
  
 
 

RESOLUTION NO. 16-031 
 

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

RECOMMENDING THAT THE CITY COUNCIL APPROVE 
 A MASTER DEVELOPMENT FOR  

GENERAL PLAN AMENDMENT 13-002, SPECIFIC PLAN AMENDMENT 13-001, 
REZONE 13-001, AND A MASTER DEVELOPMENT PLAN 
APPLICANT – WES WILLHOIT/ESTRELLA ASSOCIATES 

RIVER OAKS II EXPANSION - APN: 025-390-009 
 
WHEREAS, Wes Willhoit, on behalf of Estrella Associates (“Applicant”), in connection with the 
proposed development of a project known as River Oaks II Expansion (the “Project”), has filed a 
proposed Master Development Plan (the “MDP”) for the Project; and 
 
WHEREAS, in connection with the Project, Applicant has also filed GPA 13-002, SPA 13-001, and 
Rezone 13-001; and  
 
WHEREAS, the MDP is consistent with GPA 13-002, SPA 13-001 and Rezone 13-001 and would not 
conflict with the Housing and Parks and Recreation Elements of the General Plan; and  
 
WHEREAS, the proposed Project is consistent with and supports implementation of the Paso Robles 
Economic Strategy since it proposes new housing opportunities, infrastructure and investment in the 
community; and 
 
WHEREAS, as noted in SPA 13-001, the MDP provides a conceptual project development for 271 
new residences, expanded spa facilities and other site improvements; and 
 
WHEREAS, the MDP includes site layout, land uses, and circulation plan; and 
 
WHEREAS, the MDP is incorporated into the proposed River Oaks II Expansion Design Manual, that 
provides: design guidelines; development standards; landscape and architectural themes; 
infrastructure plan; and a phasing and implementation plan (including a design review process); and 
 
WHEREAS, the River Oaks II Expansion Design Manual provides for development standards that 
deviate from applicable development standards set forth in the City Zoning Code, but that may be 
considered with adoption of a Specific Plan Amendment; 
 
WHEREAS, the River Oaks II Expansion Design Manual is intended to create a development that 
would provide for an orderly extension of the existing River Oaks I neighborhoods; and 
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WWHEREAS, the Planning Commission held a duly noticed public hearing on May 24, 2016 on this 
project to accept public testimony on the Project, including the MDP; and 
 
WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”) and its implementing 
Regulations, an Initial Study and Mitigated Negative Declaration were prepared for this Project and 
was circulated for public review, and has been considered by the Planning Commission under a 
separate resolution. 
 
WHEREAS, based on the information and analysis contained in the Initial Study, staff determined 
that the proposed project as designed, and with appropriate mitigation measures incorporated as 
Conditions of Approval, will not result in any significant environmental impacts; and  
 
WHEREAS, a duly noticed public hearing was conducted by the Planning Commission on May 24, 
2016 on this project to accept public testimony on the Mitigated Negative Declaration and the 
Project;  
 
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Paso Robles, as 
follows: 
 
Section 1.  Based upon the facts and analysis presented in the staff report and the attachments 
thereto, and public testimony received, the Planning Commission makes the following findings: 
 

a. The design of the proposed MDP, including site layout, land uses, and circulation plan 
would be consistent with: (1) the goals and policies established by the General Plan, as 
amended; (2) the policies and development standards established by the Zoning 
Ordinance, and Borkey Area Specific Plan, as amended; (3) all other adopted codes, 
policies, standards, and plans of the city. 
 

b. The design of the proposed MDP would be consistent with the surrounding 
neighborhood development pattern and land uses. 
 

c. The proposed MDP will not be detrimental to the health, safety, morals, comfort, 
convenience and general welfare of the residents living in or near the proposed 
neighborhoods, or be injurious or detrimental to property and improvements in the 
neighborhood or to the general welfare of the city. 

 
d. The proposed MDP accommodates the aesthetic quality of the city as a whole, and will fit 

in with the established surrounding quality of development, especially where 
development will be visible from gateways to the city and scenic corridors, with 
implementation of the River Oaks II Design Manual. 

e.  
The proposed MDP is compatible with, and is not detrimental to, surrounding land uses 
and improvements, circulation system, provides an appropriate visual appearance, and 
contributes to the mitigation of any environmental impacts through implementation of 
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the Mitigation Monitoring and Reporting Program, and participation in Development 
Impact Fee Program. 

f. The proposed MDP is compatible with existing scenic and environmental resources such 
as hillsides, agricultural activities, drainage courses, oak trees, or vistas. 

g. The proposed MDP accommodates the aesthetic quality of the City as a whole, since the 
project incorporates compatible, building forms, colors and materials similar to 
surrounding development. 

Section 2. The Planning Commission does hereby recommend approval of the MDP, subject to the 
Conditions of Approval, attached hereto as Exhibit A, the MDP, attached hereto as Exhibit B, and the 
River Oaks II Design Manual, attached hereto as Exhibit C. Exhibits A, B, and C are incorporated 
herein. 

PASSED AND ADOPTED THIS 24th day of May, 2016 by the following Roll Call Vote: 

AYES: Commissioners Donaldson, Barth, Rollins, Agredano, Davis and Burgett 
NOES: 
ABSENT: Commissioner Brennan 
ABSTAIN; 

Exhibit A - Conditions of Approval 
Exhibit B - Master Development Plan 
Exhibit C - River Oaks II Design Manual 

to/)~ 
Chairman Bob Rollins 
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EExhibit A –  
River Oaks II Conditions of Approval 

 
Planning Division Conditions: 
 
1. All future tentative tract maps, parcel maps, and neighborhood development plans, including 

subdivision layout, site circulation, public improvements and development plans shall be in 
substantial conformance with the Master Site Development Plan.  The project shall be 
constructed in substantial conformance with the Conditions of Approval established by this 
Resolution and it shall be constructed in substantial conformance with the following Exhibits: 
 
EXHIBIT  DESCRIPTION 

 
 B  River Oaks II Expansion Master Site Development Plan 
 C  River Oaks II Design Manual 
 
2. In accordance with the Recreation Element of the General Plan property located between the 

Salinas River waterway and North River Road owned by the applicant shall be dedicated to the 
City concurrently with recordation of the first final map.  A 100% credit shall be granted toward 
the Parks and Recreation Development Impact Fee, in effect at the time of issuance, for every 
single-family residential building permit issued consistent with the Master Development Plan 
(not to exceed 271 single-family residential units).  
 

3. The reservation for relocation of the low frequency radio transmission tower (KPRL 1230AM) to 
this parcel shall carry with any conveyance of this property. An assignment of the corresponding 
lease shall be provided to the City by the applicant.  However, the City may offer the owner of 
the radio transmission facility an acceptable alternative location. 

 
4. The applicant shall submit draft Covenants, Conditions and Restrictions (CC&Rs) for review and 

approval by the Community Development Director with each subdivision phase of development.  
CC&Rs shall reference agricultural disclosure agreements, and disclosure agreements for potential 
future recreation-oriented uses related to noise and lighting for the future City-owned river 
parcel. 

 
5. Residential development shall not be permitted in the agriculturally zoned property, except for 

one (1) caretaker unit per 20 acres which may be permitted, subject to approval by the Planning 
Commission.  The use of property zoned Agriculture shall be limited to the uses listed below and 
criteria set forth in the River Oaks II Design Manual (Exhibit B): 

Agricultural Crop Production 
Produce Stands 
Certified Farmers Market 
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River Oaks Hot Springs Spa, with associated fitness and wellness uses (e.g. 
personal services, mineral baths, recreation uses such as pools & tennis courts) 
Passive Recreation (e.g. picnic/barbeque areas, walking trails) 
Pavilion Community Center (e.g. special events, neighborhood meetings) 
Amphitheater (existing facility will be improved to accommodate uses as 
defined in the Design Manual) 
Private streets within the Agriculturally zoned property 
Ancillary maintenance facilities (e.g. agricultural, golf and grounds 
maintenance shop and storage shed located as defined in the Design Manual) 

 
6. Any expansion, not otherwise defined in the Design Manual, of the existing spa development or 

the amphitheater will require approval of a Conditional Use Permit by the Planning Commission. 
 

7. Land use, site design and development standards to support land use compatibility between 
agricultural activities conducted on the project site and adjacent residential neighborhoods 
consistent with the River Oaks II Design Manual (Exhibit B) shall be prepared and approved by 
the Planning Commission concurrently with approval of future tentative tract map / 
neighborhood development plans adjoining off-site agricultural lands.  Standards may include 
agricultural setbacks, landscape screening, decorative open fencing, and/or others to be 
determined. Any such review and determination shall not be in conflict with the adopted River 
Oaks II Design Manual (Exhibit B). 

 
8. All multi-purpose trails and walkways shall be open to the general public, except for the bluff-top 

trail along the western edge of the Traditions planning area west of Clubhouse Drive.  The 
Homeowners Association may limit the hours of public use to daytime hours, and may restrict 
access during maintenance activities, as provided for in the project CC&Rs. 

 
9. Clubhouse Drive and Village Drive within Subarea A will be private streets with public access 

and will be maintained by the Master Homeowners Association. 
 

10. A Common Interest Development Homeowners Association shall be formed with responsibility 
to maintain private streets, stormwater facilities, right of way landscaping, trails, walkways, open 
space areas, and common landscape areas.  All private streets shall be covered with Public Utility 
Easements, and specific easement agreements in favor of the City for maintenance of sanitary 
sewers and water facilities with language approved by the Public Works Director.  Any 
maintenance and/or repairs performed by the municipal agency shall be to the then current 
Department of Public Works Standard Detail and Specifications. 

 
11. Future tentative map approvals shall demonstrate compliance with the grading concepts set forth 

in the Design Manual (Exhibit B), as permitted by the City’s Grading Ordinance.  Site mass 
grading shall utilize contour landscape grading techniques to avoid angular, unnatural slopes. 

 

Resolution No. 16-031  Page 5 of 127



12. A large lot tentative/final map, without conditions for improvements, may be submitted and 
approved for phasing and financing purposes in compliance with the River Oaks II Expansion 
Design Manual.  Said Map may be submitted for Planning Commission approval at any time. 

 
13. Mass grading of the residential neighborhoods shall be permitted in conjunction with the 

approval of the Large Lot Tentative Tract Map and Grading plan for Phase I consistent with the 
City’s Grading Ordinance as amended.  Phase I (Lot 2 of the above referenced Large Lot Map) 
may have a grading permit issued so long as no import of material is needed. Grading of Lots 3 
and 5 shall be allowed so long as they are coincident with the conceptual criteria defined in the 
River Oaks II Expansion Design Manual and that cut and fill quantities are balanced for the entire 
site with any required export not exceeding 500 CY. A comprehensive storm water control plan 
shall be prepared demonstrating compliance with all applicable storm water management and 
permit requirements, and that addresses all proposed phases of development in a form acceptable 
to the City Engineer prior to issuance of any grading permits or approval of any subdivisions. 

 
 

 
 
 

EEngineering 
 
14. With development of the first residential phase in River Oaks II, a 24-inch recycled water main 

shall be constructed from N. River Road to Clubhouse Drive, and then along the southern 
boundary of the updated Borkey Area Specific Plan to the Cuesta College property boundary.  
Credit shall be provided for over-sizing the line beyond 8-inch.  Minimum 25-foot easements 
shall be provided to the City where public or private right-of-way does not exist. Where public or 
private right-of-way exists the recycled water line shall be placed in the right-of-way. Upon the 
extension of this recycled water line to its intersection with Buena Vista Drive the applicant shall 
be provided a tie-in at no additional cost. 
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15. When recycled water becomes available, the applicant shall connect all irrigated lands to the City 
recycled water system and utilize recycled water as an irrigation supply. Per City Ordinance No. 
1021 N.S., the City’s Public Works Director will allow the existing well(s) to remain in service to 
meet demands suitable for the landscape and irrigation of the continuous and long-term 
maintenance of all areas to be irrigated. The applicant and/or its successors shall have the right to 
blend its existing river underflow well water with reclaimed water as necessary to meet its 
desired project water quality goals subject to a minimum percentage of 25% recycled water with a 
target of 50% recycled water. Connection to the City recycled water system shall be subject to the 
cost parameters pursuant to the terms and conditions set forth in Section 4 (4.1) of the 
“Corrective Deeds and Agreement RE Offer To Dedicate” dated 5/28/2003 and recorded as Doc. 
2003056981. Concurrently, the applicant will void the quality parameters pursuant to the terms 
and conditions set forth in Section 4 (4.2 & 4.3) of the “Corrective Deeds and Agreement RE 
Offer To Dedicate” dated 5/28/2003 and recorded as Doc. 2003056981 

 
16. Two sources of water service must be provided to the Traditions neighborhood upon 

development of over 25 homes.  The second point of connection for water to the Traditions 
Neighborhood may be Waterford Court if modeling demonstrates that suitable volumes for fire 
protection are adequate. The connection from Waterford Court must be made at the northern 
end of Clubhouse Drive. The distribution plan must be accepted by the City Water Division. The 
remaining development of River Oaks II must be served by the extension of the 12-inch water 
main in Buena Vista Drive. 

 
17. The applicant shall reconstruct the sidewalk returns on the west side of the intersection of River 

Oaks Drive and Buena Vista Drive with the improvement of Buena Vista Drive from the project 
entrance south to the City boundary (see condition No. 53).  This work will be recommended to 
be included in an update of the City’s AB 1600 program and thereby be reimbursable to the 
developer.  

  
Mitigation Measure Conditions 
 
Aesthetics 
 
18. Future site development of the site shall utilize landform, contour grading techniques to reduce 

the appearance of unnatural, angled slopes to help graded slopes blend in with the surrounding 
landscape.  All exposed graded slopes shall be landscaped to soften the appearance of and 
camouflage graded slopes to be compatible with the surrounding development pattern and 
landscape. 

 
Agriculture 
 
19. An agricultural buffer setback from the northern property shall not be less than 75 feet. The 

applicant shall plant a row of trees and a hedgerow to reduce dust along the northern 
property line. 
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20. A disclosure agreement describing potential agricultural related nuisances (e.g., dust, noise, 

pesticide spraying, lights, etc.) associated with normal agricultural operations shall be recorded on 
the property title with the recordation of all subdivision maps within the River Oaks II expansion 
project area. 

 
21. A “right-to-farm” notice in a form approved by the Community Development Director shall be 

recorded on the deed of each property within this project area. 
 
AAir Quality 
 
22. Short-Term Construction-Related Emissions. 

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

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

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

• 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; 

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

• Construction or trucking companies with fleets that that do not have engines in their 
fleet that meet the engine standards identified in the above two measures (e.g. captive 
or NOx exempt area fleets) may be eligible by proving alternative compliance; 

• Signs shall be posted in the designated queuing areas and or job sites to remind drivers 
and operators, discouraging them from idling for more than 5 minutes; 

• Diesel idling within 1,000 feet of sensitive receptors shall be discouraged to the extent 
feasible; 

• Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors; 
• Electrify equipment when feasible; Substitute gasoline-powered in place of diesel-

powered equipment, where feasible; and, 
• Use alternatively fueled construction equipment on-site where feasible, such as 

compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel. 
Further reducing emissions by expanding use of Tier 3 and Tier 4 off-road and 2010 on- 
road compliant engines; 

• Repowering equipment with the cleanest engines available; and 
• Installing California Verified Diesel Emission Control Strategies. These strategies are 

listed at: http://www.arb.ca.gov/diesel/verdev/vt/cvt.htm 
 
23. Dust Control Construction Emissions: 

 
• Reduce the amount of the disturbed area where possible; 
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• Use water trucks or sprinkler systems in sufficient quantities to prevent airborne dust 
from leaving the site. Water could be applied as soon as possible whenever wind speeds 
exceed 15 miles per hour; 
• All dirt-stock-pile areas could be sprayed daily as needed; 

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

• Exposed ground areas that are planned to be reworked at dates greater than one month 
after initial grading could be sown with a fast-germinating native grass seed and watered 
until vegetation is established; 

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

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

• Vehicle speed for all construction vehicles could not exceed 15 mph on any unpaved 
surface at the construction site; 

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

• Install wheel washers where vehicles enter and exit unpaved roads onto streets, and/or 
rumble strips for trucks and equipment leaving the site; 

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

• Construction personnel should wear protective face masks while grading and excavating 
soils that contain serpentine soil; 

• All PM10 mitigation measures required shall be shown on grading and building plans; 
and, 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 shall include holidays and weekend periods when 
work may not be in progress.  The name and telephone number of such persons shall be 
provided to the APCD Compliance Division prior to the start of any grading, earthwork 
or demolition. 

 
24. Mobile Emissions: Applicant shall implement at least 18 of the 24 measures identified by the local 

air district, provided below: 
 

a. Provide a pedestrian---friendly and interconnected streetscape to make walking more 
convenient, comfortable and safe (including appropriate signalization and signage). 

b. Provide good access to/from the development for pedestrians, bicyclists, and transit users. 
c. Incorporate outdoor electrical outlets to encourage the use of electric appliances and 

tools. 
d. Provide shade tree planting in parking lots to reduce evaporative emissions from parked 

vehicles. Design should provide 50% tree coverage within 10 years of construction using 
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climate appropriate species and shall be coincident with the adopted River Oaks II Design 
Manual (Exhibit B).  

e. Pave and maintain the roads and parking areas 
f. No residential wood burning appliances. 
g. Incorporate traffic calming modifications to project roads, such as narrower streets, speed 

platforms, bulb---outs and intersection designs that reduce vehicles speeds and encourage 
pedestrian and bicycle travel. 

h. Increase number of connected bicycle routes/lanes in the vicinity of the project. 
i. Provide easements or land dedications and construct bikeways and pedestrian walkways. 
j. Link cul-de-sacs and dead-end streets to encourage pedestrian and bicycle travel to 

adjacent land uses. 
k. Plant drought tolerant, native shade trees along southern exposures of buildings to reduce 

energy used to cool buildings in summer. 
l. Utilize green building materials (materials which are resource efficient, recycled, and 

sustainable) available locally if possible. 
m. Install high efficiency heating and cooling systems. 
n. Utilize high efficiency gas or solar water heaters. 
o. Utilize built-in energy efficient appliances (i.e. Energy Star®). 
p. Utilize double-paned windows. 
q. Utilize low energy street lights (i.e. sodium). 
r. Utilize energy efficient interior lighting. 
s. Install door sweeps and weather stripping (if more efficient doors and windows are not 

available). 
t. Install energy---reducing programmable thermostats. 
u. Develop recreational facility (e.g., parks, gym, pool, etc.) within one---quarter of a mile 

from site. 
v. If the project is located on an established transit route, provide improved public transit 

amenities (i.e., covered transit turnouts, direct pedestrian access, covered bench, smart 
signage, route information displays, lighting etc.). 

w. Project provides a display case or kiosk displaying transportation information in a 
prominent area accessible to employees or residents. 

x. Provide vanpool, shuttle, mini bus service (alternative fueled preferred). 
 
25. Sensitive Receptors. 

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

b. Prior to any grading activities a geologic evaluation shall be conducted to determine if 
NOA is present within the area that will be disturbed. If NOA is not present, an 
exemption request must be filed with the SLOAPCD. If NOA is found at the site, the 
applicant must comply with all requirements outlined in the Asbestos ATCM. 
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c. These requirements may include development of an Asbestos Dust Mitigation Plan, 
which must be approved by the SLOAPCD prior to construction, and Development and 
approval of an Asbestos Health and Safety Program (potentially required for some 
projects). 

 
BBiological Resources 
 
26. If impacts to wetlands would occur as a result of proposed project activities, a mitigation, 

monitoring, and reporting plan should be prepared and approved by the City and other 
jurisdictional agencies, as appropriate (i.e., California Department of Fish and Wildlife, U.S. Army 
Corps of Engineers, and the Regional Water Quality Control Board). Wetland mitigation will 
increase the areal extent of wetland habitat on site at a two-to-one ratio (created wetland area to 
impacted wetland area), or other ratio determined by the permitting agency. Mitigation 
implementation and success will be monitored for a minimum of three years, depending on the 
jurisdictional agencies’ requirements.   

 
27. Tree canopies and trunks within 50 feet of proposed disturbance zones should be mapped and 

numbered by a certified arborist or qualified biologist and a licensed land surveyor. Data for each 
tree should include date, species, number of stems, and diameter at breast height (dbh) of each 
stem, critical root zone (CRZ) diameter, canopy diameter, tree height, health, habitat notes, and 
nests observed. 

 
28. An oak tree protection plan should be prepared by a qualified (City listed) arborist, and approved 

by the City of Paso Robles. 
 
29. Impacts to the oak canopy or critical root zone (CRZ) should be avoided where practicable. 

Impacts to oak trees may result from pruning, ground disturbance within the dripline or CRZ of 
the tree (whichever distance is greater), and damage to tree trunks. 

 
30. Impacts to oak trees should be assessed by a licensed arborist. Mitigations for impacted trees 

should comply with the City of Paso Robles tree ordinance 
 
31. Replacement oaks for removed trees must be equivalent to 25% of the diameter of the removed 

tree(s). For example, the replacement requirement for removal of two trees of 15 inches dbh (30 
total diameter inches), would be 7.5 inches (30" removed x 0.25 replacement factor). This 
requirement could be satisfied by planting five 1.5 inch trees, or three 2.5 inch trees, or any other 
combination totaling 7.5 inches. A minimum of two 24 inch box, 1.5 inch trees should be 
required for each oak tree removed 

 
32. Replacement trees shall be seasonally maintained (browse protection, weed reduction and 

irrigation, as needed) and monitored annually for at least three years. Replacement trees should 
be of local origin, and of the same species as was impacted or removed. 
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33. Migratory non-game native bird species are protected by international treaty under the Federal 
Migratory Bird Treaty Act (MBTA) of 1918 (50 C.F.R. Section 10.13). Sections 3503, 3503.5 and 
3513 of the California Fish and Game Code prohibit take of all birds and their active nests 
including raptors and other migratory non-game birds (as listed under the Federal MBTA). 

 
34. Within one week of ground disturbance or tree removal/trimming activities, if work occurs 

between March 15 and August 15, nesting bird surveys shall be conducted. To avoid impacts to 
nesting birds, grading and construction activities that affect trees and grasslands should not be 
conducted during the breeding season from March 1 to August 31. If construction activities must 
be conducted during this period, nesting bird surveys shall take place within one week of habitat 
disturbance. If surveys do not locate nesting birds, construction activities may be conducted. If 
nesting birds are located, no construction activities shall occur within 100 feet of nests until 
chicks are fledged.  Construction activities shall observe a 300-foot buffer for occupied raptor per 
Althouse and Meade, Inc. – 590.01 Biological Report for River Oaks II, Paso Robles, San Luis 
Obispo County 50 nests. A 500-foot buffer should be observed from occupied nests of all special 
status species. A pre-construction survey report shall be submitted to the lead agency 
immediately upon completion of the survey. The report will detail appropriate fencing or flagging 
of the buffer zone and make recommendations on additional monitoring requirements. Impacts to 
significant wildlife movement corridors are not anticipated from the proposed project; therefore 
no mitigation is recommended.  Special status plants were not found and are not expected to 
occur in the Study Area; therefore no mitigation is recommended. 

 
35. If construction activities are conducted during the nesting season, from March 15 through August 

15, pre-construction nesting bird surveys will be conducted (see BR-8). If occupied nests of 
special status birds (e.g. Cooper's hawk, sharp-shinned hawk, golden eagle, burrowing owl, 
yellow warbler, white-tailed kite, loggerhead shrike, and least Bell's vireo) are present, the 
following additional mitigation recommendations will be implemented. 

 
36. All occupied nests of special status bird species will be mapped using GPS or survey equipment. 

The mapped locations will be placed on a copy of the grading plans with a 500-foot buffer 
indicated. Work shall not be allowed within the 500-foot buffer while the nest is in use. The 
buffer zone should be delineated on the ground with orange construction fencing where it 
overlaps work areas. 

 
37. Occupied nests of special status bird species that are within 500 feet of project work areas will be 

monitored bi-monthly through the nesting season to document nest success and check for project 
compliance with buffer zones.  Once nests are deemed inactive and/or chicks have fledged and 
are no longer dependent on the nest, work can commence. 

 
38. Grubbing, grading, and other ground disturbance activities conducted within 50 feet of the 

Salinas River or the perennial pond will be monitored by a qualified biologist. If pond turtles are 
found in the project areas, they will be moved to an appropriate safe location on site. The 
biological monitor must have appropriate permits for handling pond turtles. 
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39. Spadefoot toads breed in ephemeral pools in the Paso Robles region. They are known to occur in 
the vicinity of the subject property. Surveys of the property conducted during the 2006-2007 
rainfall year were not definitive due to the extreme below normal rainfall, and ephemeral pools 
did not adequately fill. Therefore, additional surveys for spadefoot toad in potential ephemeral 
pool locations should be conducted prior to project construction. 

 
40. Prior to development, a survey of any ephemeral pools should be conducted within three weeks 

of saturating winter rainfall to determine the presence or absence of spadefoot toad on the 
property. If spadefoot toad is found, a mitigation plan, which may include avoidance, capture, and 
relocation, will be developed by a qualified biologist to reduce project effects on this species to a 
less than significant level. 

 
41. Prior to development, a survey of any ephemeral pools will be conducted within three weeks of 

saturating winter rainfall to determine the presence or absence of spadefoot toad on the property. 
If spadefoot toad is found, a mitigation plan, which may include avoidance, capture and 
relocation, will be developed by a qualified biologist to reduce project effects on this species to a 
less than significant level. 

 
42. All construction related activities must observe a 100-foot set-back from the Salinas River, as 

measured from the outer edge of riparian canopy. A minimum 50-foot set-back will be observed 
from the ephemeral drainages and flood channels, as measured from the outer edge of riparian 
vegetation.   

 
43. The project will develop a Stormwater Pollution Prevention Plan (SWPPP) acceptable to the 

Regional Water Quality Control Board (RWQCB). Appropriate erosion control measures should 
be implemented at all times in areas that could potentially flow into the Salinas River. Erosion 
control measures should include, but are not limited to, effective placement of silt fence, straw 
waddles, hydro seed applications, and erosion control fabric. Project planning should strive for 
temporary and permanent erosion control. 

 
44. A pre-construction survey will be conducted within thirty days of beginning work on the project 

to identify if badgers are using the site. The results of the survey will be sent to the project 
manager, CDFG, and the City of Paso Robles. If the pre-construction survey finds potential 
badger dens, they should be inspected to determine whether they are occupied. The survey 
should cover the entire property, and should examine both old and new dens. If potential badger 
dens are too long to completely inspect from the entrance, a fiber optic scope should be used to 
examine the den to the end. Inactive dens may be excavated by hand with a shovel to prevent re-
use of dens during construction. If badgers are found in dens on the property between February 
and July, nursing young may be present. To avoid disturbance and the possibility of direct take of 
adults and nursing young, and to prevent badgers from becoming trapped in burrows during 
construction activity, no grading will occur within 100 feet of active badger dens between 
February and July. Between July 1 and February 1 all potential badger dens will be inspected to 
determine if badgers are present.  During the winter, badgers do not truly hibernate but are 
inactive and asleep in their dens for several days at a time. Because they can be torpid during the 
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winter, they are vulnerable to disturbances that may collapse their dens before they rouse and 
emerge. Therefore, surveys should be conducted for badger dens throughout the year. If badgers 
are found on the property from July 1 through February 1, a qualified biologist may capture 
badgers and relocate them to an appropriate location off the property. 

 
45. San Joaquin Kit Fox (SJKF) habitat.  San Joaquin kit fox could occur in the project area. Future 

development of the property will result in a net loss of kit fox habitat.  The project biologist 
prepared a SJKF habitat evaluation form, which indicates that the mitigation ratio for loss of SJKF 
habitat is a 2:1 ratio, which requires two acres of habitat to be preserved for every acre of habitat 
lost to site disturbance.  The proposed mitigation strategy, which is provided in Attachment 13, 
provides for purchase of land bank credits through the Palo Prieto Conservation bank or by 
paying in-lieu fees through the Nature Conservancy.  (Fees shall be paid prior to issuance of 
permits for ground disturbance/grading.) This strategy was circulated to the California 
Department of Fish and Wildlife (CDFW), and CDFW is satisfied that this is an acceptable 
mitigation strategy, if the City of Paso Robles, as “Lead Agency” is satisfied that these measures 
provide adequate mitigation 
 

CCultural Resources 
 

46. Human Remains.  If human remains are found during site disturbance, all grading and/or 
construction activities shall stop, and the County Coroner shall be contacted to investigate. 

 
Hydrology 

 
47. The project shall use recycled water when it becomes available for landscape irrigation and 

agricultural purposes. (As per Condition 15.) 
 

48. All on- and off-site wells permitted for use with this project, except for geo-thermal wells and 
river underflow wells, shall have well meters installed per Public Works standards prior to 
recordation of the first subdivision map. 

 
49. The applicant shall incorporate all storm water control measures to meet the Regional 

Water Quality Control Board requirements by incorporating low-impact development 
features into the future project design. 

 
50. The applicant shall incorporate all storm water control measures to manage potential post-

construction hydromodification per the Regional Water Quality Control Board 
requirements into the future project design. 

 
Noise 
 
51. CConstruction Hours.  Unless otherwise provided for in a validly issued permit or approval, 

noise-generating construction activities shall be limited to the hours of 7:00am and 7:00pm. 
Noise-generating construction activities shall not occur on Sundays or City holidays. 

Resolution No. 16-031  Page 14 of 127



 
52. CConstruction Equipment Noise.  Construction equipment shall be properly maintained and 

equipped with noise-reduction intake and exhausted mufflers and engine shrouds, in 
accordance with manufacturers’ recommendations. Equipment engine shrouds should be 
closed during equipment operation. 

 
 
 
Transportation 
 
53. SState Route 46/Buena Vista Drive. Add a second eastbound left-turn lane. This maintains 

LOS C conditions during the AM/PM peaks. Queue lengths would be reduced to acceptable 
levels with the second left-turn lane. This project is included in the City’s Traffic Impact 
Fee program. The timing for this improvement depends on growth in the area, particularly 
increases in staffing and enrollment at Cuesta College North.  Payment of the City’s impact 
fees would address this deficiency. 

 
54. NN. River Road/ River Oaks Drive. Reconstruct the intersection of North River Road and 

River Oaks Drive in accordance with the concept plan adopted by the City Council October 
19, 2010.  The applicant shall construct the improvements prior to occupancy of the 90th 
building permit.  Reimbursement for the project will be provided through the City’s AB 
1600 program. 

 
55. BBuena Vista Drive.  Buena Vista Drive pavement shall be rehabilitated to City Standard 

structural stability and widened to accommodate two travel lanes, bike lanes on each side 
(no sidewalks) extending from the project entrance south to the City boundary.  Buena 
Vista Drive improvements will be constructed at the time of connection to Buena Vista 
Drive with development of River Oaks II.  Improvements along the frontage of Cuesta 
College property are subject to reimbursement from the AB 1600 program. 
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