeast lie rural residential lands and to the north lie 
agricultural lands.  

The Project will be built in five phases. Water supply will include potable water from the City and 
groundwater from private wells. Recycled water may be available in the future but it is not included in 
this evaluation because availability and timing for recycled water delivery to this area is uncertain. A 
centralized septic system is proposed for the RV Park, golf course, and supporting facilities. Individual 
septic systems are proposed for the separate commercial parcels.  

The Project is within the City’s Airport Land Use Plan, which sets limits on maximum land use densities 
and minimum percent open space for various Airport Zones within the Project area. The Links Golf 
Course is in Airport Safety Zone 5. The City will determine Project compliance with its Airport Land Use 
Plan.   

The City of Paso Robles has adopted an Urban Water Management Plan (UWMP) that details City water 
supplies and demands to the year 2045, or buildout (Todd, 2016). Potable water use from the Cabernet 
Links and RV Resort Project is not included in the City's 2015 UWMP. 

This WSE was prepared in accordance with the City’s Rules and Regulations for implementing projects 
subject to the California Environmental Quality Act (CEQA). The primary purpose of this WSE is to 
provide an independent evaluation of the Project’s water needs and impacts on City water supplies. It 
documents Project water demand and available water supply, and determines if there is sufficient water 
supply to meet future water demands within the Project area and within the City’s water supply service 
area under normal and dry hydrologic conditions for the next 20 years.  

                                                           

1 The 210-acre site will be re-subdivided into 9 lots from a previously approved, but not built, 39-lot 
project called the Gearhart Vista Del Hombre project which proposed 39 lots with 154,340 square feet 
of industrial building space.  
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1.1. PROPOSED PROJECT 

The proposed Project encompasses 230 acres and will be divided into 9 parcels as described below 
(Wallace, September 29, 2016). Figure 2 is a conceptual plan for the Project. The parcel numbers below 
correspond to those listed on Figure 2. 

Parcel 1 encompasses 189 acres and includes the golf course and RV resort. Parcel 1 existing and new 
components include: 

golf course, driving range and practice area  
pro shop/club house/restaurant 
banquet facility 
RV and golf check-in/clubhouse 
VIP clubhouse 
cart staging and cart storage areas 
maintenance yard 
existing pond 
resort recreational facility with restrooms and showers 
resort pool and spa tub area 
290 RV spaces (2 at 30’ x 60’, 174 at 40’ x 70’ and 114 at 50’ x 80’) 
5 RV restroom/shower/laundry facilities 
5 RV spa tubs 
tennis/pickle ball courts, and 
374 parking spaces at various locations on Parcel 1.  
 

Parcels 2-6 are commercial lots, with areas as follows: Parcel 2 (2.12 acres), Parcel 3 (1.10 acres), Parcel 
4 (1.05 acres), Parcel 5 (1.02 acres), Parcel 6 (1.12 acres). These five lots will be limited to wine, brewery, 
golf, or RV related uses such as wine and beer tasting or a golf apparel store (Wallace Group, November 
2, 2016).  

Parcel 7 includes 1.08 acres. This Jardine Road frontage commercial parcel will contain a convenience 
store for RV occupants and local residents. 

Parcel 8 has 9.93 acres and Parcel 9 has 23.91 acres. These two agricultural parcels border the east, 
southeast and northeast portions of the project site and will be used for cabernet grape vineyards. The 
Project applicant indicates that the existing vineyard area (21.8 acres) will only increase by 2.5 acres for 
a maximum of 24.3 acres of planted vineyards at buildout (Wallace Group, December 7, 2016). 

The Project will be built in five phases. The timing of the phases will depend upon market demand. 
Development guidelines have been created that provide specific criteria for preparing and submitting 
plans to the City for review and approval. 

Phase 1: RV Area 1 (47 sites) and Parcels 2, 3, 4, 5, and 6 
Phase 2: RV Area 2 (96 sites) 
Phase 3: RV Area 3 (56 sites) and Parcel 7 
Phase 4: RV Area 4 (49 sites) 
Phase 5: RV Area 5 (42 sites) 
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1.2. BACKGROUND 

The City of Paso Robles requires that certain CEQA documents (e.g., an Environmental Impact Report or 
Mitigated Negative Declaration) be informed by an independent evaluation of the project’s water supply 
needs and impacts on the City’s water supply as set forth in the current UWMP. This requirement 
applies to all general plan amendments that propose an increase in residential, commercial, and/or 
industrial intensity and all annexations that have not been approved by the City Council as of January 1, 
2014. Each independent evaluation is to be prepared by a consultant of the City’s choice based on 
demonstrated competence in water supply evaluation and familiarity with the UWMP. The City will 
determine the scope of work for said evaluation, which may include elements specified in California 
Water Code Sections 10910 et seq.  

The California Water Code Section 10910 (also termed Senate Bill 610 or SB610) requires that a Water 
Supply Assessment be prepared for a project that is subject to CEQA and is considered a project subject 
to SB610 as defined in Water Code Section 10912. The Cabernet Links and RV Resort Project is subject to 
CEQA, but is not subject to SB610 according to Water Code Section 10912. Therefore, this Cabernet 
Links and RV Resort Project analysis (required under the City’s CEQA rules and regulations) is a water 
supply evaluation (WSE) rather than a water supply assessment. While a WSE may not be subject to all 
the requirements of SB610, the City has requested that this WSE provide information consistent with 
requirements of SB610.  

Under SB610, documentation of water supply sources, quantification of water demands, evaluation of 
drought impacts, and provision of a comparison of water supply and demand are required to form the 
basis for an assessment of water supply sufficiency. This WSE follows the guidelines set out in the 
Guidebook for Implementation of Senate Bill 610 and Senate Bill 221 and subsequent clarification 
posted on the California Department of Water Resources website (DWR, 2013).   

A foundational document for preparation of a Water Supply Assessment or a WSE is an UWMP; the City 
has prepared and adopted a 2015 UWMP (Todd, 2016) in compliance with the Water Code. This includes 
compliance with the Water Conservation Act of 2009, also known as Senate Bill 7, which provides the 
regulatory framework for a statewide 20 percent reduction in urban per capita water demand by 2020. 
The 2015 UWMP included projected increases in water demand of both residential and non-residential 
land uses located within the City limits; this report discusses these projections. This Project is inside City 
limits but potable water demand for the Project is not included in the 2015 UWMP. The City requires 
that any project subject to CEQA and requiring a General Plan Amendment for increased residential, 
commercial, or industrial intensity complete a Water Supply Assessment (if required under Water Codes 
Sections 10910 and 10912) or a WSE to analyze potential impacts of any new water use on a case-by-
case cumulative basis. 

In order to enhance overall water supply reliability, new development—per City policy—is required to 
be served with surface and recycled water.   

1.3. WSE PURPOSE AND ORGANIZATION 

The purpose of this WSE is to document the City’s existing and future water supplies for its service area 
and to compare them to the area’s future water demand, including that of the proposed Project. This 
comparison, conducted for both normal and drought conditions in five-year increments over the next 20 
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years, is the basis for an assessment of water supply sufficiency in accordance with California Water 
Code Section 10910 (SB610).  

The WSE incorporates current and future water supply and demand information from the City’s 2015 
UWMP, available City and County documents regarding water supplies (groundwater, Nacimiento 
supply, recycled water), current water use, and estimated water use of the Project and other approved 
and proposed projects. The analysis extends to 2045 (assumed to be City buildout), addresses water 
demands in five-year increments, and provides information consistent with SB610 WSA requirements.  

While fulfilling SB610 information requirements, this WSE is organized to be easily read and understood, 
as follows:  

Section 1 introduces the Project and provides background.  
Section 2 focuses on the current and proposed water demands of the Project that is the subject 
of this WSE.  
Section 3 documents the City’s existing and future supplies and demands in normal and drought 
years. The City currently relies on groundwater, surface water, and Lake Nacimiento water. 
Recycled water will be available in the future.   
Section 4 provides the comparison of water supply and demand (in normal and drought years) 
that fulfills the intent of SB610. 
Section 5 summarizes the report’s conclusions. 
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2. PROJECT WATER DEMAND 

This section addresses water demands for the existing property and presents water demand estimates 
for the proposed development.  

2.1. CURRENT PROJECT WATER USE 

The Links Golf Course currently relies on groundwater for its water supply. The golf course has one 
groundwater well located just north of the eastern end of proposed RV Area 1 on Figure 2. Pumping is 
reportedly not metered but water use estimates from the Wallace Group (October 24, 2016) were used 
to develop the current water use values in Table 1. Existing groundwater use at the Project site is 
approximately 414 acre-feet per year (AFY). The water use rates estimated by the Wallace Group were 
checked against other known water use rates and found to be reasonable.  

Table 1. Current Water Use, Cabernet Links and RV Resort Project, Paso Robles 

1

2

3

4

5

6

 

2.2. PROPOSED PROJECT WATER DEMAND 

The Project is proposed to be built in five phases. Full buildout water use conditions are documented in 
this WSE. The Project will continue to use private well(s) to irrigate golf course turf and vineyards and  to 
maintain the lake level (Table 2, rows 1, 2 and 4). City-supplied potable water will be used for the golf 
course facilities, ornamental areas, and RV site facilities (Table 2, rows 3, 5-11). 

The five commercial lots (Parcels 2-6) were each estimated to use 1 AFY/lot (Table 2, row 12). These lots 
will be limited to wine, brewery, golf, or RV related uses and development plans for each will need to be 
submitted to the City for review and approval. The proposed convenience store (Parcel 7) will use an 
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estimated 1 AFY, similar to the other commercial lots (Table 2, row 13). A maximum of 24.3 acres of 
vineyards will use an estimated 24.3 AFY (Table 2, row 14). 

Once completed, the Project will need about 102 AFY of City-supplied potable water and 437 AFY of 
groundwater.   

Use of the golf course private well and any future wells proposed for the site are subject to the City’s 
Private Water Well Ordinance (Ordinance No. 1021 N.S.) which has permit requirements for the 
development and use of private wells, policies for switching over to recycled water use, and 
requirements to follow the City’s Water Conservation and Water Shortage Contingency Plan program. 
The Project will need to use recycled water for irrigation when, and if, recycled water is developed in the 
vicinity of the Project.  

The Ordinance allows for operation of private wells under the following circumstances: 

 
 

r athletic fields in Agricultural or Parks and Open Space zones where 
recycled water is not available. 

Private well use for golf course irrigation and lake use (Table 2, rows 1, 2, and 4) is permitted but 
ornamental landscaping (Table 2, row 3) is not. 
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Table 2. Future Water Use, Cabernet Links and RV Resort Project, Paso Robles 

1

2

3

4

5

6

7

8

9

10

11

12

13

14
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3. CITY OF PASO ROBLES WATER DEMAND AND SUPPLY 

The City has relied on groundwater from the Paso Robles Groundwater Basin, water from the Salinas 
River, and more recently, Nacimiento water. The City has fulfilled water demand in years that have 
included both extreme dry years (such as 2013) and prolonged severe drought extending over seven 
years (1984-1990) (see Figure 3 for annual rainfall data). Recycled water is planned for the future. 
Discussion of current and projected City water demands and supplies has recently been updated and 
documented in the City’s 2015 UWMP and will not be repeated in detail here. The UWMP can be found 
on the City’s website: http://www.prcity.com/government/departments/publicworks/water/uwmp.asp 

Table 3 summarizes projected population and water demands to buildout and the supplies projected to 
be used to meet those demands.  

Table 3. City of Paso Robles Supply and Demand Projections 

 2020 2025 2030 2035 2040 
Buildout (2045 

or later) 

Population 32,300 34,400 37,700 39,900 41,900 44,000 

Water Demands (AFY) 7,089 7,575 8,061 8,546 9,032 9,519 

Water Supply Sources to Meet Demands (AFY) 

Basin Wells 2,600 2,506 2,602 2,124 2,610 2,200 

River Wells 3,100 3,500 3,800 4,558 4,558 4,558 

Nacimiento Water 
from Water 

Treatment Plant 
1,120 1,120 1,120 1,120 1,120 2,017 

Nacimiento Water 
from the Recovery 

Well 
269 269 269 269 269 269 

Recycled Water for 
Potable Offset 

0 180 270 475 475 475 

Total Supply 7,089 7,575 8,061 8,546 9,032 9,519 

Note: Supply amounts shown above do not reflect total supply available to the City from each source, nor 
do they reflect any limits on the City’s groundwater rights, but instead the water planned to supply 
projected demand. 

City Demands. Water demand projections in the 2015 UWMP were developed using representative 
water demand factors, anticipated future conservation, and City General Plan growth assumptions and 
buildout conditions. Projected water savings are included in these demand projections. Water demand 
at buildout is projected to be 9,519 AFY.  
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The supply amounts listed in the table above represent the water planned to supply projected demands 
and are not the total supply available to the City from each source. More detail on supply sources is 
provided below. 

Basin Wells. Groundwater from the Paso Robles Area of the Salinas Valley Groundwater Basin (DWR 
Basin No. 3-004.06; herein Paso Robles Groundwater Basin) has been and will continue to be an 
important component of the City’s water supply. The City operates 13 deep wells that are dispersed 
across the City east of the Salinas River. All are screened in the Paso Robles Formation as are the many 
nearby rural residential and agricultural wells surrounding the City.  

The Paso Robles Groundwater Basin has not been adjudicated but it has been designated as high priority 
and critically overdrafted by the State, requiring management under the Sustainable Groundwater 
Management Act.   

River Wells. The City currently pumps Salinas River water from river wells pursuant to appropriative 
surface water rights and a permit issued by the State Water Resources Control Board. The City has eight 
river wells and one Nacimiento water recovery well. Approximately half of the City’s current water 
supply comes from its shallow Salinas River wells in the Atascadero Area. Groundwater basin boundaries 
were modified by the DWR in 2016 and now define the Atascadero Area of the Salinas Valley 
Groundwater Basin (DWR Basin No. 3-004.11).   

Nacimiento Water. The City of Paso Robles holds a 6,488 AFY delivery entitlement for Lake Nacimiento 
water with the San Luis Obispo County Flood Control and Water Conservation District. In order to 
directly use its Nacimiento supply, the City constructed a 2.4 million gallon per day (mgd) surface water 
treatment plant which became fully operational in early 2016. The City anticipates operating the plant 
approximately five to nine months out of the year to serve peak summer demands, yielding about 1,120 
AFY to 2,017 AFY. Treatment plant operation could be increased to provide up to 2,688 AFY. 

In addition to direct deliveries, Nacimiento water also can be utilized by the City through a recovery 
well. This operation allows Nacimiento water to be turned into the Salinas River channel and captured 
through the recovery well (as distinct from River water which the City produces pursuant to its water 
rights permit issued by the State Board). It is estimated that the recovery well will be operated at a rate 
of 400 gallons per minute (gpm) for five months out of the year, averaging 269 AFY. 

Finally, in times of drought Nacimiento water can be used to augment surface water and improve water 
supply reliability. Similar to the operation of the recovery well, Nacimiento water can be turned into the 
Salinas River channel adjacent to City’s river wellfield. This allows the river wells to operate when native 
supplies are low. 

Recycled Water. Municipal recycled water is wastewater that has been treated to a specified quality to 
enable it to be used again. The City currently does not use recycled water but is actively pursuing such 
use. In 2014, the City completed a Recycled Water Master Plan update (AECOM, 2014) that identified 
potential recycled water customers, estimated recycled water quality and blending needs, identified 
recycled water distribution system possibilities, and developed preliminary cost options.  

The Recycled Water Master Plan identified the potential to provide approximately 1,530 AFY of recycled 
water to customers within City boundaries to irrigate City parks, schools, and local government facilities; 
residential, commercial, and industrial landscape irrigation; and golf course irrigation. This estimate of 
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total recycled water includes potential deliveries offsetting potable water use that would otherwise be 
served by the City, and deliveries that would offset private well use. This estimate also accounts for 
blending recycled water with lower salinity sources to make it suitable for agricultural and golf course 
irrigation.  

Recycled water amounts shown in the table above summarize recycled water that would offset potable 
water demand (475 AFY by 2035). Additional recycled water that is not needed within City boundaries 
will be available for use outside City boundaries for such uses as agricultural and vineyard irrigation and 
groundwater recharge.  

New recycled water treatment facilities (tertiary treatment and disinfection) located at the City’s 
municipal wastewater treatment plant have been designed and are planned for construction beginning 
in 2017. The first phase of the City’s recycled water distribution system is currently being designed and 
will make recycled water available to large centralized irrigation uses within the City like golf courses, 
parks, and commercial landscaping areas. The system will be expanded in the future to serve additional 
landscape uses in the City, agricultural irrigation, and to allow indirect use of recycled water such as 
through groundwater recharge.   
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4. COMPARISON OF SUPPLY AND DEMAND 

To determine water supply sufficiency, water supply assessments must include a comparison of supply 
and demand during normal, single dry and multiple dry years during a 20-year projection. Tables 4 and 5 
compare City supply and demand projections in five year increments between 2020 and buildout 
(anticipated to occur after 2045) for normal and dry climatic years. These tables are based on 2015 
UWMP tables. On an annual basis, the City has been able to provide sufficient supplies to meet demand 
during normal, single-dry, and multiple-dry year periods. Because historical annual pumping has not 
been greatly affected by drought, the percentage of that supply is considered 100 percent of normal. 

Table 4 shows supply and demand for single year droughts in five year increments between 2020 and 
buildout (2045 or later). Though customer water use in drought years generally increases as a result of 
increased irrigation, water use in a drought year was assumed to be the same as a normal year because 
water use restrictions would limit additional water use, especially for landscape irritation. Supply totals 
are the supply that will be used to meet demands. For the reasons explained above, the amount of 
water supply available in times of drought is considered to be the same as that available during normal 
years, and within historical pumping volumes. 

 Water supply needed to serve the Project's potable water demand is not included in the 2015 UWMP. 
However, the Project can be served with water supplies currently available to the City without 
expanding groundwater pumping beyond historical levels. Costs for these provisions are included in the 
current water connection fees and water rates. Any distribution system capacity improvements (e.g., 
upsizing water mains or new mains) that may be needed to serve the Project are evaluated separately 
and would be the responsibility of the developer.  

Table 4. City of Paso Robles Normal Year Supply and Demand Projections 

Acre-feet/year 2020 2025 2030 2035 2040
Buildout 
(2045 or 

later)

Supply totals 7,089 7,575 8,061 8,546 9,032 9,519

Demand totals 7,089 7,575 8,061 8,546 9,032 9,519

Difference 0 0 0 0 0 0

Note: Supply totals are the supply that will be used to meet demands.  

Table 5. City of Paso Robles Dry Year Supply and Demand Projections 

Acre-feet/year 2020 2025 2030 2035 2040
Buildout 
(2045 or 

later)

Supply totals 7,089 7,575 8,061 8,546 9,032 9,519

Demand totals 7,089 7,575 8,061 8,546 9,032 9,519

Difference 0 0 0 0 0 0

Note: Supply totals are the supply that will be used to meet demands.  
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5. CONCLUSIONS  

The findings of this WSE are summarized below. 

The Cabernet Links and RV Resort Project will be built on the existing Links Golf Course in 
northeast Paso Robles. The Project will consist of 290 RV spaces and renovated golf course 
buildings including a restaurant, bar, banquet facility, clubhouse, and pro shop. Two agricultural 
lots, five commercial lots, plus a Jardine Road frontage commercial lot with a convenience store 
are also part of the Project. 
The Links Golf Course currently relies on groundwater from a private onsite well for its water 
supply and uses an estimated 414 AFY.  
Once completed, the Project will use an estimated 539 AFY of water with an estimated 102 AFY 
of this City-supplied potable water and the remainder (437 AFY) from private groundwater 
well(s). Private groundwater use will increase 23 AFY (414 to 437 AFY).  
Water supply needed to serve the Project's potable water demand is not included in the 2015 
UWMP. However, the Project can be served with water supplies currently available to the City 
without expanding groundwater pumping beyond historical levels. Costs for these provisions are 
included in the current water connection fees and water rates.  

In conclusion: 

The City has adequate potable supply to provide a reliable long-term water supply for the Project under 
normal and drought conditions. 

The Project may continue to use the golf course groundwater well provided use complies with the City’s 
Ordinance No. 1021 N.S. (Relating to Recycled Water Service and Private Wells within City Limits) as well 
as future legal and City policy decisions. Use of new wells will need to be approved by the City.   

  

Agenda Item 1

388



Cabernet Links and RV Resort WSE    
City of Paso Robles  13 TODD GROUNDWATER 

 

6. REFERENCES 

AECOM, 2014, City of Paso Robles Recycled Water Master Plan Update, March.  

California Department of Water Resources (DWR), 2013, SB610/SB221 Guidebook and FAQs, 
http://www.water.ca.gov/urbanwatermanagement/SB610_SB221/, accessed February 12. Todd 
Engineers, 2016, City of Paso Robles 2015 Urban Water Management Plan, July 2016. 

Redwood City Water Demand Worksheets, 2007, Water Demand Projection Worksheet, June 4. 

Wallace Group, 2016, The Links Golf Course & RV Resort, Paso Robles, California Plan Set application 
submittal, September 29. 

Wallace Group, 2016, Memorandum from Rob Miller to Tom Erskine Regarding PD 15-004, VTM 3088, 
Cabernet Links and RV Resort, October 24. 

Wallace Group, 2016, The Cabernet Links and RV Resort Project Description, received by the City of Paso 
Robles on November 2. 

Wallace Group, 2016, Rob Miller’s responses to Todd Groundwater questions, December 7 (forwarded 
to Todd Groundwater on December 16, 2016). 

United States Department of Agriculture, Forest Service, 2007, Water Use in Forest Service Recreation 
Areas: Guidelines for Water System Designers, Engineering Tech Tips, September. 

  

Agenda Item 1

389



Cabernet Links and RV Resort WSE    
City of Paso Robles  

TODD GROUNDWATER 

 

 
 

FIGURES 
 

Agenda Item 1

390



Agenda Item 1

391



��������	
��

���

�����	
�
��	��	�
�����
���
��
�	����
����	��
��������

�������	��

�������

���������������

�	���	���

����
���	�

���������	��
��
���

�����
 ��������

���
 ���	�

���
���
�
���

�����
����

��	��	�
�����
���
��
�	����

�������
�	��


���������
����

��������
��		��

�����
��		��

�������

���	���
��		��

�������	�
����

�!�����

������� ��	
�

"#

"�

��
��

�

��
�
��

	
�

�������������

�


�

����

��� ��	
�

���
�
���
�
��
�

�� �!�����
"���� ������"���������������������
#$�%

&''��(�����)�������������$%
�����*
������+��,-��
&����������
�����-�����.����*����"����
����*������"�������

�$%$&'

Agenda Item 1

392



�����	
(
��	��	�
�����
���
��
�	����
����	�����
����

��������	
��

/��*0���������1����2������*����	32�	
�$4

1��5�&�����
����

Agenda Item 1

393



0

5

10

15

20

25

30

19
31

19
33

19
35

19
37

19
39

19
41

19
43

19
45

19
47

19
49

19
51

19
53

19
55

19
57

19
59

19
61

19
63

19
65

19
67

19
69

19
71

19
73

19
75

19
77

19
79

19
81

19
83

19
85

19
87

19
89

19
91

19
93

19
95

19
97

19
99

20
01

20
03

20
05

20
07

20
09

20
11

20
13

20
15

Pr
ec

ip
ita

on
 (i

nc
he

s/
ye

ar
)

Calendar Year

Historical
Average Rainfall 

13.96 inches/year

Precipita on data from Paso Robles Sta on 046730.  January 2017

Agenda Item 1

394



Reeeeeeeeeeeeeeeeeeeeeeeeecccccccccccccccccccccccccccccccccccccccccccccceeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeee
iiiiiiiiiiiiiiiiiiiiiiiiiiivvvvvvvvveeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeee

dddddddddddddddddddddddddddddddddddddddd

12/
166666666666666666666//////////////////////////////////////////

1111111111111111111111111111111111111111111111111111111666666666666666666666666666666666666666

City 
of P

aso
 Robles

 

Community 
Deve

lopment

Agenda Item 1

395



Agenda Item 1

396



Agenda Item 1

397



Agenda Item 1

398



Agenda Item 1

399



Agenda Item 1

400



Agenda Item 1

401



Agenda Item 1

402



Agenda Item 1

403



Agenda Item 1

404



Agenda Item 1

405



Agenda Item 1

406



Agenda Item 1

407



Agenda Item 1

408



Agenda Item 1

409



Agenda Item 1

410



Agenda Item 1

411



Agenda Item 1

412



Agenda Item 1

413



Agenda Item 1

414



Agenda Item 1

415



Agenda Item 1

416



Agenda Item 1

417



Agenda Item 1

418



Agenda Item 1

419



Agenda Item 1

420



Agenda Item 1

421



Agenda Item 1

422



Agenda Item 1

423



Agenda Item 1

424



Agenda Item 1

425



Agenda Item 1

426



A
genda Item

 1

427



Agenda Item 1

428



Agenda Item 1

429



Agenda Item 1

430



Agenda Item 1

431



Agenda Item 1

432



Agenda Item 1

433



Agenda Item 1

434



Agenda Item 1

435



Agenda Item 1

436



Agenda Item 1

437



Agenda Item 1

438



Agenda Item 1

439



Agenda Item 1

440



Agenda Item 1

441



Agenda Item 1

442



Agenda Item 1

443



Agenda Item 1

444



Agenda Item 1

445



Agenda Item 1

446



Agenda Item 1

447



Agenda Item 1

448



Agenda Item 1

449



Agenda Item 1

450



Project Name/Description PD 15-004, Vesting Tentative Tract Map 3088, 
CUP 94-005 Amendment

Lead Agency:   Planner

Applicant  Name: 

Address:   P.O. Box 510 City: Paso Robles State: Zip: 93446 

Phone Number: Email: 

Original Habitat Evaluation Score        Adjusted Habitat Evaluation Score:  ____

Consulting Biologist:  Date of Evaluation: 

Consulting Biologist Phone Number: 

Evaluation Reviewed By: Date Reviewed:   

      Mitigation Obligation

Amt of Kit Fox Habitat Impacted:          Mitigation Ratio:

acres on site     + acres off site + acres (conservation bank) =  Total 

CEQA Review Process
SCH # CEQA document (EIR/Neg Dec): 

Dates of Public Review Period:

Approval by Planning Commission: 

Approval by City Council/Board of Supervisors: Filing of NOD: 

To be filled out by CDFG 

Mitigation/CESA Agreement 

Lead (County/DFG) ___________ Mitigation/CESA Agreement # _________________________________  
Prepared by _______________________ Date ____________ Date Final MA signed ___________________ 
Conservation Bank? (Y/N) ____ # Credits purchased ________ Bank Name _________________________ 
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