
       
 

ADMINISTRATIVE HEARING AGENDA REPORT 
 
SUBJECT: A request for a Minor Use Permit to operate a wine tasting room (Bar and 
Tavern Use) within the Downtown Commercial and Downtown Historic District (C-D-H) 
zone with no food service. Hours of operation are requested from 11:30 AM to 9:30 PM, 
daily. No alterations to the existing building are proposed. This project is categorically 
exempt from environmental review (CEQA). 
 
PROJECT ADDRESS: 1010 Higuera Street BY: Eva Wynn, Assistant Planner  
  Phone Number: (805) 781-7172 
FILE NUMBER: USE-0828-2025  Email: ewynn@slocity.org 
         
APPLICANT: Couch Family Wines 
 
REPRESENTATIVE: Alexa Heter, Heter Accountancy    

RECOMMENDATION 
Approve the request for a Minor Use Permit to operate a wine tasting room (Bar/Tavern 
use) within the Downtown Commercial and Downtown Historic District (C-D-H) zone with 
daily operating hours from 11:30 AM – 9:30 PM, based on the findings and subject to the 
conditions of approval.  

SITE DATA 

Applicant Couch Family Wines 

 
Figure 1 – Project Site 

General Plan Land 
Use Designation General Retail (GR) 

Zone 
Downtown Commercial, 
Downtown Historic 
District (C-D-H) 

Site Area Approximately 0.4 acre 
Project Area ~500 square feet 

Environmental 
Determination 

Categorically exempt 
from environmental 
review under CEQA 
Guidelines Section 
15301 (Existing 
Facilities) 

SUMMARY 
Couch Family Wines (Applicant) has requested a Minor Use Permit to establish a wine 
tasting room with daily operating hours from 11:30 AM – 9:30 PM within the Downtown 

Meeting Date:   6/22/2026 
Item: 1 
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Commercial and Downtown Historic District (C-D-H) zone. The use will not include food 
service and no alterations to the existing tenant space are proposed. Pursuant to Zoning 
Regulations § 17.86.050 (Alcoholic beverage sales—Bars and restaurants with late night 
alcohol service), any Bar and Tavern use, including wine tasting rooms, requires a Minor 
Use Permit to operate in the C-D zone. Staff recommends approval of the Minor Use 
Permit based on the findings and subject to the conditions of approval and applicable 
code requirements. 

1.0 PROJECT BACKGROUND 

1.1 Site and Setting 
The site area is an approximately 0.4-acre parcel in the core of the Downtown Commercial 
zone, within the Downtown Historic District (C-D-H). The project is within an existing, 
multi-story, multi-use commercial building that has frontage at 1000-1010 Higuera Street. 
The project area is within the estimated 500 square foot tenant space, identified as 1010 
Higuera Street, located on the first floor of the building adjacent to an existing restaurant. 
The tenant space includes an existing Sidewalk Café along the Higuera Street frontage. 
Uses on the first floor of the building include a restaurant (Woodstock’s), and on the 
second floor include office uses. The project location is surrounded by eating and drinking 
establishments, retail, and commercial uses in the C-D-H zone. 

1.2 Project Description  
The applicant is requesting to establish a wine tasting room with daily business hours 
from 11:30 AM – 9:30 PM. The tasting room use is proposed within the existing tenant 
space at 1010 Higuera Street (Attachment A – Floor Plan) and includes the area of the 
existing Sidewalk Café adjacent to the tenant space. No alternations are proposed to the 
existing building, tenant space, or sidewalk café. The tasting room will not include food 
preparation, and any food service will be limited to pre-packaged goods.  

2.0 PROJECT ANALYSIS  
Wine tasting rooms are defined as a Bar and Tavern use pursuant to Zoning Regulations 
§ 17.156.012 (Land Use Definitions). Table 2-1 (Uses Allowed by Zone), provides that 
the establishment of Bars and Taverns in the C-D Zone requires approval of a Minor Use 
Permit. A Minor Use Permit is required in order to protect and promote the public health, 
safety, and general welfare of the community. It is intended that use permits allow 
flexibility in providing for, regulating, or preventing various uses, so they will be compatible 
with existing or desired conditions in their neighborhoods. Approval of a use permit is 
subject to requirements, outlined in Section 17.110.060 (Criteria for Approval) and 
Section 17.110.070 (Required Findings), for consistency with applicable standards and 
limitations of the General Plan and Zoning Regulations. Staff have evaluated the 
requested use permit’s potential impacts on surrounding uses and for consistency with 
current standards and regulations.  

2.1 Consistency with the General Plan 
The project site is in the General Retail land use designation within the area identified by 
the General Plan Land Use Element (LUE) as Downtown. The LUE describes Downtown 
as “the community’s urban center serving as the cultural, social, entertainment, and 

https://sanluisobispo.municipal.codes/Code/17.156.012
https://sanluisobispo.municipal.codes/Code/17.110.060
https://sanluisobispo.municipal.codes/Code/17.110.070
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political center of the City” (LUE Policy 4.1). LUE Policy 4.20.1 encourages locating 
restaurants, stores, and other uses benefiting from and contributing to pedestrian traffic 
at the street level in the Downtown area. As proposed, the project is consistent with the 
intent of the land use designation and Downtown LUE policies because it will promote 
economic vitality in the Downtown and will benefit from and contribute to pedestrian traffic.  

2.2 Consistency with Zoning Regulations 

Alcohol Outlet Operational Requirements 
Standards for Alcoholic Beverage Sales are provided in M.C. Section 17.86.050 
(Alcoholic Beverage Sales – Bars and Restaurants with Late Night Alcohol Service). 
These standards apply to all Alcohol Outlets including Bar and Tavern uses, in order to 
protect and promote public health, safety, comfort, convenience, prosperity, and general 
welfare, and to ensure operations are compatible with surrounding neighborhoods. The 
project shall comply with these standards and the operational requirements as follows: 

Hours of Operation 
Per M.C. Section 17.86.050(B)(2), alcohol services are limited to between 8:00 AM and 
11:00 PM each day of the week unless otherwise specified by a use permit. The proposed 
daily operational hours of 11:30 AM to 9:30 PM fall within the allowed window and are 
therefore in conformance (Condition No. 3).  

Noise 
Operational requirements of Alcohol Outlets require compliance with Chapter 9.12 (Noise 
Control) of the Municipal Code to maintain compatibility with the nearby businesses and 
residential units in the Downtown area. Adverse impacts due to noise are not expected 
due to the limited occupancy of the tenant space and proposed operations of the tasting 
room.  

Entertainment 
Entertainment shall maintain an ambient level, which is clearly incidental, that allows for 
normal conversation levels, and for which no cover fee or ticket is required. Amplified 
sounds are not permitted as part of this project (Code Requirement No. 5).  

Events 
Tables, chairs, and the general floor plan layout shall remain consistent as shown on the 
finaled Building Permit for tenant improvements and may not be removed or modified for 
special events to create a performance stage, dance floor, or similar area for 
performance/assembly unless approved by a separate City-issued permit (Code 
Requirement No. 6 and 7). 

Security 
Prior to Zoning Clearance approval of the Business License, the applicant shall submit a 
security plan for review and approval by the Police Department (Condition No. 4). The 
applicant shall maintain and operate a video recording system that records activity at all 
entrances and exits during all business hours. The video shall be of a quality suitable for 
later identification of customers and staff. It will be recorded in a manner that may be 
retrieved and provided to police immediately upon demand. Video data shall be retained 

https://sanluisobispo.municipal.codes/Code/17.86.050
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for a minimum of seventy-two hours or as otherwise required by law (Code Requirement 
No. 9).  

Alcohol License  
Business shall be conducted in a manner that will not violate any provisions of the 
California Alcoholic Beverage Control Act, prohibiting the sale of alcohol to minors; 
maintaining public health, morals, convenience, and safety; and taking reasonable steps 
to correct any objectionable conditions on the premises and immediately adjacent to the 
premises (Code Requirement No. 10).  

Employee Training 
All employees shall attend ABC LEAD Training or equivalent training. The property 
management shall be responsible for ongoing security/safety training to accommodate 
changes in personnel. The property management is responsible at all times for verifying 
the legal age of patrons, for monitoring patrons’ on-site alcohol consumption, and for 
declining to serve alcohol to patrons who demonstrate signs of intoxication or impairment 
associated with alcohol consumption, based on training provided to all staff. The property 
management shall not permit its patrons to leave the licensed premises with any alcoholic 
beverage or to consume alcoholic beverages on any property adjacent to the licensed 
premises under the control of the licensee(s) (Code Requirement No. 13).  

Sidewalk Café Consistency 
A Sidewalk Café permit was originally established in front of the project site for the 
restaurant use at 1000 Higuera Street (Woodstock’s Pizza) under DIR-0206-2023. 
Sidewalk Café permits are linked to specific businesses for liability and operations. 
Sidewalk Café permits require a valid business tax certificate, annual use fee, and 
adequate insurance coverage to be provided by the business operator. The Sidewalk 
Café permit cannot be transferred to new business operator unless approved by the City 
with submittal of a new application reflecting new ownership/operator (Chapter 4, 
Operating Requirements for Outdoor Dining, of the Outdoor Dining Guide as adopted by 
Resolution No. 11344 (2022 Series)). Use of the existing Sidewalk Café in front of 1010 
Higuera Street requires a new Sidewalk Café permit application, including submittal of an 
updated business tax certificate and liability insurance information for Couch Family 
Wines, pursuant to Municipal Code section 5.50.055 (see Code Requirement No. 5).  

Parking Requirements 
No additional parking is required for this project due to the proximity of the use to a major 
transit stop as defined in Section 21155 of the Public Resources Code (California 
Government Code § 65863.2.).  

3.0 ENVIRONMENTAL REVIEW 
The project is categorically exempt under Class 1, Existing Facilities; Section 15301 of 
the State California Environmental Quality Act (CEQA) Guidelines, because the project 
consists of operation of a business within an existing building located within an urbanized 
area that involves no expansion of an existing commercial building. The project does not 
propose improvements to the tasting room use and will not have a significant effect on 
the environment. 

https://www.slocity.org/home/showpublisheddocument/32895/637946055022330000
https://sanluisobispo.municipal.codes/Code/5.50.055
https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=GOV&sectionNum=65863.2.
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4.0 ATTACHMENTS 
A - Floor Plan (1010 Higuera Street) 

ACTION 
 Approve, based on findings and subject to conditions listed below 
 Approve as modified, based on findings and subject to conditions listed below 
 Deny 
 Continue to: _______________________to allow 
______________________________________________________________________
___________________________________________ 
 Continue indefinitely to allow: 
______________________________________________________________________
______________________________________________________________________
______________________________________________________________________
________________________________   
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FINDINGS 
1. The project is consistent with the General Plan because Bars and Taverns may be 

permitted in the General Retail land use designation, under the terms of a Minor Use 
Permit. Additionally, there is an emphasis for social and entertainment uses to be 
located Downtown and for restaurants, stores, and other uses benefiting from and 
contributing to pedestrian traffic to be at street level (LUE Policies 4.1 and 4.20.1). 

2. The use is consistent with the Zoning Regulations and the 2012 Alcohol Outlet 
Regulations because a Minor Use Permit was processed for review of the proposed 
use and required conditions of approval are included that have been identified to 
reduce public safety problems associated with alcoholic beverage sales and provide 
for properly maintained alcohol outlets so that impacts generated by these activities 
are not harmful to the surrounding environment. 

3. As conditioned, the use will not result in adverse effects to the health, welfare, or 
safety of persons residing or working in the surrounding area because the site has 
been evaluated for compatibility with surrounding uses in the Downtown Commercial 
zone and conditions of the use permit approval have been incorporated to will 
minimize potential disturbances as well as impacts to police resources and the 
community. 

4. As conditioned, the use will not result in jeopardizing or endangering the public 
health, welfare or safety of persons residing or working in the surrounding area 
because the application is compatible with the existing uses in the vicinity and 
involves a negligible expansion of existing uses on site to include wine tasting 
activities that that have been reviewed for building and fire code compliance. 

5. As conditioned, the use will not result in violations to any applicable provision of any 
other City, State, or Federal regulation, ordinance or statute because conditions of 
this use permit have been adopted to regulate the operational characteristics to be 
consistent with existing City, State and Federal regulations. 

6. The use is compatible with and will not adversely affect the livability or appropriate 
development of abutting properties and the surrounding neighborhood because as 
conditioned, the use permit will minimize potential impacts such as noise consistent 
with the limitations established under the City’s Noise Ordinance. Additionally, the 
limited occupancy allowance in the space reduces the likelihood of potential adverse 
effects to the health, peace, or safety of persons residing or working in the 
surrounding area.  

7. The project will be compatible with the existing and future land uses in the vicinity. 
The vicinity is characterized by a range of commercial uses including general retail, 
restaurants, and office uses. The tasting room will operate during limited hours, 
consistent with San Luis Obispo Municpal Code Section 17.86.050(B)(2) for 
operation of alcohol services. The tasting room will operate from a small tenant space 
within an existing commercial development, limited to service of alcoholic beverages 
under the terms of a Type 02 (Winegrower) license issued by the California 
Department of Alcoholic Beverage Control (ABC). Operations are subject to standard 
Alcohol Outlet Operational Requirements incorporated as conditions of approval of 
this Use Permit, intended to avoid deleterious impacts that may arise from 
Bar/Tavern activity at this site.    
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8. The site is physically suitable in terms of: its design, location, shape, size, and the 

operating characteristics of the proposed use; traffic generation and the provision of 
public and emergency vehicle access; public protection services; and the provision 
of utilities. The business will be operated from a tenant space within an existing 
commercial development within a General Retail area in the Downtown Commercial 
zone, with all necessary services and facilities available, and will be operated under 
a Certificate of Occupancy issued by the City’s Building & Safety Division. 

9. The project is categorically exempt from provisions of the California Environmental 
Quality Act (CEQA) described in Section 15301 (Existing Facilities) of the CEQA 
Guidelines because it consists of the operation, permitting, leasing, licensing, and 
minor alteration of an existing private structure. No new construction or additional 
building square footage is proposed as part of the project.  

CONDITIONS OF APPROVAL 
1. If the City receives substantiated evidence supporting the conclusion that a violation 

of this Use Permit, or of City ordinances has occurred; and if the Community 
Development Director determines the violations have not been adequately resolved, 
the Use Permit shall be reviewed at an Administrative Hearing. At the time of the Use 
Permit review, to ensure on-going compatibility of the uses on the project site, 
conditions of approval may be added, deleted, modified, or the Use Permit may be 
revoked. 

2. The Minor Use Permit shall be reviewed by the Community Development Director for 
compliance with conditions of approval, or to determine whether a modification of the 
permit is necessary upon significant change to the businesses as represented in the 
applicant’s submitted project application materials, or in the event of a change in 
ownership which may result in deviation from the project description or approved 
plans. 

3. The hours of operation are permitted between 11:30 AM to 9:30 PM, Monday through 
Sunday. 

4. Prior to Business License issuance, the applicant shall submit a security plan for 
review and approval by the Police Department. The applicant shall be responsible for 
on-going security and safety training to accommodate changes in personnel. To 
address complaints and minimize the need for police response to minor issues, an 
owner or manager shall be on premises at all times, and shall be available to be 
contacted by a City representative and/or adjacent property owner or tenant. The 
applicant shall regularly update contact information to the City’s Police, Fire, and 
Community Development Departments and adjacent property owners and tenants, or 
any interested members of the public. 

Code Requirements 
5. The Sidewalk Café, permitted under DIR-0206-2023, was approved and constructed 

for outdoor dining service for a separate restaurant business. Use of the existing 
Sidewalk Cafe for the bar/tavern use at 1010 Higuera Street may be permitted subject 
to city approval of a new application reflecting new business ownership, as required 
per Municipal Code section 5.55.055. 
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6. Live entertainment shall maintain an ambient level that is incidental and allows for 

normal conversation levels, such as acoustic or background music, consistent with 
the City’s definition of ambient entertainment. Cover fees, ticket sales, and amplified 
sounds are not permitted as part of this project. 

7. Tables, chairs, and the general floor plan layout shall remain consistent with approved 
plans and may not be removed or modified for late night operation or special events 
to create a performance stage, dance floor, or similar area for performance/assembly 
unless approved by a separate City-issued permit. 

8. The applicant shall make reasonable efforts to minimize the potential for adverse 
noise and crowd impacts on adjacent establishments and nearby residences. 

9. The applicant shall maintain and operate a video recording system that records activity 
at all entrances and exits during all business hours. The video shall be of a quality 
suitable for later identification of customers and staff. It will be recorded in a manner 
that may be retrieved and provided to police immediately upon demand. Video data 
shall be retained for a minimum of 72 hours or as otherwise required by law.  

10. Business shall be conducted in a manner that will not violate any provisions of the 
California Alcoholic Beverage Control Act, prohibiting the sale of alcohol to minors 
(§25658), maintaining the public health, morals, convenience, and safety (§25601); 
and taking reasonable steps to correct any objectionable conditions on the premises 
and immediately adjacent to the premises (§24200). 

11. The applicant shall not permit its patrons to leave the licensed premises with any open 
alcoholic beverage or to consume alcoholic beverages on any property adjacent to 
the licensed premises under the control of the licensee(s). 

12. The applicant is always responsible for verifying the legal age of patrons, for 
monitoring patrons’ on-site alcohol consumption, and for declining to serve alcohol to 
patrons who demonstrate signs of intoxication or impairment associated with alcohol 
consumption, based on training provided to all staff. 

13. All employees that will be handling and/or serving alcoholic beverages to customers 
shall attend and complete the California Alcohol Beverage Control's (ABC) "Licensee 
Education on Alcohol and Drugs" (L.E.A.D) and receive Certification prior to serving 
customers. L.E.A.D. Certifications shall be maintained on-site by the business owner 
and be made available upon request by the Police Chief. Other equivalent training 
may be approved by the Police Chief. 

14. The maximum posted occupant load for each space shall not be exceeded at any 
time. This permit is strictly limited to allow only the occupant load for the premises as 
approved by the City of San Luis Obispo Fire Department. Occupant loads approved 
by the City of San Luis Obispo Fire Department shall be posted at all times 

Indemnification 
The applicant shall defend, indemnify, and hold harmless the City and/or its agents, 
officers, and employees from any claim, action, or proceeding against the City and/or 
its agents, officers, or employees to attack, set aside, void, or annul the approval by 
the City of this project, and all actions relating thereto, including but not limited to 
environmental review (“Indemnified Claims”). The City shall promptly notify the 
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applicant of any Indemnified Claim upon being presented with the Indemnified Claim, 
and City shall fully cooperate in the defense against an Indemnified Claim. 

Notice of Opportunity to Protest  
The applicant acknowledges and agrees that the project conditions of approval stated 
herein provide adequate and proper notice pursuant to Government Code 66020 of 
Applicant’s right to protest any requirement for fees, dedications, reservations, or other 
exactions, and that any protest in compliance with Section 66020 must be made within 
ninety (90) days of the date that notice was given.  

Disclosure 
The conditions of approval and additional information provided as code requirements 
and/or informational notes in this approval letter do not represent an exhaustive list of 
mandatory code requirements. The additional information provided is intended for the 
applicant’s reference for subsequent permitting steps and requirements. Once 
detailed construction documents for the building permit application are submitted, the 
project will be reviewed for code compliance, which may result in additional 
requirements that were not identified or reported in the planning review process.   

 



Attachment A - 1010 Higuera St Floor Plan
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