
CCity of Paso Robles 
Planning Commission Agenda Report

From: Darren Nash, Associate Planner

Subject: Pine Street Hotel - Planned Development (PD 17-006) Amending PD 14-001
A request to amend PD 14-001, Pine Street Promenade, to replace the previous Pine Street 
Promenade project with the Pine Street Hotel (PD 17-006). The Pine Street Hotel projects 
consists of the development of a 105,195± square foot, 151 room, 4-story hotel that would
include a 6,300± square foot restaurant/banquet room, 4,780± square foot retail, and 2,900± 
square foot conference space.  The project is located on the 2.4-acre site on the southeast corner 
of 10th Street and Pine Street, previously Hayward Lumber.

  (APN 009-156-008). 
Applicant – Brett VanSteenwyck / Debbie Lorenz

Date: September 26, 2017  

Facts

1. An application has been submitted by Brett VanSteenwyck and Debbie Lorenz, for the 
development of a 105,195± square foot, 151 room, 4-story hotel that would include a 6,300± square 
foot restaurant/banquet room, 4,780± square foot retail, and 2,900± square foot conference space 
on the 2.4-acre site located on the southeast corner of 10th Street and Pine Street, previously 
Hayward Lumber. See Attachment 1, Location Map.

2. The 2017 Pine Street Hotel project is a redesign of the currently entitled Pine Street Promenade 
project (PD-14-001). The revised project is solely a hotel project with restaurant and retail uses. 
The revised project does not include the Performing Arts Center, the Parking Structure, or the 
previous condominium plan that was part of the Promenade project. See Letter from Debbie 
Lorenz, Attachment 2.

3. The property is zoned in the Uptown/Town Center Specific Plan as Town Center-1 (TC-1), and 
is designated in the General Plan as Downtown Commercial. Hotels, as well as restaurants are 
permitted land uses in the TC-1 zone. 

4. The number of hotel rooms has increased from 121 rooms originally proposed with the 
Promenade project, to 151 rooms with Pine Street Hotel project. The overall square footage of 
the project has decreased from 189,331 square feet to 105,195± square feet, since the revised 
project does not include the separate restaurant and office buildings. Additionally, the performing 
arts building and parking structure have been removed from the project. See Attachment 3, Site 
Plan.

5. The height of the revised project is similar to the previous project with most of the height of the 
hotel being at the 50-foot line, with architectural elements exceeding to 62 feet in height.  As an 
amendment to PD 14-001, the amended project would incorporate the previously approved 
height exception to allow up the 62 foot height.

6. The applicants are requesting that the Planning Commission allow for the following modifications 
from standards within the Specific Plan, similar to the previous project:
• Allow for the fourth floor of the hotel building to exceed the 25%, forth floor massing 
ratio.
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7. The project would require 173 parking spaces as outlined in the table below. The project has been 
designed to provide 54 spaces within the parking garage underneath the building, and 119 surface 
parking spaces, to comply with the 173 required spaces. The spaces within the building will be a 
valet parking lot.

8. The buildings utilizes a “Main Street Commercial” architectural style outlined in the Uptown / 
Town Center Specific Plan which incorporates brick framed storefronts and upper story stucco
finishes with standing seam metal roofs.  A sign program will be submitted under a separate 
application in the future. See Attachment 4, Architectural Elevations.

9. There are nine (9) oak trees located on the project site where seven (7) of the oaks will be 
preserved in their current location, and two (2) smaller oaks have been recommended by the 
Arborist to be transplanted on site. The two trees proposed to be transplanted are Coast Live 
Oak trees that are approximately 10-inches in diameter. See Arborist Report.

10. The Development Review Committee (DRC) reviewed this project on June 5, 2017 and on 
August 7, 2017.  The DRC supported the project, and recommended approval to the Planning 
Commission.

11. Pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA) 
and the City’s Procedures for Implementing CEQA, an Initial Study and Mitigated Negative 
Declaration (MND) was recirculated for public review and comment.  The Study concluded that 
potential impacts to air quality, greenhouse gas emissions and oak trees can be adequately 
mitigated to a less than significant level with mitigation measures implemented.  

Options

1. Adopt the attached Resolution A. approving the recirculated Mitigated Negative Declaration, 
(Attachment 5); and Adopt Draft Resolution B (Attachment 6), approving the amended Planned 
Development (PD 17-006).

2. Refer the project back to staff for additional analysis on specific issues identified, and continue 
the public hearing to a date-certain.

3. Deny Planned Development 17-006, based on specific findings for denial to be made by the 
Planning Commission. The existing project approval PD 14-001 would remain in place.
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Analysis and Conclusions 

Project Summary
The Pine Street Hotel project is an innovative infill and reuse project that would develop an underutilized
area next to the Downtown core. The project will provide an anchor on the south end of downtown and 
provide a pedestrian oriented connection between the Transportation Center and Downtown.  It is 
anticipated this project will also allow for the opportunity to bring people and events to the Downtown 
that will support other Downtown business.

The project would meet the intent of the Uptown/Town Center Specific Plan, as well as the General Plan 
and Economic Strategy, since it would provide for infill development that is pedestrian oriented, provide 
jobs, use resources efficiently, and will help support the local tourist industry.

As noted above, the project complies with the applicable parking requirements and all development 
standards.  

Analysis of Options

1. Option 1
The applicant is proposing an attractive, upper scale restaurant project that supports infill development 
goals in the downtown.  The project would be consistent with the General Plan, Zoning Ordinance, 
Uptown/Town Center Specific Plan, and Economic Strategy. 

2. Option 2
The Commission may request changes to the site plan or architecture, and continue the public hearing to
provide staff and the applicant time to address issues raised.

3. Option 3
If the Planning Commission decides to deny approval of the restaurant/duplex project, the Commission 
must make specific findings as to how the project is not consistent with City policies and/or standards.
The existing project approval PD 14-001 would remain in place.

Fiscal Impact  

Providing hotels and restaurants within the Downtown are consistent with the City’s economic strategy 
and support the tourism industry.  The project will also provide employment opportunities for local 
citizens.  Hotels generate transient occupancy taxes, which are a significant source of revenue to the City’s 
General Fund.  The Project is expected to have a significant positive fiscal impact on the City. 

Recommendation  

Approve Draft Resolution A, approving the Mitigated Negative Declaration for the project, and approve 
Draft Resolution B for Planned Development (PD 17-006). 

Attachments

1. Location Map
2. Debbie Lorenz Letter
3. Site Plan
4. Building Elevations and Renderings
5. Draft Resolution A, to approve MND 
6. Draft Resolution B, to approve PD 17-002 
7. MND
8. Public Hearing Notices 
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Attachment 5 
Draft Resolution A

DRAFT RESOLUTION PC 17-xxx

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

ADOPTING A MITIGATED NEGATIVE DECLARATION AND 
MITIGATION MONITORING AND REPORTING PROGRAM  

FOR THE PINE STREET HOTEL  
(PLANNED DEVELOMENT 17-006) 
944 PINE STREET, APN: 009-156-008

APPLICANT – DEBBIE LORENZ

WHEREAS, the Pine Street Hotel project has been submitted by Debbie Lorenz, for the development of a 105,195 
square foot, 151 room, 4-story hotel that would include a 6,300 square foot restaurant/banquet room, 4,780 square 
foot retail, and 2,900 square foot conference space on the 2.4-acre site located on the southeast corner of 10th 
Street and Pine Street, previously Hayward Lumber; and

WHEREAS, the Pine Street Hotel project is a redesign of the currently entitled Pine Street Promenade project that 
has been updated to include a hotel project with restaurant and retail uses, the revised project does not include the 
Performing Arts Center, the Parking Structure, or the previous condominium plan that was part of the Promenade 
project; and

WHEREAS, the property is zoned in the Uptown/Town Center Specific Plan as Town Centre 1 (TC-1), and is 
designated in the General Plan as Downtown Commercial (DC); and

WHEREAS, Hotels are a permitted land use in the TC-1 zone, and are consistent with the DC General Plan 
designation; and

WHEREAS, pursuant to the Statutes and Guidelines of the California Environmental Quality Act (CEQA), Public 
Resources Code, Section 21000, et seq., and the City’s Procedures for Implementing CEQA, an Initial Study and a 
Draft Mitigated Negative Declaration (MND) was prepared and recirculated for a 20-day public review period
beginning on September 6, 2017 through September 26, 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 7 of the project staff report) of this Resolution, and it is on file at the Paso Robles Community 
Development Department; and

WHEREAS, mitigation measures have been incorporated into the MND and will be imposed on the project 
through the City’s adoption of a Mitigation Monitoring and Reporting Program (MMRP) in compliance with CEQA 
Guideline 15074(d).  These mitigation measures are imposed on the project to address potential environmental 
effects from: cultural resources. 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

Agenda Item 4

54



Attachment 5 
Draft Resolution A

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 September 26, 2017 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, and environmental determination, at the close of this public hearing, the Planning Commission 
adopted the MND and approved the proposed project; 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, by the Planning Commission of the City of Paso Robles, as follows:

Section 1. All of the recitals above are true and correct and incorporated herein.

Section 2. Based on the information and analysis contained in the Mitigated Negative Declaration prepared for 
this project, the comments received during the public review period, and testimony received at the public hearing, 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.  These findings are based on an 
independent review of the Initial Study, the Mitigated Negative Declaration, and all comments received regarding the 
Mitigated Negative Declaration, and based on the whole record.  The Planning Commission further 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 measures provided in the MMRP, and the Mitigated Negative Declaration reflects the independent 
judgment and analysis of the Planning Commission. 

Section 3. The Planning Commission of the City of El Paso de Robles, based on its independent judgment and 
analysis, adopts the Mitigated Negative Declaration (Exhibit A) for the Pine Street Hotel 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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Attachment 5 
Draft Resolution A

PASSED AND ADOPTED THIS 26th day of September 2017, by the following roll call vote:

AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
              
        JOHN DONALDSON, CHAIRPERSON
ATTEST:

___________________________________________________________ 
WARREN FRACE, SECRETARY OF THE PLANNING COMMISSION

Exhibits:

A. Exhibit A – Mitigated Negative Declaration / Initial Study (refer to Attachment 7 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: Pine Street Hotel – 944 Pine Street, Paso Robles CA.
Approving Resolution No.: by:  Planning Commission  City Council Date: September 6, 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. Construction of the proposed project shall use low-

VOC content paints not exceeding 50 grams per
liter.

b. Reduce the amount of the disturbed area where
possible.

c. Use water trucks, APCD approved dust suppressants
(see Section 4.3 in the CEQA Air Quality Handbook),
or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site and from
exceeding the District’s limit of 20% opacity for
greater than 3 minutes in any 60-minute
period.  Increased watering frequency would be
required whenever wind speeds exceed 15
mph. Reclaimed (non-potable) water should be

Project Qualified Air 
Quality 
Specialist

Prior to Issuance of a 
Grading Permit

Agenda Item 4

57



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

used whenever possible. Please note that since 
water use is a concern due to drought conditions, 
the contractor or builder shall consider the use of an 
APCD-approved dust suppressant where feasible to 
reduce the amount of water used for dust 
control.  For a list of suppressants, see Section 4.3 of 
the CEQA Air Quality Handbook.

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.
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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

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. Effective February 25, 2000, the APCD 
prohibited developmental burning of vegetative 
material within San Luis Obispo County.  If you have 
any questions regarding these requirements, 
contact the SLOAPCD Engineering & Compliance 
Division at (805) 781-5912.

n. When applicable, portable equipment, 50 
horsepower (hp) or greater, used during 
construction activities shall be registered with the 
California statewide portable equipment registration 
program (issued by the California Air Resources 
Board) or be permitted by the APCD. Such 
equipment may include: power screens, conveyors, 
internal combustion engines, crushers, portable 
generators, tub grinders, trammel screens, and 
portable plants (e.g, aggregate plant, asphalt plant, 
concrete plant). For more information, contact the 
SLOAPCD Engineering & Compliance Division at 
(805) 781-5912. 

o. 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 
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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

such persons shall be provided to the SLOAPCD
Compliance Division prior to the start of any grading, 
earthwork or demolition. 

AQ-2: 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, as identified in 
“Impact AQ-C”, above.

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

which must be approved by the SLOAPCD before 
operations begin, and,

2. Development and approval of an Asbestos Health 
and Safety Program (required for some projects).

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

c. 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:

Project Qualified Air 
Quality 
Specialist
CDD 

Prior to issuance of 
grading permit
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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

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.

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

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

f. 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;

g. 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.

h. Electrify equipment when possible;
i. Substitute gasoline-powered in place of diesel-powered 

equipment, when available; and,
j. Use alternatively fueled construction equipment on-site 

when available, such as compressed natural gas (CNG), 
liquefied natural gas (LNG), propane or biodiesel.

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:

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

k. Implement Mitigation Measure AQ-1.

l. 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.

m. 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 
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Mitigation Monitoring Program – Page 7 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

required, will need to be submitted to SLOAPCD ten 
days prior to the start of demolition

n. 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:

3) 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, 

4) 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.

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

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

q. 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;

r. 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 

Agenda Item 4

63



Mitigation Monitoring Program – Page 8 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

site to remind drivers and operators of the no idling 
limitation.

s. Electrify equipment when possible;

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

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

AQ-4. Effective February 25, 2000, the APCD prohibited 
developmental burning of vegetative material within San Luis 
Obispo County.  If you have any questions regarding these 
requirements, contact the APCD Engineering & Compliance 
Division at (805) 781-5912.

On-
going

CDD

AQ-5 Construction Permit Requirements
Based on the information provided, we are unsure of 
the types of equipment that may be present during the 
project’s construction phase.  Portable equipment, 50 
horsepower (hp) or greater, used during construction 
activities may require California statewide portable 
equipment registration (issued by the California Air 
Resources Board) or an APCD permit.   

The following list is provided as a guide to equipment and 
operations that may have permitting requirements, but should 
not be viewed as exclusive.  For a more detailed listing, refer to 
the Technical Appendices, page 4-4, in the APCD's 2012 CEQA 
Handbook.

Project Qualified Air 
Quality 
Specialist/ 
CDD 

Prior to issuance of a 
grading permit.
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Mitigation Monitoring Program – Page 9 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

Power screens, conveyors, diesel engines, and/or 
crushers;
Portable generators and equipment with engines 
that are 50 hp or greater;
Electrical generation plants or the use of standby 
generator;
Internal combustion engines;
Rock and pavement crushing;
Unconfined abrasive blasting operations;
Tub grinders;
Trommel screens; and, 
Portable plants (e.g. aggregate plant, asphalt 
batch plant, concrete batch plant, etc).

To minimize potential delays, prior to the start of the 
project, please contact the APCD Engineering & 
Compliance Division at (805) 781-5912 for specific 
information regarding permitting requirements. 

BIO-1 Prior to the issuance of a grading permit, all tree 
protection measures outlined in the Arborist Report shall be 
complied with to the satisfaction of the Project Arborist. An 
acknowledgement from the Arborist will be required prior to the 
issuance of a permit.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-2 Prior to the issuance of a grading permit, the applicant 
shall provide evidence that a Certified Arborist from the City’s
approved list has been contracted for monitoring, as outlined in 
the project Arborist Report.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-3 Upon completion of each project phase, a letter by the 
Project Arborist shall be provided to the City that indicates that 
all tree protection measures have been complied with to his or 
her satisfaction.

Project Planning/Eng. Prior to issuance of a 
Grading Permit
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Mitigation Monitoring Program – Page 10 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

BIO-4   Special construction techniques shall be designed for the 
foundation system of the buildings that are near the Large Valley 
Oak along 10th Street and the Valley Oak on Pine Street, in order 
to reduce the need for over excavation.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-5  If pavers are going to be used around the two trees at the 
center of the of the driveway, they shall be installed with a geo-
gridor other sutiable material that reduces the depth of the base 
material needed. It is recommended that minimal grading occur 
with the installation of pavers. Determination of the best method 
of paver installation will need to be evaluated in the filed with 
the Arborist, prior to issuance of a grading permit.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-6  All grading within the CRZ of any oak shall be monitored 
by the project Arborist. It may be recommended that that 
additional measures such as irrigation and root treatment be 
added during project construction to lessen long term impacts to 
the trees.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

N-1: Mitigation Measure Noise-A:
1. A mechanical ventilation system shall be installed that 
will provide the minimum air circulation and fresh-air supply 
requirements for various uses in occupied rooms without the 
need to open any windows, doors, or other openings to the 
exterior. 
2. Exterior walls along the eastern façade and adjacent to 
the Union Pacific Railroad corridor shall be designed to achieve 
a minimum composite exterior sound transmission class (STC) 
rating of 40 dB for wall components, excluding windows and 
doors. A minimum 40 dB STC rating can be achieved by 
construction incorporating 5/8” sheathing, 7/8” stucco, and 5/8” 
gypsum board installed on the interior surface of exterior walls. If 
the exterior is stucco, the interior gypsum board should be 
fastened resiliently to the studs.    
3. The total area of glass of both windows and exterior doors in 

sleeping spaces shall not exceed 20 percent of the floor 
area.

Project Bldg/Planning Prior to issuance of a 
Building Permit
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Mitigation Monitoring Program – Page 11 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

4. Windows located along the eastern façade and adjacent 
to the Union Pacific Railroad corridor shall have a minimum 
laboratory sound transmission class (STC) rating of 32. 

5. Vents and openings shall be minimized on the eastern 
facade of the building. If vents are required, they should be 
designed with acoustical baffles. 

6. Operational vented fireplaces that vent to the eastern 
façade shall not be installed.

7. An acoustical analysis shall be prepared for the proposed 
emergency generator prior to installation. The acoustical 
analysis shall identify noise-reduction measures to be 
incorporated sufficient to achieve an exterior average-hourly 
noise-level of 45 dBA Leq, or less, at the property line of the 
nearest land use. This average-hourly noise level 
performance standard would equate to an average-daily 
noise level of approximately 51 dBA CNEL, which would 
ensure compliance with the City’s exterior and interior noise 
level standards for the onsite hotel (i.e., 65 and 45 dBA CNEL, 
respectively). Noise-reduction measures to be incorporated 
may include, but are not limited to, the selection of 
alternative or quieter equipment, use of sound enclosures, 
use of exhaust silencers, and shielding building intake and 
exhaust vents from direct line of sight of nearby land uses. 
The acoustical analysis shall be submitted to the City of Paso 
Robles Planning Department for review and approval prior to 
installation of the generator.

N-2:
1. Unless otherwise provided for in a validly issued permit or 

approval, noise-generating construction activities should be 
limited to the hours of 7:00 a.m. and 7:00 p.m. Noise-
generating construction activities should not occur on 
Sundays or City holidays.

2. Construction equipment should be properly maintained and 
equipped with noise-reduction intake and exhaust mufflers 
and engine shrouds, in accordance with manufacturers’ 

Project Planning/Eng Prior to issuance of a 
Grading Permit
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Mitigation Monitoring Program – Page 12 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

recommendations. Equipment engine shrouds should be 
closed during equipment operation.     

GHG-1: The proposed project shall implement, at a minimum, the 
following GHG-reduction measures:

a. Utilize high-efficiency lighting in parking lots and other 
public areas (i.e., sodium, light-emitting diode [LED]).

b. Utilize built-in energy efficient appliances (i.e., Energy 
Star rated).

c. Install energy-saving systems in guest rooms that reduce 
energy usage when rooms are not occupied.

d. 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).

e. Provide a pedestrian access network that internally links 
all uses and connects all existing or planned external 
streets, pedestrian facilities, and public transit stops 
contiguous with the project site

f. The project site shall be designed to minimize barriers to 
pedestrian access and interconnectivity.

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. Comply with CALGreen Tier 1 or Tier 2 standards for 
water efficiency and conservation.

i. Divert, at a minimum, 65 percent of non-hazardous 
construction or demolition debris.

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

Project Planning/Bldg. Prior to issuance of a 
Building Permit

(add additional measures as necessary)

Explanation of Headings: 
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Mitigation Monitoring Program – Page 13 of 17 

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.

Agenda Item 4

69



Attachment 6
Draft Resolution B

RESOLUTION PC 17-xxx 

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

APPROVING PLANNED DEVELOPMENT (PD 17-006) 
FOR A 151-ROOM, 4-STORY, 105,000± SF HOTEL, RESTAURANT, AND CONFERENCE SPACE AS 

AN AMENDMENT TO PD14-001

APPLICANT DEBBIE LORNEZ
944 PINE STREET, APN: 009-156-008

WHEREAS, an application has been submitted by Brett VanSteenwyck and Debbie Lorenz, for the 
development of a 105,195± square foot, 151 room, 4-story hotel that would include a 6,300± square foot 
restaurant/banquet room, 4,780± square foot retail, and 2,900± square foot conference space on the 2.4-acre site 
located on the southeast corner of 10th Street and Pine Street, previously Hayward Lumber.

WHEREAS, the 2017 Pine Street Hotel project is a redesign of the currently entitled Pine Street Promenade 
project (PD-14-001).  The revised project is solely a hotel project with restaurant and retail uses. The revised 
project does not include the Performing Arts Center, the Parking Structure, or the previous condominium plan 
that was part of the Promenade project; and

WHEREAS, the property is zoned in the Uptown/Town Center Specific Plan as Town Center-1 (TC-1), and is 
designated in the General Plan as Downtown Commercial.  Hotels, as well as restaurants are permitted land uses 
in the TC-1 zone; and

WHEREAS, the number of hotel rooms has increased from 121 rooms originally proposed with the Promenade 
project, to 151 rooms with Pine Street Hotel project. The overall square footage of the project has decreased 
from 189,331 square feet to 105,195± square feet, since the revised project does not include the separate 
restaurant and office buildings. Additionally, the performing arts building and parking structure have been 
removed from the project; and

WHEREAS, the height of the revised project is similar to the previous project with most of the height of the 
hotel being at the 50-foot line, with architectural elements exceeding to 62 feet in height.  As an amendment to 
PD 14-001, the amended project would incorporate the previously approved height exception to allow up the 62 
foot height; and

WHEREAS, a public hearing was conducted by the Planning Commission on September 26, 2017, to consider facts 
as presented in the staff report prepared for this project, and to accept public testimony regarding this proposed 
Development Plan, and associated recirculated Mitigated Negative Declaration; and 

WHEREAS, a resolution was adopted by the Planning Commission approving a recirculated Mitigated Negative 
Declaration prepared for the proposed Planned Development applications in accordance with the California 
Environmental Quality Act; and

WHEREAS, based upon the facts and analysis presented in the staff report and the attachments thereto, public 
testimony received, and subject to the Conditions of Approval listed below, the Planning Commission makes the 
following findings:

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of El Paso de Robles 
does hereby approve Planned Development 17-006, subject to the following conditions of approval: 
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Section 1. The above recitals are true and correct and incorporated herein by reference.

Section 2.  Findings.  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:

a. The design and intensity (density of the proposed development is consistent with the following): 

1. The goals and policies established by the General Plan;

a. The project site is located in the Downtown Commercial Land Use Category.   The purpose of this land use 
category is to provide for commercial and retail centers, and having hotels in close proximity to the commercial and 
retail centers helps support the economic vitality of the City.

b. The project is designed to maximize protection of oaks and biological resources as called for in Policies C-3A and 
C-3B of the Conservation Element.  There are no other known biological resources on this site based on the site 
being previous developed.

c. Conditions: Condition # AQ-1-AQ8 requires incorporation of air quality mitigation measures, which will 
implement Policies C-2-B and C-2C of the Conservation Element. 

2. The policies and development standards established by any applicable specific plan;
    

a. This proposed project would be consistent with the Vision for the Downtown, by developing new buildings that are 
strongly oriented to the public space network along and to the east of Spring Street. 

3. The Zoning Code, particularly the purpose and intent of the zoning district in which a development 
project is located;

(a) The project site is located in the Town Center 1 (TC-1) Zone. Hotels/Motels are permitted in the TC-1 Zone.

4. All other adopted codes, policies, standards, and plans of the City;

a. This resolution contains several conditions designed to implement the Municipal Code, City State, and Regional 
governmental policies, regulations and adopted standards related to public infrastructure (e.g., streets, water, sewer, 
storm drainage), building and fire safety, general public safety.   

b. The project expands the City’s inventory of transient lodgings, which advances the following policies in the
Economic Strategy

(1) The overall policy pertaining to “Place”, which calls for the establishment of “distinctive, quality, stable, safe 
and sustainable physical improvements and attractions that welcome … commerce, ttourism ,… and wealth 
necessary to maintain and enhance quality of life.”

(2) The “Positioning” policy, which calls for the promotion of local industry, products, services and destinations 
via expansion and diversification of hotel products, including end destination full-service resorts;

b. The Pine Street Hotel Project, is consistent with the adopted codes, policies, standards and plans of the 
City; since the project has gone through the development review process including, environmental 
review as required by Section 21.23.B of the Zoning Code related to buildings over 10,000 square feet; 
and
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c. The Pine Street Hotel Project, will not be detrimental to the health, safety, morals, comfort, convenience 
and general welfare of the residents and or businesses in the surrounding area, or be injurious or 
detrimental to property and improvements in the neighborhood or to the general welfare of the City; 
since the project will be required to comply with the recommended conditions of approval, including 
any environmental mitigation measures, and comply with any building and fire codes; and

d. The Pine Street Hotel Project accommodates the aesthetic quality of the City as a whole, especially 
where development will be visible from the gateways to the City, scenic corridors and the public right-
of-way; in this particular case, based on the project being designed with four-sided architecture and 
various building forms and massing, and based on the site plan, architecture and landscaping, the 
proposed development will support the aesthetic quality of the City; and

e. The Pine Street Hotel Project is compatible with, and is not detrimental to, surrounding land uses and 
improvements, provides an appropriate visual appearance, and contributes to the mitigation of any 
environmental and social impacts, as a result of the site planning, building architecture and 
environmental mitigation, included with this project. 

f. The Pine Street Hotel Project is compatible with existing scenic and environmental resources such as 
hillsides, oak trees, vistas, etc. as a result of the project site being relatively flat, and since there are will be 
no significant grading and the existing oak trees will be preserved and protected; and

g. The establishment, maintenance or operation of the Pine Street Hotel Project, will not, under the 
circumstances of the particular case, be detrimental to the health, safety, morals, comfort, convenience 
and general welfare of the persons residing or working in the neighborhood of such proposed use, since 
the project has gone through the development review process including, environmental review as 
required by Section 21.23.B of the Zoning Code related to buildings over 10,000 square feet; and 

h. The Pine Street Hotel Project contributes to the orderly development of the City as a whole, since the 
project will provide compatible infill development of an under-utilized City block, and it will utilize the 
existing infrastructure in Pine Street, consisting of sewer water and other utilities; and

i. The Pine Street Hotel Project as conditioned would meet the intent of the General Plan and Zoning 
Ordinance by providing a transient occupancy/resort type use in close proximity to commercial and 
retail. 

j. The Pine Street Hotel Project would be consistent with the Economic Strategy, since it would allow for 
the expansion and diversification of transient occupancy projects, local employment, infill development, 
and business attraction in downtown.  

k. The 4-story, 50-foot tall building, with elements that exceed this height limit to 62-feet in height and the 
fourth floor coverage exceeding 25 percent, would be acceptable in the TC-1 zoning district based on 
the area in which the project is located, other buildings in the area having elements that are similar in 
height and massing, including the Public Safety Center, the Alliance Square buildings and Derby Winery.

Section 3. Conditions.  The Planning Commission of the City of El Paso de Robles does hereby approved 
Planned Development 17-006, subject to the following Conditions of Approval.

1. This project shall comply with the Project Specific Conditions of Approval attached hereto as Exhibit A, 
and the checked Standard Conditions of Approval, attached hereto as Exhibit B, and incorporated 
herein by reference.

2. This project shall consistent with Exhibits A-P attached. 
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PASSED AND ADOPTED THIS 26th day of September 2017 by the following Roll Call Vote:

AYES:   
NOES:   
ABSENT:  
ABSTAIN:  

      _________________________________________ 
      John Donaldson, Chairperson

ATTEST:

_____________________________________________________ 
Warren Frace, Secretary of the Planning Commission

Exhibits:

A. Project Specific Conditions of Approval
B. Standard Conditions 
C. Title Sheet
D. Site Plan
E. Landscape Plan 
F. Landscape Plan – Pool Deck
G. 1st Floor Plan
H. 2nd Floor Plan
I. 3rd and 4th Floor Plan
J. Building Elevations/Sections
K. Building Elevations/Sections
L. Colors & Materials
M. Demolition Plan / Topography  
N. Grading and Utility Plan 
O. Fence / Trash enclosure
P. Arborist Report
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Exhibit A
Project 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:

1. 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

B. Standard Conditions 
C. Title Sheet
D. Site Plan
E. Landscape Plan 
F. 1st Floor Plan
G. 2nd Floor Plan
H. 3rd and 4th Floor Plan
I. Building Elevations/Sections
J. Building Elevations/Sections
K. Colors & Materials
L. Perspective View – RR Tracks
M. Demolition Plan / Topography  
N. Grading and Utility Plan 
O. Fence and Trash Enclosure Details
P. Arborist Report

2. The project shall be designed and constructed to be in substantial conformance with Exhibits B-O 
approved with this resolution.  

3. The entitlement of approval for PD 17-006 superseeds the Promenade project (PD 14-001 and Vesting 
Tentative Parcel Map PR 14-0033) and will expire on September 26, 2018, unless a building permit has 
been issued or a request for a time extension has been filed prior to the expiration date. 

  
4. The maximum length of stay for any hotel room is 30 consecutive days.

5. 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; 
 Sign Program for Hotel, Restaurant, and Retail shops
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6. The project landscape plan is subject to the requirements within the City’s Landscape Ordinance.

7. All on-site operations shall be in conformance with the City’s performance standards contained in 
Section 21.21.040 and as listed below:   

ENGINEERING:

8. Prior to hotel occupancy, the 10th Street and Pine Street right-of-ways shall be improved in accordance 
with plans approved by the City Engineer. The applicant shall coordinate the street improvement plans 
with the Hotel Cheval Project to ensure orderly development of 10th street. 

9. Prior to occupancy of the hotel, the street crossing of the railroad at 10th Street shall be improved with 
sidewalks and bike lanes.  .

10. Stormwater control measures as outlined in the project submittals shall be incorporated into the project 
grading and drainage plans.  The City Engineer may allow the applicant to pay mitigation stormwater 
fees or build a facility, as described in the Watershed Master Plan of improvements, to meet compliance 
with post-construction stormwater retention requirements if onsite stormwater mitigation is deemed 
infeasible or is in the best interest of the City. 

11. Prior to the issuance of a building permit for the development of the hotel, the applicants shall meet 
with members of the Union Pacific Railroad and City Staff to discuss measures that may need to be 
made to improve safety between the project and the railroad.  

Environmental Mitigation Measures

Air Quality:
AQ-1:  The following measures shall be implemented to minimize construction-generated emissions. These 

measures shall be shown on grading and building plans: 
a. Construction of the proposed project shall use low-VOC content paints not exceeding 50 grams 

per liter.
b. Reduce the amount of the disturbed area where possible.
c. Use water trucks, APCD approved dust suppressants (see Section 4.3 in the CEQA Air Quality 

Handbook), or sprinkler systems in sufficient quantities to prevent airborne dust from leaving the 
site and from exceeding the District’s limit of 20% opacity for greater than 3 minutes in any 60-
minute period.  Increased watering frequency would be required whenever wind speeds exceed 15 
mph.  Reclaimed (non-potable) water should be used whenever possible.  Please note that since 
water use is a concern due to drought conditions, the contractor or builder shall consider the use 
of an APCD-approved dust suppressant where feasible to reduce the amount of water used for 
dust control.  For a list of suppressants, see Section 4.3 of the CEQA Air Quality Handbook.

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.
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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. Effective February 25, 2000, the APCD 
prohibited developmental burning of vegetative material within San Luis Obispo County.  If you 
have any questions regarding these requirements, contact the SLOAPCD Engineering & 
Compliance Division at (805) 781-5912.

n. When applicable, portable equipment, 50 horsepower (hp) or greater, used during construction 
activities shall be registered with the California statewide portable equipment registration program 
(issued by the California Air Resources Board) or be permitted by the APCD. Such equipment 
may include: power screens, conveyors, internal combustion engines, crushers, portable 
generators, tub grinders, trammel screens, and portable plants (e.g, aggregate plant, asphalt plant, 
concrete plant). For more information, contact the SLOAPCD Engineering & Compliance 
Division at (805) 781-5912. 

o. 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. 

AQ-2: 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, as identified in “Impact AQ-C”, above.
b. Prior to any grading activities a geologic evaluation shall be conducted to determine if NOA is 

present within the area that will be disturbed. If NOA is not present, an exemption request must 
be filed with the SLOAPCD. If NOA is found at the site, the applicant must comply with all 
requirements outlined in the Asbestos ATCM.  These requirements may include but are not 
limited to:
1. Development of an Asbestos Dust Mitigation Plan which must be approved by the 

SLOAPCD before operations begin, and,
2. Development and approval of an Asbestos Health and Safety Program (required for some 

projects).
If NOA is not present, an exemption request must be filed with the SLOAPCD. More 
information on NOA can be found at http://www.slocleanair.org/rules-
regulations/asbestos/noa.php.

c. 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, 
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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.

d. Maintain all construction equipment in proper tune according to manufacturer’s specifications;
e. Fuel all off-road and portable diesel powered equipment with ARB certified motor vehicle diesel 

fuel (non-taxed version suitable for use off-road);
f. 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;
g. 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.

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

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

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:

k. Implement Mitigation Measure AQ-1.

l. 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.

m. 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

n. 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:

3) 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, 
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4) 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.

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

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

q. 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;

r. 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.

s. Electrify equipment when possible;

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

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

AQ-4. Effective February 25, 2000, the APCD prohibited developmental burning of vegetative material 
within San Luis Obispo County.  If you have any questions regarding these requirements, contact the 
APCD Engineering & Compliance Division at (805) 781-5912.

AQ-5   Construction Permit Requirements
Based on the information provided, we are unsure of the types of equipment that may be present during 
the project’s construction phase.  Portable equipment, 50 horsepower (hp) or greater, used during 
construction activities may require California statewide portable equipment registration (issued by the 
California Air Resources Board) or an APCD permit.   

  The following list is provided as a guide to equipment and operations that may have permitting 
requirements, but should not be viewed as exclusive.  For a more detailed listing, refer to the Technical 
Appendices, page 4-4, in the APCD's 2012 CEQA Handbook.

 Power screens, conveyors, diesel engines, and/or crushers;
 Portable generators and equipment with engines that are 50 hp or greater;
 Electrical generation plants or the use of standby generator;
 Internal combustion engines;
 Rock and pavement crushing;
 Unconfined abrasive blasting operations;
 Tub grinders;
 Trommel screens; and, 
 Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch plant, etc).
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To minimize potential delays, prior to the start of the project, please contact the APCD 
Engineering & Compliance Division at (805) 781-5912 for specific information regarding 
permitting requirements. 

Biology:

BIO-1:  Prior to the issuance of a grading permit, all tree protection measures outlined in the Arborist Report 
shall be complied with to the satisfaction of the Project Arborist. An acknowledgement from the 
Arborist will be required prior to the issuance of a permit.

BIO-2:  Prior to the issuance of a grading permit, the applicant shall provide evidence that a Certified Arborist 
from the City’s approved list has been contracted for monitoring, as outlined in the project Arborist 
Report.

BIO-3:  Upon completion of each project phase, a letter by the Project Arborist shall be provided to the City 
that indicates that all tree protection measures outlined in the Arborist Report (Exhibit P or Res.__)
have been complied with to his or her satisfaction.

BIO-4   Special construction techniques shall be designed for the foundation system of the buildings that are 
near the Large Valley Oak along 10th Street and the Valley Oak on Pine Street, in order to reduce the 
need for over excavation

BIO-5  If pavers are going to be used around the two trees at the center of the of the driveway, they shall be 
installed with a geo-gridor other sutiable material that reduces the depth of the base material needed. It 
is recommended that minimal grading occur with the installation of pavers. Determination of the best 
method of paver installation will need to be evaluated in the filed with the Arborist, prior to issuance 
of a grading permit

BIO-6  All grading within the CRZ of any oak shall be monitored by the project Arborist. It may be 
recommended that that additional measures such as irrigation and root treatment be added during 
project construction to lessen long term impacts to the trees.

Greenhouse Gas Emissions: 

GHG-1: The proposed project shall implement, at a minimum, the following GHG-reduction measures:
a. Utilize high-efficiency lighting in parking lots and other public areas (i.e., sodium, light-emitting 

diode [LED]).
b. Utilize built-in energy efficient appliances (i.e., Energy Star rated).
c. Install energy-saving systems in guest rooms that reduce energy usage when rooms are not occupied.
d. 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).
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e. Provide a pedestrian access network that internally links all uses and connects all existing or planned 
external streets, pedestrian facilities, and public transit stops contiguous with the project site

f. The project site shall be designed to minimize barriers to pedestrian access and interconnectivity.
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. Comply with CALGreen Tier 1 or Tier 2 standards for water efficiency and conservation.
i. Divert, at a minimum, 65 percent of non-hazardous construction or demolition debris.
j. Include the planting of native and drought tolerant trees beyond those required as mitigation for 

tree removal.

Noise:

N-1: Mitigation Measure Noise-A:
1. A mechanical ventilation system shall be installed that will provide the minimum air circulation and 

fresh-air supply requirements for various uses in occupied rooms without the need to open any 
windows, doors, or other openings to the exterior. 

2. Exterior walls along the eastern façade and adjacent to the Union Pacific Railroad corridor shall be 
designed to achieve a minimum composite exterior sound transmission class (STC) rating of 40 dB 
for wall components, excluding windows and doors. A minimum 40 dB STC rating can be achieved 
by construction incorporating 5/8” sheathing, 7/8” stucco, and 5/8” gypsum board installed on the 
interior surface of exterior walls. If the exterior is stucco, the interior gypsum board should be 
fastened resiliently to the studs.    

3. The total area of glass of both windows and exterior doors in sleeping spaces shall not exceed 20 
percent of the floor area.

4. Windows located along the eastern façade and adjacent to the Union Pacific Railroad corridor shall 
have a minimum laboratory sound transmission class (STC) rating of 32. 

5. Vents and openings shall be minimized on the eastern facade of the building. If vents are required, 
they should be designed with acoustical baffles. 

6. Operational vented fireplaces that vent to the eastern façade shall not be installed.

7. An acoustical analysis shall be prepared for the proposed emergency generator prior to installation. 
The acoustical analysis shall identify noise-reduction measures to be incorporated sufficient to 
achieve an exterior average-hourly noise-level of 45 dBA Leq, or less, at the property line of the 
nearest land use. This average-hourly noise level performance standard would equate to an average-
daily noise level of approximately 51 dBA CNEL, which would ensure compliance with the City’s 
exterior and interior noise level standards for the onsite hotel (i.e., 65 and 45 dBA CNEL, 
respectively). Noise-reduction measures to be incorporated may include, but are not limited to, the 
selection of alternative or quieter equipment, use of sound enclosures, use of exhaust silencers, and 
shielding building intake and exhaust vents from direct line of sight of nearby land uses. The 
acoustical analysis shall be submitted to the City of Paso Robles Planning Department for review 
and approval prior to installation of the generator.

N-2: Mitigation Measure Noise-A:
1. Unless otherwise provided for in a validly issued permit or approval, noise-generating construction

activities should be limited to the hours of 7:00 a.m. and 7:00 p.m. Noise-generating construction 
activities should not occur on Sundays or City holidays.
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2. Construction equipment should be properly maintained and equipped with noise-reduction intake and 
exhaust mufflers and engine shrouds, in accordance with manufacturers’ recommendations. Equipment 
engine shrouds should be closed during equipment operation.     
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(Adopted by Planning Commission Resolution _________)

Exhibit B 
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: September 26, 2017

Applicant: Debbie Lorenz Location: 944 Pine Street

APN:009-156-008, 006 & 010

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 See site specific conditions in PD 17-006 
Resolution 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 
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(Adopted by Planning Commission Resolution _________)

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.

 12. For commercial, industrial, office or multi-family projects, all existing and/or new 
ground-mounted appurtenances such as air-conditioning condensers, electrical 
transformers, backflow devices etc., shall be screened from public view through the 
use of decorative walls and/or landscaping subject to approval by the Community 
Development Director or his designee.  Details shall be included in the building 
plans.

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

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

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

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

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

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

19. Prior to recordation of the map or prior to occupancy of a project, all conditions of 
approval shall be completed to the satisfaction of the City Engineer and Community 
Developer Director or his designee.
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(Adopted by Planning Commission Resolution _________)

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

 21. Prior to the issuance of building permits, the
  Development Review Committee shall approve the following:
  Planning Division Staff shall approve the following: 

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

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

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

B. GENERAL CONDITIONS – TRACT/PARCEL MAP:

 1. In accordance with Government Section 66474.9, the subdivider shall defend, 
indemnify and hold harmless the City, or its agent, officers and employees, from 
any claim, action or proceeding brought within the time period provided for in 
Government Code section 66499.37, against the City, or its agents, officers, or 
employees, to attack, set aside, void, annul the City's approval of this 
subdivision.  The City will promptly notify subdivider of any such claim or action 
and will cooperate fully in the defense thereof.  

 2. The Covenants, Conditions, and Restrictions (CC&Rs) and/or Articles Affecting 
Real Property Interests are subject to the review and approval of the Community 
Development Department, the Public Works Department and/or the City 
Attorney. They shall be recorded concurrently with the Final Map or prior to the 
issuance of building permits, whichever occurs first.  A recorded copy shall be 
provided to the affected City Departments.

 3. The owner shall petition to annex residential Tract (or Parcel Map)________ into 
the City of Paso Robles Community Facilities District No. 2005-1 for the 
purposes of mitigation of impacts on the City’s Police and Emergency Services 
Departments.

 4. Street names shall be submitted for review and approval by the Planning 
Commission, prior to approval of the final map.

 5. The following areas shall be permanently maintained by the property owner, 
Homeowners’ Association, or other means acceptable to the City:
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(Adopted by Planning Commission Resolution _________)

  ________________________________________________________

  ________________________________________________________________.

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

ENGINEERING DIVISION- The applicant shall contact the Engineering Division, (805) 237-
3860, for compliance with the following conditions:

All conditions marked are applicable to the above referenced project for the phase indicated.

C. PRIOR TO ANY PLAN CHECK:

1. The applicant shall enter into an Engineering Plan Check and Inspection Services 
Agreement with the City.

D. PRIOR TO ISSUANCE OF A GRADING PERMIT:

1. Prior to approval of a grading plan, the developer shall apply through the City, to 
FEMA and receive a Letter of Map Amendment (LOMA) issued from FEMA.  The 
developer's engineer shall provide the required supporting data to justify the 
application.

 2. Any existing Oak trees located on the project site shall be protected and 
preserved as required in City Ordinance No. 553, Municipal Code No. 10.01 
"Oak Tree Preservation", unless specifically approved to be removed.  An Oak 
tree inventory shall be prepared listing the Oak trees, their disposition, and the 
proposed location of any replacement trees required.  In the event an Oak tree 
is designated for removal, an approved Oak Tree Removal Permit must be
obtained from the City, prior to its removal.

 3. A complete grading and drainage plan shall be prepared for the project by a 
registered civil engineer and subject to approval by the City Engineer. The project 
shall conform to the City’s Storm Water Discharge Ordinance.  

 4. A Preliminary Soils and/or Geology Report providing technical specifications for 
grading of the site shall be prepared by a Geotechnical Engineer. 

5. A Storm Water Pollution Prevention Plan per the State General Permit for Strom 
Water Discharges Associated with Construction Activity shall be provided for 
any site that disturbs greater than or equal to one acre, including projects that 
are less than one acre that are part of a larger plan of development or sale that 
would disturb more than one acre.

E. PRIOR TO ISSUANCE OF A BUILDING PERMIT:
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(Adopted by Planning Commission Resolution _________)

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.

 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:

     
   Pine Street  
   10th Street         
  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.
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(Adopted by Planning Commission Resolution _________)

 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 
adopted Pavement Management Program requires a pavement overlay on
_________________ along the frontage of the project. 

 8. The applicant shall install all utilities underground. 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.
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(Adopted by Planning Commission Resolution _________)

 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.

******************************************************************************
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.
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(Adopted by Planning Commission Resolution _________)

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.

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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File Name:  Firma_Pine St Hotel 21718_Prelim  Last  Date Modified:  8/02/17
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SCHEMATIC LANDSCAPE PLAN

PINE STREET HOTEL 944 Pine Street Paso Robles, CA NORTH L-1
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UNION PACIFIC RAILROAD

PINE STREET HOTEL

ACER PLATANOIDES / NORWAY MAPLE PLATNUS ACERFOLIA / SYCAMORE LAGASTROEMIA INDICA / CREPE MYRTLE MORUS ALBA / WHITE MULBERRY 'SUNBURST' ROMAN PAVERS'SIENNA' PERMEABLE ROMAN PAVERS

Preliminary Plant Materials List

Street and Parking lot Trees (Shall conform with the City of Paso Robles 
Master Street Tree List)

Pistacia chinensis Chinese Pistache
Platanus acerifolia London Plane Tree

Evergreen Trees

Quercus agrifolia Coast Live Oak

Shade Trees

   Acer Platinoides Norway Maple
Olea europea European Olive
Liriodendron tulipfera Tulip Tree

Deciduous Flowering Trees

Lagerstroemia indica Crape Myrtle 

Moderate Water-Using Shrubs And Ground Cover

Berberis thunbergii ‘Crimson Pigmy’ (No Common Name)
Buxus japonica Japanese Boxwood
Cotoneaster dammeri Bearberry Cotoneaster
Euonymous japonica Euonymous
Raphiolepis indica ‘Jack Evans’ India Hawthorn (Pink)
Rosa ‘Flower Carpet’ Flower Carpet Rose

Low / Very Low Water-Using Shrubs And Ground Cover

Archtostaphylos Spp. Manzanita
Ceanothus ‘Centennial’ Wild Lilac
Cistus Spp. Rockrose)
Hemerocallis Hybrid Day Lily
Lavandula Spp Lavender
Rosmarinus officinalis Rosemary

Vines 

   Gelsemium sempervirens-fast evergreen to 20ft

Mulch
Mulch all ground cover and planter areas with 3” minimum layer ‘walk-on’ 
bark. 

Existing Tree Note
Refer to Arborist’s Report: Existing Cedar on City parcel to be transplanted as 
feasible. 
Existing street trees on Pine Street to be retained as feasible.

60" TALL 16" SQ BRICK COLUMNS  
W/ PICKET FENCE FOR A VINE SCREEN 
VINES: MIXED WISTERIA AND GELSEMIUM. 15 GAL SIZE 5' APART. 
TIME UNTIL SUBSTANTIAL SCREENING APPROX 3 YEARS 

(E) OAK TREES
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'SIENNA' PERMEABLE ROMAN PAVERS (E) OAK TREES
TO BE RETAINED TYP.
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SCHEMATIC LANDSCAPE PLAN

PINE STREET HOTEL 2ND FLOOR POOL DECK   944 Pine Street Paso Robles, CA
NORTH L-2firma
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File Name:  Firma_Pine St Hotel 2_Prelim  Last  Date Modified:  6/20/17
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1. PROJECT TITLE:

Concurrent Entitlements:

2. LEAD AGENCY:

Contact:
Phone:
Email:

3. PROJECT LOCATION:
  

4. PROJECT PROPONENT:

Contact Person:
Phone:   
Email:

5. GENERAL PLAN DESIGNATION:  

6. ZONING:     

7. PUBLIC REVIEW PERIOD:

8. PROJECT DESCRIPTION:

Planned Development 17-006
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Project Size:

Height:

Floor Coverage

9. ENVIRONMENTAL SETTING:

10. OTHER AGENCIES WHOSE APPROVAL IS REQUIRED (AND PERMITS NEEDED)
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

DETERMINATION:
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EVALUATION OF ENVIRONMENTAL IMPACTS:
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Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
Significant 

Impact

No
Impact

I. AESTHETICS: 
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Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
Significant 

Impact

No
Impact

II. AGRICULTURE AND FOREST RESOURCES:
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Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
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Impact

No
Impact

III. AIR QUALITY:
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Potentially 
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Impact

Less Than
Significant 
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Incorporated

Less Than
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No
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2017 Update to Air Quality Study:
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IV. BIOLOGICAL RESOURCES: 
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V. CULTURAL RESOURCES: 
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VI. GEOLOGY AND SOILS: 
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VII.   GREENHOUSE GAS EMISSIONS:
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VIII. HAZARDS AND HAZARDOUS MATERIALS: 
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IX. HYDROLOGY AND WATER QUALITY: 
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X. LAND USE AND PLANNING: 

XI. MINERAL RESOURCES: 
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XII. NOISE: 
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XIII. POPULATION AND HOUSING:

XIV. PUBLIC SERVICES:
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XV. RECREATION
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Agenda Item 4

141



Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
Significant 

Impact

No
Impact

Agenda Item 4

142



Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
Significant 

Impact

No
Impact

Agenda Item 4

143



Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
Significant 

Impact

No
Impact

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

Agenda Item 4

144



Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
Significant 

Impact

No
Impact

Agenda Item 4

145



EARLIER ANALYSIS AND BACKGROUND MATERIALS.

Reference # Document Title Available for Review at:
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INTRODUCTION
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AIR QUALITY 

SETTING
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Pollutant Human Health & Welfare Effects
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Source 
Category

Advisory 
Recommendations

REGULATORY FRAMEWORK
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Pollutant Averaging
Time

California Standards* National Standards*

Concentration* Attainment 
Status Primary(a) Attainment Status
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IMPACT ANALYSIS

Air Quality Impacts

Potentially 
Significant 

Impact

Less Than 
Significant 

with 
Mitigation 

Incorporated

Less Than 
Significant 

Impact No Impact
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Guest Originations & Destinations
(In/Out of County Regions)

Percent on Annual Guests 
(Year 2012)

Vehicle Type (Emfac Classification)
Percent of Average-Daily Trips

Hotel Restaurant Retail
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Pollutant

Threshold (1)

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

Quarterly Tier 2 
(tons)

Pollutant
Threshold (1)

Daily (lbs/day) Annual (tons/year)
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Impact AQ-A. Would the project conflict with or obstruct implementation of the applicable air quality 
plan?
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potentially significant.

potentially significant

Mitigation Measures

Significance After Mitigation

less than significant

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

potentially significant
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Mitigation Measures

Significance After Mitigation

less than significant

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

potentially significant
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Construction Activity Construction Year
Daily Emissions (lbs)

ROG+NOX Exhaust PM10

SLOAPCD Significance Thresholds 137 7

313.3
Yes

Quarter

Quarterly Emissions (tons)

ROG+NOX

PM10

Dust Exhaust Total
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Criteria
Project 

Emissions

SLOAPCD
Significance 
Threshold

Exceed 
Significance 
Threshold?

Yes

Mitigation Measures

AQ-1:  
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Significance After Mitigation

less than 
significant

Long-term Operational Emissions

less than significant

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

Localized CO Concentrations
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Operational Period/Source

Emissions

ROG NOX ROG+NOX CO 

PM10

Fugitive Exhaust Total

Daily Emissions (lbs/day)

Annual Emissions (tons/year)

less than significant

Naturally Occurring Asbestos

less than significant

Asbestos-Containing Materials
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potentially
significant

Lead-Coated Materials

potentially significant

Localized PM Concentrations 

potentially significant

Mitigation Measures

AQ-2:
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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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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 2017c  
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REGULATORY FRAMEWORK
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Project Draft Threshold
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IMPACT ANALYSIS

GHG Impacts

Potentially 
Significant 

Impact

Less Than 
Significant 

with 
Mitigation 

Incorporated

Less Than 
Significant 

Impact No Impact
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Impact GHG-A.  Would the project generate greenhouse gas emissions, either directly or indirectly, that 
may have a significant impact on the environment? and

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?

Short-term Construction GHG Emissions

Construction Year
GHG Emissions
(MTCO2e/Year)

Long-term Operational GHG Emissions

potentially significant
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Operational Year/Source GHG Emissions 
(MTCO2e/Year)

Buildout Year 2020

Year 2030

Mitigation Measures 
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Significance After Mitigation
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less than significant
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612 12th Street, Suite 201 
Paso Robles, CA 93446 

805.226.2727 
www.Ambient.Consulting 

TECHNICAL MEMORANDUM

Date: 7/25/2017     
 
To: 

  
Debbie Lorenz 

From: Kurt Legleiter 

Subject:  Noise Impact Analysis for the Pine Street Promenade Project, Paso Robles, CA 
 
Introduction

Proposed Project Overview

Regulatory Framework

City of Paso Robles General Plan

Transportation Noise Sources 
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Source: City of Paso Robles General Plan Noise Element (2003) 
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Non-Transportation (Stationary) Noise Sources 

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

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

1. As determined at the property line of the receiving land use. When determining the effectiveness of noise mitigation measures, the 
standards may be applied on the receptor side of the noise barriers or other property line noise mitigation measures. 

2. Sound level measurements shall be made with the slow meter response. 
3. Sound level measurements shall be made with the fast meter response. 
Source: City of Paso Robles General Plan Noise Element (2003) 

Impact Summary

Would the project result in:

Potentially 
Significant 

Impact

Less Than
Significant 

with 
Mitigation 

Incorporated

Less Than
Significant 

Impact

No
Impact
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Impact Discussion and Mitigation Measures

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

Land Use Compatibility 

potentially significant

City of Paso Robles General Plan Noise Element (2003)
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805.226.2727 
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Locations are approximate and do not take into account shielding provided by intervening terrain or structures.  
Source: City of Paso Robles General Plan Noise Element (2003) 

Increases in Traffic Noise Levels

less than significant

Increases in Non-Transportation Noise Levels
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potentially significant

less than 
significant.
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less than 
significant.

IMPACT NOISE-B: A substantial temporary or periodic increase in ambient noise levels in the 
project vicinity above levels existing without the project.

potentially significant
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less than significant

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

Sources: FTA 2006 

IMPACT NOISE-C: A substantial permanent increase in ambient noise levels in the project vicinity 
above levels existing without the project.
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805.226.2727 
www.Ambient.Consulting 

less-than-significant level.

IMPACT NOISE-D: Exposure of persons to or generation of excessive groundborne vibration or 
groundborne noise levels.

less than significant
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Equipment
Peak Particle Velocity 

at 25 Feet (In/Sec)

Source: Caltrans 2013 

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

No impact
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Addition of Decibels

Sound Propagation & Attenuation

Geometric Spreading
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Shielding by Natural or Human-Made Features

Noise Descriptors
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Attachment 8 

Mitigation Monitoring and Reporting Plan

Project File No./Name: Pine Street Hotel – 944 Pine Street, Paso Robles CA.   
Approving Resolution No.: by:  Planning Commission  City Council Date: September 6, 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. Construction of the proposed project shall use low-

VOC content paints not exceeding 50 grams per 
liter.

b. Reduce the amount of the disturbed area where 
possible.

c. Use water trucks, APCD approved dust suppressants 
(see Section 4.3 in the CEQA Air Quality Handbook), 
or sprinkler systems in sufficient quantities to prevent 
airborne dust from leaving the site and from 
exceeding the District’s limit of 20% opacity for 
greater than 3 minutes in any 60-minute 
period.  Increased watering frequency would be 
required whenever wind speeds exceed 15 
mph. Reclaimed (non-potable) water should be 

Project Qualified Air 
Quality 
Specialist

Prior to Issuance of a 
Grading Permit
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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

used whenever possible. Please note that since 
water use is a concern due to drought conditions, 
the contractor or builder shall consider the use of an 
APCD-approved dust suppressant where feasible to 
reduce the amount of water used for dust 
control.  For a list of suppressants, see Section 4.3 of 
the CEQA Air Quality Handbook.

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.
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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. Effective February 25, 2000, the APCD 
prohibited developmental burning of vegetative 
material within San Luis Obispo County.  If you have 
any questions regarding these requirements, 
contact the SLOAPCD Engineering & Compliance 
Division at (805) 781-5912.

n. When applicable, portable equipment, 50 
horsepower (hp) or greater, used during 
construction activities shall be registered with the 
California statewide portable equipment registration 
program (issued by the California Air Resources 
Board) or be permitted by the APCD. Such 
equipment may include: power screens, conveyors, 
internal combustion engines, crushers, portable 
generators, tub grinders, trammel screens, and 
portable plants (e.g, aggregate plant, asphalt plant, 
concrete plant). For more information, contact the 
SLOAPCD Engineering & Compliance Division at 
(805) 781-5912. 

o. 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 
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such persons shall be provided to the SLOAPCD
Compliance Division prior to the start of any grading, 
earthwork or demolition. 

AQ-2: 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, as identified in 
“Impact AQ-C”, above.

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

which must be approved by the SLOAPCD before 
operations begin, and,

2. Development and approval of an Asbestos Health 
and Safety Program (required for some projects).

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

c. 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:

Project Qualified Air 
Quality 
Specialist
CDD 

Prior to issuance of 
grading permit
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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.

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

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

f. 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;

g. 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.

h. Electrify equipment when possible;
i. Substitute gasoline-powered in place of diesel-powered 

equipment, when available; and,
j. Use alternatively fueled construction equipment on-site 

when available, such as compressed natural gas (CNG), 
liquefied natural gas (LNG), propane or biodiesel.

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:

Project Qualified Air 
Quality 
Specialist
CDD

Prior to issuance of 
grading permit
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k. Implement Mitigation Measure AQ-1.

l. 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.

m. 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 
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required, will need to be submitted to SLOAPCD ten 
days prior to the start of demolition

n. 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:

3) 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, 

4) 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.

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

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

q. 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;

r. 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 
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site to remind drivers and operators of the no idling 
limitation.

s. Electrify equipment when possible;

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

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

AQ-4. Effective February 25, 2000, the APCD prohibited 
developmental burning of vegetative material within San Luis 
Obispo County.  If you have any questions regarding these 
requirements, contact the APCD Engineering & Compliance 
Division at (805) 781-5912.

On-
going

CDD

AQ-5 Construction Permit Requirements
Based on the information provided, we are unsure of 
the types of equipment that may be present during the 
project’s construction phase.  Portable equipment, 50 
horsepower (hp) or greater, used during construction 
activities may require California statewide portable 
equipment registration (issued by the California Air 
Resources Board) or an APCD permit.   

The following list is provided as a guide to equipment and 
operations that may have permitting requirements, but should 
not be viewed as exclusive.  For a more detailed listing, refer to 
the Technical Appendices, page 4-4, in the APCD's 2012 CEQA 
Handbook.

Project Qualified Air 
Quality 
Specialist/ 
CDD 

Prior to issuance of a 
grading permit.
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Power screens, conveyors, diesel engines, and/or 
crushers;
Portable generators and equipment with engines 
that are 50 hp or greater;
Electrical generation plants or the use of standby 
generator;
Internal combustion engines;
Rock and pavement crushing;
Unconfined abrasive blasting operations;
Tub grinders;
Trommel screens; and, 
Portable plants (e.g. aggregate plant, asphalt 
batch plant, concrete batch plant, etc).

To minimize potential delays, prior to the start of the 
project, please contact the APCD Engineering & 
Compliance Division at (805) 781-5912 for specific 
information regarding permitting requirements. 

BIO-1 Prior to the issuance of a grading permit, all tree 
protection measures outlined in the Arborist Report shall be 
complied with to the satisfaction of the Project Arborist. An 
acknowledgement from the Arborist will be required prior to the 
issuance of a permit.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-2 Prior to the issuance of a grading permit, the applicant 
shall provide evidence that a Certified Arborist from the City’s
approved list has been contracted for monitoring, as outlined in 
the project Arborist Report.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-3 Upon completion of each project phase, a letter by the 
Project Arborist shall be provided to the City that indicates that 
all tree protection measures have been complied with to his or 
her satisfaction.

Project Planning/Eng. Prior to issuance of a 
Grading Permit
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BIO-4   Special construction techniques shall be designed for the 
foundation system of the buildings that are near the Large Valley 
Oak along 10th Street and the Valley Oak on Pine Street, in order 
to reduce the need for over excavation.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-5  If pavers are going to be used around the two trees at the 
center of the of the driveway, they shall be installed with a geo-
gridor other sutiable material that reduces the depth of the base 
material needed. It is recommended that minimal grading occur 
with the installation of pavers. Determination of the best method 
of paver installation will need to be evaluated in the filed with 
the Arborist, prior to issuance of a grading permit.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

BIO-6  All grading within the CRZ of any oak shall be monitored 
by the project Arborist. It may be recommended that that 
additional measures such as irrigation and root treatment be 
added during project construction to lessen long term impacts to 
the trees.

Project Planning/Eng. Prior to issuance of a 
Grading Permit

N-1: Mitigation Measure Noise-A:
1. A mechanical ventilation system shall be installed that 
will provide the minimum air circulation and fresh-air supply 
requirements for various uses in occupied rooms without the 
need to open any windows, doors, or other openings to the 
exterior. 
2. Exterior walls along the eastern façade and adjacent to 
the Union Pacific Railroad corridor shall be designed to achieve 
a minimum composite exterior sound transmission class (STC) 
rating of 40 dB for wall components, excluding windows and 
doors. A minimum 40 dB STC rating can be achieved by 
construction incorporating 5/8” sheathing, 7/8” stucco, and 5/8” 
gypsum board installed on the interior surface of exterior walls. If 
the exterior is stucco, the interior gypsum board should be 
fastened resiliently to the studs.    
3. The total area of glass of both windows and exterior doors in 

sleeping spaces shall not exceed 20 percent of the floor 
area.

Project Bldg/Planning Prior to issuance of a 
Building Permit
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4. Windows located along the eastern façade and adjacent 
to the Union Pacific Railroad corridor shall have a minimum 
laboratory sound transmission class (STC) rating of 32. 

5. Vents and openings shall be minimized on the eastern 
facade of the building. If vents are required, they should be 
designed with acoustical baffles. 

6. Operational vented fireplaces that vent to the eastern 
façade shall not be installed.

7. An acoustical analysis shall be prepared for the proposed 
emergency generator prior to installation. The acoustical 
analysis shall identify noise-reduction measures to be 
incorporated sufficient to achieve an exterior average-hourly 
noise-level of 45 dBA Leq, or less, at the property line of the 
nearest land use. This average-hourly noise level 
performance standard would equate to an average-daily 
noise level of approximately 51 dBA CNEL, which would 
ensure compliance with the City’s exterior and interior noise 
level standards for the onsite hotel (i.e., 65 and 45 dBA CNEL, 
respectively). Noise-reduction measures to be incorporated 
may include, but are not limited to, the selection of 
alternative or quieter equipment, use of sound enclosures, 
use of exhaust silencers, and shielding building intake and 
exhaust vents from direct line of sight of nearby land uses. 
The acoustical analysis shall be submitted to the City of Paso 
Robles Planning Department for review and approval prior to 
installation of the generator.

N-2:
1. Unless otherwise provided for in a validly issued permit or 

approval, noise-generating construction activities should be 
limited to the hours of 7:00 a.m. and 7:00 p.m. Noise-
generating construction activities should not occur on 
Sundays or City holidays.

2. Construction equipment should be properly maintained and 
equipped with noise-reduction intake and exhaust mufflers 
and engine shrouds, in accordance with manufacturers’ 

Project Planning/Eng Prior to issuance of a 
Grading Permit
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recommendations. Equipment engine shrouds should be 
closed during equipment operation.     

GHG-1: The proposed project shall implement, at a minimum, the 
following GHG-reduction measures:

a. Utilize high-efficiency lighting in parking lots and other 
public areas (i.e., sodium, light-emitting diode [LED]).

b. Utilize built-in energy efficient appliances (i.e., Energy 
Star rated).

c. Install energy-saving systems in guest rooms that reduce 
energy usage when rooms are not occupied.

d. 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).

e. Provide a pedestrian access network that internally links 
all uses and connects all existing or planned external 
streets, pedestrian facilities, and public transit stops 
contiguous with the project site

f. The project site shall be designed to minimize barriers to 
pedestrian access and interconnectivity.

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. Comply with CALGreen Tier 1 or Tier 2 standards for 
water efficiency and conservation.

i. Divert, at a minimum, 65 percent of non-hazardous 
construction or demolition debris.

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

Project Planning/Bldg. Prior to issuance of a 
Building Permit

(add additional measures as necessary)

Explanation of Headings: 
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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.

Agenda Item 4

251



Agenda Item 4

252



Agenda Item 4

253




