D\ CITY OF MORRO BAY
&Y/ PLANNING COMMISSION
g AGENDA

The City of Morro Bay provides essential public services and infrastructure to maintain a safe, clean and healthy
place for residents and visitors to live, work and play.

Regular Meeting - Tuesday, December 19, 2017
Veteran’s Memorial Building — 6:00 P.M.
209 Surf Street, Morro Bay, CA

Chairperson Gerald Luhr
Vice-Chairperson Michael Lucas Commissioner Richard Sadowski
Commissioner Jesse Barron Commissioner Joseph Ingraffia

ESTABLISH QUORUM AND CALL TO ORDER
MOMENT OF SILENCE / PLEDGE OF ALLEGIANCE
PLANNING COMMISSIONER ANNOUNCEMENTS

PUBLIC COMMENT PERIOD

Members of the audience wishing to address the Commission on matters not on the agenda may do so at
this time. For Public Hearing, New Business, and Unfinished Business items, additional opportunities
for public comment will be provided following the Staff Report for each such item. Commission
hearings often involve highly emotional issues. It is important that all participants conduct themselves
with courtesy, dignity and respect. All persons who wish to present comments must observe the
following rules to increase the effectiveness of the Public Comment Period:

e When recognized by the Chair, please come forward to the podium and state your name and
address for the record. Commission meetings are audio and video recorded and this information
is voluntary and desired for the preparation of minutes.

Comments are to be limited to three minutes so keep your comments brief and to the point.

All remarks shall be addressed to the Commission, as a whole, and not to any individual member
thereof. Conversation or debate between a speaker at the podium and a member of the audience
is not permitted.

e The Commission respectfully requests that you refrain from making slanderous, profane or
personal remarks against any elected official, commission and/or staff.

e Please refrain from public displays or outbursts such as unsolicited applause, comments or
cheering.

e Any disruptive activities that substantially interfere with the ability of the Commission to carry
out its meeting will not be permitted and offenders will be requested to leave the meeting.

¢ Your participation in Commission meetings is welcome and your courtesy will be appreciated.

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in
this meeting, please contact the Community Development Department at (805) 772-6264. Notification
24 hours prior to the meeting will enable the City to make reasonable arrangements to ensure
accessibility to this meeting. There are devices for the hearing impaired available upon request at the
staff’s table.

PRESENTATIONS - NONE

Informational presentations are made to the Commission by individuals, groups or organizations, which
are of a civic nature and relate to public planning issues that warrant a longer time than Public Comment
will provide. Based on the presentation received, any Planning Commissioner may declare the matter as
a future agenda item in accordance with the General Rules and Procedures. Presentations should
normally be limited to 15-20 minutes.
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A. CONSENT CALENDAR

A-1  Current and Advanced Planning Processing List
Staff Recommendation: Receive and file.

A-2  Approval of minutes from the Planning Commission meeting of November 7, 2017.
Staff Recommendation: Approve minutes as submitted.

B. PUBLIC HEARINGS
Public testimony given for Public Hearing items will adhere to the rules noted above under the
Public Comment Period. In addition, speak about the proposal and not about individuals,
focusing testimony on the important parts of the proposal; not repeating points made by others.

B-1 Case No.: UP0-480 and CP0-543
Site Location: 301 Sea Shell Cove, Morro Bay, CA
Project Description: The project is a request for Coastal Development and Conditional
Use Permit approval for the construction of a new 2,192 sq. ft. single-family residence
with 336 sq.ft. of covered outdoor areas, and a 580 sq. ft. garage located within the R-
A/PD Zoning District and within the Coastal Commission Appeal Jurisdiction.
CEQA Determination: Categorically exempt Section 15303, Class 3
Staff Recommendation: Conditionally Approve
Staff Contact: Whitney Mcllvaine, Contract Planner (805) 772-6211

C. NEW BUSINESS - NONE

D. UNFINISHED BUSINESS - NONE

E. PLANNING COMMISSIONER COMMENTS

F. COMMUNITY DEVELOPMENT DIRECTOR COMMENTS

G. ADJOURNMENT
Adjourn to the next regular Planning Commission meeting at the Veteran’s Memorial Building,
209 Surf Street, on January 2, 2018 at 6:00 p.m.

PLANNING COMMISSION MEETING PROCEDURES

This Agenda is subject to amendment up to 72 hours prior to the date and time set for the meeting. Please refer to
the Agenda posted at the Community Development Department, 955 Shasta Avenue, for any revisions, or call the
department at 772-6264 for further information.

Written testimony is encouraged so it can be distributed in the Agenda packet to the Commission. Material
submitted by the public for Commission review prior to a scheduled hearing should be received by the Planning
Division at the Community Development Department, 955 Shasta Avenue, no later than 5:00 P.M. the Tuesday
(eight days) prior to the scheduled public hearing. Written testimony provided after the Agenda packet is
published will be distributed to the Commission but there may not be enough time to fully consider the
information. Mail should be directed to the Community Development Department, Planning Division.

Materials related to an item on this Agenda are available for public inspection during normal business hours in the
Community Development Department, at Mill’s/ASAP, 495 Morro Bay Boulevard, or the Morro Bay Library, 695
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Harbor, Morro Bay, CA 93442. Materials related to an item on this Agenda submitted to the Planning Commission
after publication of the Agenda packet are available for inspection at the Community Development Department
during normal business hours or at the scheduled meeting.

This Agenda may be found on the Internet at: www.morrobayca.gov/planningcommission or you can subscribe to
Notify Me for email notification when the Agenda is posted on the City’s website. To subscribe, go to
www.morrobayca.gov/notifyme and follow the instructions.

The Brown Act forbids the Commission from taking action or discussing any item not appearing on the agenda,
including those items raised at Public Comment. In response to Public Comment, the Commission is limited to:

1. Responding to statements made or questions posed by members of the public; or

2. Requesting staff to report back on a matter at a subsequent meeting; or

3. Directing staff to place the item on a future agenda. (Government Code Section 54954.2(a))

Commission meetings are conducted under the authority of the Chair who may modify the procedures outlined
below. The Chair will announce each item. Thereafter, the hearing will be conducted as follows:
1. The Planning Division staff will present the staff report and recommendation on the proposal being heard
and respond to questions from Commissioners.
2. The Chair will open the public hearing by first asking the project applicant/agent to present any points
necessary for the Commission, as well as the public, to fully understand the proposal.
3. The Chair will then ask other interested persons to come to the podium to present testimony either in
support of or in opposition to the proposal.
4. Finally, the Chair may invite the applicant/agent back to the podium to respond to the public testimony.
Thereafter, the Chair will close the public testimony portion of the hearing and limit further discussion to
the Commission and staff prior to the Commission taking action on a decision.

APPEALS

If you are dissatisfied with an approval or denial of a project, you have the right to appeal this decision to the City
Council up to 10 calendar days after the date of action. Pursuant to Government Code §65009, you may be
limited to raising only those issues you or someone else raised at the public hearing described in this notice, or in
written correspondence delivered to the Commission, at, or prior to, the public hearing. The appeal form is
available at the Community Development Department and on the City’s web site. If legitimate coastal resource
issues related to our Local Coastal Program are raised in the appeal, there is no fee if the subject property is
located with the Coastal Appeal Area. If the property is located outside the Coastal Appeal Area, the fee is a $277
flat fee. If a fee is required, the appeal will not be considered complete if the fee is not paid. If the City decides in
the appellant’s favor then the fee will be refunded.

City Council decisions may also be appealed to the California Coastal Commission pursuant to the Coastal Act
Section 30603 for those projects that are in their appeals jurisdiction. Exhaustion of appeals at the City is required
prior to appealing the matter to the California Coastal Commission. The appeal to the City Council must be made
to the City and the appeal to the California Coastal Commission must be made directly to the California Coastal
Commission Office. These regulations provide the California Coastal Commission 10 working days following the
expiration of the City appeal period to appeal the decision. This means that no construction permit shall be issued
until both the City and Coastal Commission appeal period have expired without an appeal being filed. The
Coastal Commission’s Santa Cruz Office at (831) 427-4863 may be contacted for further information on appeal
procedures.



City of Morro Bay
Community Development Department
Current & Advanced Project Tracking Sheet

This tracking sheet shows the status of the work being processed by the Planning & Building Divisions
New Planning items or items recently updated are highlighted in yellow.

Approved projects are deleted on next version of log.

Agenda No:_A-1

Meeting Date December 19, 2017

# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
Hearing or Action Ready Projects:
1 Teresa Drive 301 Sea Shell Cove 5/11/17 | CP0-543 & UPO- [Coastal Development Permit & Conditional [Under Review. Correction memo sent to applicant 6-19- PN- Condtionally
Estates, LLC 480 Use Permit for new SFR on Lot 1. 2220sf 17. Applicant resubmitted 10-2017. PC hearing 12-19- Approved 6/7/17
living, 580sf garage, 336sf covered patio & 17.
decks.
wm
1 So Cal Gas 0 Sequoia St (Public Right of | 3/29/17 CP0-539 Administrative Coastal Development Permit |Under Initial Review. Working with So Cal Gas to lower PN - Disapproved
Company Way, 32" west of Alder Ave) to install new class 5 wood pole, 29' above |pole height and locate behind future sidewalk. Planning 5/3/17
ground level. Advance Meter - Equipment permit denied 11-27-17.
attached to top of pole
wm
2 So Cal Gas 0 Nutmeg (Public Right of 3/29/17 CP0-538 Administrative Coastal Development Permit |Under Initial Review. Working with So Cal Gas to move PN - Disapproved
Company Way, 710" north of Cuesta to install new class 5 wood pole, 29' above [slightly northeast out of resident viewshed and into PUC 5/3/17
St.) ground level. Advance Meter - Equipment easement. Planning permit conditionally approved 11-27-
attached to top of pole 17.
wm
3 Gillean 479 Panay 7/6/17 CP0-549 Coastal Development Permit to allow for an |Under Initial Review. Correction Letter sent 7/20/2017.
existing accessory dwelling unit. Resubmittal rcv'd 10/26. Ready to issue with conditions.
Noticed 12/15. To be issued 12/27 ig
30 -Day Review, Incomplete or Additional Submittal Review Projects:
12/12/17 |CP0-559/UP0-507 |CDP and CUP for a new SFR in the Cloisters |Under Intial Review
subdivision
ig
Santoianni 321 Rennell 12/12/17 |CP0-558/UP0-506 |CDP and CUP for new 544 sq. ft. SFR 448 sq. |Under Intial Review
ft. attached garage
ig
12/13/2017 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 1




# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
4 Wong 500 Embarcadero 11/27/17 UPO0-505 Minor Use Permit to add 4 foot plexiglass Under Initial Review. Application complete to be noticed
wind break atop an existing 2 foot planter by 12/14/2017
box to protect customers while dining.
rr
5 Biaggini 1152 Market Avenue 11/21/17 | CP0-557 & UPO- |Coastal Development Permit & CUP for new |Under Intial Review
504 1320 sf single family residence w/ detached
two-car garage;
ig
6 Osborne 450 Piney 11/16/17 CP0-556 Administrative Coastal Development Permit |Under Intial Review
for demolition of existing single family
residence, construct new 3,008SFR, 460 sf
garage, 214sf decks, 58sf porch
ig
7 Madding 458 Dunes St 117117 UP0-503 Remodel & addition to existing single family |Under Intial Review. Correction letter sent 12/13
home; addition is 373sf.
ig
8 Di Benedetto 235 Marina 11/1/17 | CP0-555/UP0-495 |Coastal Development Permit & CUP for Under initial Review. Correction Letter sent 11/13
Demo/Reconstruct
ig
9 Silvaggio/Marshall {401 Pico 10/19/17 |UP0-499/AD0-125 |Minor Use Permit and Parking Exception for |Under Initial Review. Correction Letter sent 11/21
the construction of a single-car garage for a
SFR, nonconforming due to the absence of a
garage. Parking exception for the 2nd space
in tandem in the drive
ig
10 Kalin 937 Anchor 10/17117 UP0-497 Conditional Use Permit for an addition to an |Under Initial Review. Spoke with Agent 11/20 about
existing nonconforming SFR proposal's consistency with the design guidelines.
Waiting for Applicant to decide how to move forward
ig
5 Kwai 2780 Main 9/15/17 UP0-493 Minor Use permit for reduction in Under Initial Review. Correction Letter sent 10/17
commercial use to limit commercial use to
the first floor and expansion of residential
use to limit residential use to second floor.
No additional square footage is proposed
ig
12/13/2017 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 2




Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
MacMillan 590 Morro Bay Blvd 8/17/17 A00-051 Minor modification to UP0-460 for Distasio's |Under review. Additional minor modification proposed
restaurant and added to A00-051 8/29/17. Under review. Additional
changes submitted 9/5/17. Waiting on corrections.
Waiting on submittal of color for approval. Rcv'd 12/2
ig
Ferrin 2770 EIm 717117 |CP0-550/UP0-487 |Coastal Development and Conditional Use Under Initial Review. Correction letter sent. Waiting for PN- Conditionally
Permit for a 752 sq. ft. 2nd story addition and |resubmittal approved 8/10/2017
garage expansion
ig
Taverner 335 Piney 6/15/17 CP0-547 Coastal Development Permit for the Under Initial Review. Correction Letter sent 7/11/2017. PN- Conditionally
construction of a detached 624 sq. ft. Resubmittal received 9/28. Performed Site Visit. Waiting approved 7/17/2017
accessory dwelling unit on confirmation of the removal of second kitchen area on
lower floor. Letter sent 12/14 regarding required
information submittal not rcv'd to date. ig
Guesno 210 Atascadero 6/1/17 CP0-544 / UPO- |Coastal Development Permit and Conditional |Under Review. Correction memo sent to applicant 6-27- PN- Disapproved
481 Use Permit for commercial change in use 17. Resubmittal received 7/24/17. Incomplete letter sent 7/5/17
8/4/2017. Plans still incomplete as of Nov. 2017
wm
Morgan 101 Fig St. 4/12/117 UP0-476 Conceptual Review of New SFR with PC Conceptual Review 5/16/17. Applicant evaluating PN-Conditionally
accessory unit. Existing historical structure |whether to pursue project. approved 5/11/17
on lower level.
wm
Huber 2783 Coral Ave 2124117 CP0-530, UPO- |Proposed 6 lot residential subdivision Under Initial Review. Resubmitted 11-2017. RFP PN- Not Approved
470, S00-127 |(Tentative Tract Map, CDP, and CUP released for preparation of environmental (IS/MND). per memo dated
application). Property located at corner of 3/16/17
San Jacinto & Coral Ave.
wm
Eisemann 535 Atascadero 10/12/15 | CP0-490 & S00- |Parcel map application & EbP-te-split1R-4- |Incomplete letter sent 11-5-15. Received revised plans PN- Disapproved jg
125 zoned lotin to two lots. and communicated via email to applicant regarding plan per Memo dated
corrections. Resubmittal under review. Correction letter 8/10/2017
sent 2/18/16 with Public Works comments. Received
revised info from Applicant 3-3-16. Correction sent and
resubmitted 4-8-16. Met w/ Architect to discuss intent to
include development of 4-plex apartments. Resubmittal
rcv'd 5/10. Correction letter sent 6/14/16. Spoke with
architect 8/9/2016. Resubmittal rcv'd 8/17/2016.
Correction letter sent 10/13/2016. Applicant now wants
to remove development from proposal and process the
parcel map independently of any development. Waiting
on updated map (4/7/2017) Rev'd 4/17. Correction letter
sent 5/30/2017. Resubmittal Received 7/10/17.
Correction Letter sent 8/22. Resubmittal rcv'd 10/18/17.
Applicant has chosen to again change the project. Permit
expired. Applicant directed to resubmit applciation at
meeting 12/14
12/13/2017 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 3




# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
5 DeGarimore 1001 Front St. 7/14/15 |A00-026 and UPO-({Amendment to CUP to modify project Letter sent to applicant 9-9-15 regarding public access PN- Conditionally cj
442 description to remove proposed new awning. [requirements. In process. Applicant wishes to include a Approved 5/17/2017
kiosk for Virg's Landing with the awning amendment.
Reviewed prelim site plan of kiosk and provided email
comment corrections on 2/24/16. Met with Virg's Landing
owner to discuss kiosk plan 2-29-16. TUP application
submitted for kiosk proposal adjacent to parking lot on 4-
19-16. Correction letter sent 5-12-16. No recent activity
as of 9-1-17.
6 Gambril 405 Atascadero Rd. 5/13/15 CP0-475/ UPO- |New construction of 10,000sf commercial WM. Under review. Will need Arch and Traffic reports. PN-Plans wm
417 retail on vacant lot Resubmittal received 8/11/15. Incomplete letter sent Disapproved. Req.
9/4/15. Stormwater & plan
update-8/24/15
7 Leage 833 Embarcadero 9/15/14 UP0-389 Demolish existing building. Reconstruct new (Under review. Deemed incompleted. Letter sent 10-13- BC- incomplete  |RPS - Disapproved cj
1 story 19 foot building (retail/restaurant use)|14. CJ Resubmittal received 2/17/15. Incomplete letter for plan corrections
& outdoor improvements sent . Resubmittal received. Not compliant with view noted in memo of
corridors requirements. Resubmitta received 1-20-16. 10/14/14
Email corrections provided to Applicant on 2/10.
Reviewed revised plans received from architect via email
on 3/7/16.
Planning Commission Continued projects:
8 Erlendson 299 Sienna 9/1/17  |UP0-491/AD0-123 |Minor use permit and parking exception for |Under review. Correction letter sent 9/13/17. PC hearing
the conversion of a 2-car garage to habitable [10/3/2017. Continued to a date uncertain with direction to
living space and a parking exception to allow [work with staff prior to resubmittal. Applicant must
for no parking or a one-car carport to satisfy |resubmit.
the parking requirement in the R-1/S.2A
zoning district
ig
9 Rhine LP & Morro {3300 Panorama 2/24/16 | CP0-500 & UPO- [Coastal Development Permit & Conditional  [Under review. Correction letter sent 5-10-16. PN- Conditionally
94, LLC 440 Use Permit for Demolition of 3 existing tanks,|Environmental review complete and to be routed 7-28-16 approved per memo
related pumps and concrete for required 30 day period. PC 9/6/16 hearing. Reviewed dated 7/26/16
and PC continued hearing to 10/4/16. Project continued
to 12/6 PC meeting. Project reviewed at 1/3/17 PC
hearing and continued to a date uncertain. Revised MND
in progress.
wm
10 Verizon / Knight 484-Main new location, 11/19/14 |UP0-394 and CP0O-{Coastal Development Permit and Conditional |Under Review. JG. Incomplete. Waiting on response PN- Conditionally
Corner of Main and Cabrillo 512 Use Permit for installation of new Wireless  |from Tricia Knight. Wants to keep project open and figure approved 6/14/16
Facility/Verizon antennas on existing pole. out the parking situation or move location. 1/26. JG.
Applicant looking to move location to pole across the
street. resubmittal rcv'd 5/26. Deemed Complete, waiting
for Applicant to confirm PC meeting date. PC hearing
held on 9/6/16 and continued for further review to 11-1-16
PC hearing. Continuance requested. Continued to a
date uncertain
ig
12/13/2017 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 4




# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
11 Seashell Estates, 361 Sea Shell Cove 1/26/15 CP0-459/ UPO- |Coastal Development Permit/Conditional Use [Reviewing CC&R Design Guidelines. Deemed complete |2/23/15 FD Cond BCR has for review cj
LLC 401 Permit for new SFR. Lot 4 of 1305 Teresa 3-2-15. Anticipate 4/21 PC hearing. Project continued to |App TP 2/3/15
Subdivision a date uncertain. CJ.
12 City of Morro Bay End of Nutmeg 1/18/12 UPO0-344 Environmental documents for Nutmeg Tanks. |KW--Environmental contracted out to SWCA estimated to [No review BCR- New design wm
Permit number for tracking purposes only be complete on 4/27/2012. SWCA submitted draft |.S. to |performed. concept completed.
County issuing permit. Demo existing and City on May 1, 2012. MR-Reviewed MND and met with Needs new MND for
replace with two larger reservoirs. City handling [SWCA to make corrections. In contact with County concrete tank, less
environmental review Environmental Division for their review. MND received by truck
SWCA on 10/7/12. MND out for public notice and 30 day trips.Neighborhood
review as of 11/19/12. 30 day review ends on 12/25/12. mtg held 9/27.
No comments received. Scheduled for 1/16/13 Planning Neighbors generally
Commission meeting and then to be referred back to SLO support new design
County. Planning Commission continued this item to that reduces truck
address concerns regarding traffic generated from the trips by 80%.
removal of soil. In applicant's court, they are addressing Concrete batch
issues brought up by neighbors during initial P.C. plant set up on site
meeting. Project has been redesigned and will be going will further reduce
forward with concrete tanks. Modifications to the MND are impact. 5/5/14 -
in process. Neighborhood meeting conducted with Cannon contract
Engineering on 9/27/2013. Revising project description signed to finish
and MND. permit phase.
Construction will be
delayed to FY15/16
Projects Appealed or Forwarded to City Council:
13 Van Buerden 945 Embarcadero 5/24/16 UP0-446 Conditional Use Permit for House of JuJu Incomplete letter sent 6-23-16 to Applicant and Applicant Conditionally cj
restaurant remodel, and City Park Representative. Cj. Resubmitted revised plans 6-5-17. approved 6/14/16
improvements Project reviewed and discussed with Consultant. PC
hearing date is 9-5-17. Conditionally approved via
Favorable Recommendation to City Council for approval.
Council reviewed on 10-10-17 and continued project to 11+
14-17.
12/13/2017 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 5




# Applicant/ Property
Owner

Project Address

Date

Permit Numbers

Project Description/Status

Planning Comments and Notations

Building/Fire Comments
and Notations

Engineering
Comments and
Notations

Harbor/Admin
Comments and
Notations

Project Planner

14 Baston 561 Embarcadero

UP0-448

UPO0-448

Conditional use permit for Gray's Inn access
improvements and piling repair

Incomplete letter sent 8-4-16. Received resubmittal
9/16/16. Correction letter sent 10/14 and resubmittal
10/19. Met w/ Agent to review resubmittal 10/19. Project
reviewed at 12/20 PC meeting and continued to 1/17 PC
meeting. Project reviewed for favorable recommendation
to the City Council with direction. City Council reviewed
and continued to a date uncertain to allow plan revisions
to sign location and ADA clarification. Resubmitted plans
5-25-17. Met with Applicant and Agent 9-2017 to discuss
project issues related to parking. Applicant resubmitted
11-22-17. Anticipating January Council hearing date.

PN- Conditionally
approved per memo
dated 8/3/16

Cj

15 City of Morro Bay Citywide

6/19/13

A00-015

Sign Ordinance Update. Text Amendment
Modifying Section 17.68 "Signs"

Text Amendment Modifying Section 17.68 "Signs".
Planning Commission reviewed 5/17/2010. Item heard at
5/24/11 City Council Meeting. Interim Urgency Ordinance
approved to allow projecting signs. PC reviewed
2/7/2011. Workshops scheduled 9/29/11 & 10/6/11 .City
Council 12/13/11. Continued to 1/10/12 CC meeting. PC
reviewed 5/2/2012. Update due to City Council in June
2013. Draft Sign Ordinance reviewed by PC on 6/19/13 &
7/3/13. PC has reviewed Downtown, Embarcadero, and
Quintana Districts as well as the Tourist-Oriented
Directional Sign Plan. 8/21/13 Final Draft of Sign
Ordinance approved at 9/4/13 PC meeting with
recommendation to forward to City Council. Council
directed staff to do further research with local businesses.
Business workshops held fall/winter 13/14. Result of sign
workshops discussed at 11-3-15 PC mtg. Revised Public
Draft of Sign Ordinance posted to City website on July 6,
2017

No review performed.

N/R

sg

Environmental Review

16 Bay
Pines/Shorebreak
Energy

1501 Quintana

11/29/16

UP0-463/CP0-525

Coastal development permit & Conditional
Use Permit for Bay Pines Solar Project.

Under Initial Review. Bio Report and Phase 1 Arch report
rcv'd. Waiting for preliminary title report. Recv'd 3/15.
Sent to PW: Under Review. Correction letter sent
4/12/2017. Rcv'd email resubmittal 5/5, resubmittal under
review. Requires Initial Study

PN- Conditionally
Approved, 6/5/17

17 City of Morro Bay N/A

UP0-423

MND for Chorro Creek Stream Gauges

Applicant requesting meeting for week of 9/9/13. SWCA
performing the environmental review. Received
completed MND from Water Systems Consulting (WSC)
on 4/1/15. Routed to State Clearinghouse for required 30
day review period. Tentative hearing 8/4/15. No recent
activity.

No review
performed.

MND complete. Cut
permit checks to
RWQCB and CDFW
on 2/27/15

¢

Final Map Under Review Projects:

12/13/2017

955 Shasta Avenue Morro Bay Ca

93442 805-772-6261




# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
18 Tract 2739 485 S. Bay Blvd, Black Hill 11717 Map Final Map - Tract 2739/ 16 lot subdivision Final Map Application Under review. Map corrections JW/PN -
Villas Subdivision with dedicated lot for riparian enhancement |forwarded to Engineering/Public Works Dept. on 3/13/16. Disapproved final
and raptor preservation. Final Map & Public Improvement Plans resubmitted to map and public
City on 4/24/17. Correspondence with applicant improvements
regarding CC&Rs and affordable housing covenants 8/16/2017
ongoing. Approved rough grading permit. Addendum to
grading permit forthcoming to minimize amount of cut.
Review in progress of affordable housing covenant.
Scheduled for Council map acceptance on 12/12/17.
g
19 Tract 2812 2400 Main St/ Morro Mist 6/13/16 Map Final Map - Tract 2812 / 23 lot subdivision Initial submittal for final map processing received 6-13-16. JW/PN -
and 1 common lot Correction letter sent 7-6-16. Draft CC&Rs received. Disapproved final
Resubmittal received 1/5/17. Corrections sent 4-7-17. map and public
Resubmittal received 6-16-17 and 9-5-17. CC&Rs improvements
approved. Draft affordable housing documents prepared 8/1/2017
and sent to Applicant 11-28-17 ]
cJ
20 Medina 3390 Main 10/7/111 Map Final Map. Issues with ESH restoration. SD--Meeting with applicant regarding ESH Area and No review DH - resubmitted
Applicant placed processing of final map on |(Biological Study. MR- Received letters from biologist performed. map and Biological
hold by proposing an amendment to the regarding revegetation on 9/2/12. Letter sent to biologist. study on Dec 19th
approved tentative map and coastal Recent Submittal reviewed and memo sent to PW 2012. PW has
development permit. Applicant proposed regarding deficiencies. Initial review shows resubmitted completed their
administrative amendment. Elevated to PC, |map does not meet the 50 foot ESH buffer setback review. Received a
approved 1/4/12. Appealed, scheduled for requirement. Creek restoration required per Planning letter from Medina's
2/14/12 CC Meeting. Appeal upheld by City condition #4 prior to recordation of the final map. lawyer and
Council, and project with denied 2/14/12. Unresolved Planning conditions. Sent correction letter to preparing response.
map check returning for corrections on Engineering 4-14-16. Received request for extension of PW comments sent
3/9/12 permit as allowed by code. One year extension of to RS to be included
permits granted extending map to 7/19/2017. Received with his response
map resubmittal 11-28-16. Response letter sent 12-27- letter. RS said to
16. Biologist submitted revised creekside restoration plan process map for
on 6/8/17 for City review. Sent comments back to CC. Letter being
Biologist on 6-29-17 with response received. Creekside prepared to send to
Restoration plan approved. Planning conditions applicant to submit
addressed. mylars for CC
meeting.
sg/cj
Projects requiring coordination with another jurisdiction:
21 City of Morro Bay Outfall Original jurisdiction CDP for the outfall and |Coastal staff is working with staff. Coastal letter received |No review City provided
for the associated wells 4/29/2013. Discussed project with Coastal staff in performed. response to CCC on

meeting 11-18-14.

7/12/13. Per Qtrly
Conference Call
CCC will take
30days to respond

12/13/2017
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# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
22 City of Morro Bay 170 Atascadero Project requires a Coastal Development Waiting for outcome from the CDP application for the No review BCR- Phase 1

Desal Plant

Permit for upgrades at the Plant. Final action
taken Sent to CCC but pursuant to their
request the City has rescinded the action.

outfall. Discussed project with Coastal staff in meeting 11
18-14.

performed.

Maint and Repair
project is underway.
Desal plant start-up
scheduled for
10/15/13. Phase 1
complete and
finaled. Phase 2 on
hold as of 7/22/14.

Projects going forward to Coastal Commission for review (Pending LCP Amendments) / or State Department of Housing:

23 City of Morro Bay Citywide Plan Morro Bay: General Plan / Local Comprehensive overall update to the City's 1988 General
Coastal Program / Zoning Code Update Plan, 1984 Local Coastal Program, and 1997 Zoning
project Code. General Plan Advisory Committee meetings
ongoing. For more information or to get involved, visit
www.morrobayca.gov/planmb. Project to be complete
with documents ready for adoption and certification by
end of 2018.
24 City of Morro Bay Citywide 10/16/13 | A00-013. A00- |Zoning Text Amendment - Second Unit Secondary Unit Ordinance Amendment. Ordinance 576 |No review
029: Ordinance passed by City Council in 2012. 6-11-13 City Council performed.
601 direction to staff to bring back to Planning Commission for

review of ordinance. At 10-16-13 PC meeting,
Commission recommended changes to maximum unit
size and tandem parking design where units over 900 sf
and/or tandem parking design of second unit triggers a
CUP process. Council accepted PC recommendation at 2-
11-14 meeting and directed staff to bring back revised
ordinance for a first reading and introduction. Item
continued to 4/22/14 Council meeting to allow time for
Coastal staff comment regarding proposed changes.
Council approved Into and First Reading on 4/22/14. Final
Adoption of Ord. 585 at 5/13/14 Council meeting.
Ordinance to be sent as an LCP Amendment for
certification by Coastal Commission. New language for
PC and Council review. Second reading going to
council on April 12, 2016. PC reviewed change 5-3-16.
CC second First Reading 6-28-16.. Application
submitted to Coastal Commission August 2016.
Coastal objected to ban on use as vacation rentals.
New State legislation will force additional changes.

wm

Projects Continued Indefinitely, No Response to Date on Incomplete Letter or inactive:

12/13/2017
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# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
25 T-Mobiile 1478 Quintana 1/30/15 UP0-403 Minor Use Permit to Modify existing wireless [JG - Under initial review. Correction letter sent 3/5/2015. JW approved jg
telecommunication site at church JG. Partial resubmittal rcv'd via email 9/18
Grants
26 California Coastal |City-wide 4/6/16 $400,000 Grant for LCP update to address Grant agreements for both the grants are in place and No review N/A
Commission, sea-level rise and climate change impacts.  |grant administration has been turned over to Michael performed.
California Ocean Round 3 Grant award of $200,000 for Lateral [Baker International, per terms of the GP/LCP update
Protection Council Access Plan, and ESHA delineation. contract. Received signed grant agreement for $200,000
LCP Planning grant by CCC for Round 3 awards 2-27-17.
sg
27 City of Morro Bay City-wide Community Development Block Grant/HOME |Staff has ongoing responsibilities for contract No review N/R
Program - Urban County Consortium management in coordination with County staff performed.
administraiton. Final 2016 funding recommendations
reviewed by Council on 3-8-16. 2016 Subrecipient
Agreement executed and Council approved 2018-2020
Cooperation Agreement with County on 6-13-17. G
28 City of Morro Bay City-wide Climate Action Plan - Implementation Staff has ongoing responsibilities for implementation of
Climate Action Plan as adopted by City Council January
2014. Staff coordinating activities with other Cities and
County of SLO via APCD.
qj
Projects in Building Plan Check:
1 LaPlante 3093 Beachcomber 4/24/17 B-31487 New SFR: 3,495sf w/ 500 sf garage on vacant | Sent memo correction 6-15-17. Disapproved by cj on 10- |Approved by cdl on 5{PN - Disapproved |Emailed
land. No activity on this project. Remains in 16-17. 10-17 6/9/17 comments on 10-
plan check. 20-17.
2 MMbs Llc 1215 Embarcadero 12/9/16 B-31326 Demo existing Dockside 3 and Morro Bay Disapproved with plan corrections 1-5-17. CJ. Approved |Plans sent to Ca, PN- Disapproved
Landing to replace with 2 story new structure 11-27-17. CJ Code Check 1-5- per memo dated
17.Sent CA code 1/18/17
check 11/14/17
3 Bulatov 2980 Hemlock 91117 B-31651 Remodel existing SFR, new 1st & 2nd floor Disapproved by jg on 9-8-17. Disapproved by cdl |Disapproved by jb  |Emailed
addition (1444 sq. ft.), new 310 sf deck above on 9-18-17. on 9-15-17. comments on 10-
n2.17
4 Spencer 2445 Ironwood 7/21/17 B-31594 151sf single story addition at rear of SFR, new |Approved by rr on 8-1-17. Approved by cdl on 8- Approved by pn on |working on getting
second bath, new 78 sf deck at rear of SFR 29-17 9-6-17 contractor.
5 Linkwiller/Balch 535 Kern Ave 5/10/17 B-31504 118sq.ft. 1st. Floor addition new bathroom & Disapproved by rr on 8-22-17. Disapproved by cdl [Disapproved by pn
porch 102 sq. ft. second floor addition new on 8-8-17 on 8-22-1approved .
. . L . Resubmited on 11+
observation room decrease size of existing by jb 11/22/17. 1717
6 Grover 484 Kings 8/31/17 B-31650 Single Family Addition Approved by jg on 9-6-17. Disapproved by cdl  |Disapproved by jo  [Emailed
on 9-7-17. on 9-14-17. comments
9/21/17.
7 Wright 520 LaJolla 7/21/17 B-31595 Enclose 10'x20' carport for single car garage Disapproved by rr on 7-26-17. Disapproved by cdl  [N/A
on 8/11/17.
12/13/2017 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 9




# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
8 Olcott 285 Marina 10/27/17 B-31752 ADA Renovation; parking lot Approved by sg on 11-6-17. Approved by cdl on |Disapproved by jb  |Emailed
11-14-17. on 11-3-17. comments
11/21/17
9 Gotchal 315 Marina 10/27/17 B-31753 Remodel SFR, change floor plan, add 2 single |Approved by jg on 11-6-17. Disapproved by jb
car garages in building next door. on 11-8-17.
10 Henderson 958 Marina 10/18/17 B-31732 Replace interior finish, repair & reinforce Under review Disapproved by rr on 11-1-17. Project Approved by cdl on |Approved by jb on
exiisting structure & replace electrical mechan.& [requires planning entitlements. 11-3-17. 10-23-17.
plumbing systems on 2ndary unit
11 Kinsinger 222 Main St. 11/22/117 B-31786 149 Sq. Ft. addition & interior remodel of
kitchen, bath and living-room.
12 Millerstein 844 Main St. 111717 B-31781 Com. Alteration Re-enclosed storage area & Under Review. RR Disapproved by cdl |Approved by jb
upgrade to allow for office spacein addition to on 11-27-17. 11/22/17
storage upgrade exterior to match surrounding RR
13 Sonic 1840 Main 10/17/17 B-31730 Sonic Drive-in Restaurant, 1395 sf building, Corrections sent 12-8-17 California Code
1020 sf covered patio, 2646 sf covered parking Check reviewing for
building code.
14 Morro Mist LLC 2402-2446 Main 7/5/16 B-31067 through |Building Permit applications for 23 new town Disapproved. Corrections sent 8-3-16. cj. Resubmittal Disapproved by cdl |PN- Approved
B-31089 homes in 6 detached building clusters to include |received and disapproved 11-28-17. on 1-23-17. waitng for RL sign-
15 one- bedroom units and 8 three bedroom off of WEU form.
1inite 22 eanarate annlicatinne
15 Lau 2780 Main 9/15/17 B-31680 Remodel existing resteraunt/ apartment. Reduce [Disapproved by jg 10-18-17. Disapproved by cdl |Disapproved by jb  |Emailed
size of restaurant by 500 sf and add that to the on 9-22-17 on 9-22-17. comments on
Apartment. 10/19/17.
16 Assembly of God 615 Monterey 10/14/16 B-31226 Interior remodel (to rear house) - Demo interior, |Disapproved 11-10-16. JG Disapproved by cdl |PN- Disapproved
replace sub floor, drywall, electrical & plumbing, on 11-17-16. 11/16/16
new stucco over exterior.
17 Swindle 590 Morro 9/25/17 B-31690 Remove and relocate panel antennas to roof top [Disapproved by wm on 10-18-17. Approved by cdl on |Approved by jb on |Emailed
cell site. 10-26-17. 10-17-17. comments on
10/31/17
18 Crowfoot 416 Napa 3/1/17 B-31417 Convert downstairs closet into kitchen to create |Approved by rr on 7-31-17. Approved by cdl on 3{PN- Disapproved
secondary dwelling unit (CP0-531) 23-17 per memo dated
3/29/17
19 Wilhelm 2265 Nutmeg 10/20/17 B-31741 Relace existing 209 sf deck (adding 26 sf) Approved by rr on 10-23-17 Approved by cdl on |Disapproved by jb  |Emailed
totalling 235 sf decking. 11-3-17. on 10-24-Approved |comments on
by jb 11/13/17. 11/6/17.
20 Colmer 501 Quinn Ct, 11/16/17 B-31775 SFR- New
21 Colmer 505 Quinn Ct, 11/16/17 B-31774 SFR- New
22 Colmer 557 Quinn Ct, 11/16/17 B-31776 SFR- New
23 Giannini 750 Radcliff 9/15/17 B-31681 Remove & Replace antenna on tower, Disapproved 9-18-17. JG Approved by jg on 10-31-17. Approved by cdl on 9-Disapproved 9-15-
19-17.PZ 17.JB
24 Brisson 341 Sicily 9/12/17 B-31670 Single Family Alteration Conditional approval 9-27-17. RR Disapproved by cdl  [N/A Emailed
on 9-21-17. comments on
9/28/17
12/13/2017 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 10




# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments Engineering Harbor/Admin Project Planner
Owner and Notations Comments and Comments and
Notations Notations
25 Sotelo 2101 Sunset 10/3/17 B-31698 Proposed detached accessory building 625 sq. |Disapproved by jg on 10-16-17. Disapproved by cdl |Disapproved by jb  [Emailed owner
ft. on 10/4/17. on 10-05-17. 10/20/17.
Planning Projects & Permits with Final Action:
1 Mathias Family Trust|2515/2525 Greenwood 10/16/17 CP0-553 Admin Coastal Development Permit for the  |Under Initial Review. To be noticed 12/4/2017. Issued
construction of a new SFR and associated 12/18
ADU
ig
2 Griffin 550 Fresno 10/12/17 |UP0-496/AD0-124 |Conditional Use Permit for an addition to an |Under Initial Review. PC hearing December 5, 2017.
existing nonconforming SFR and parking Approved
exception for tandem space in the drive
ig
3 Abuhilal 844 Main 9/26/17 UP0-494 Minor Use Permit for an outdoor bread oven (Under Review. Submittal of supplemental info rcv'd
10/17. Correction Letter sent 10/30 (hard copy given to
Jan over the counter 10/30). Noticed 11/16. Renoticed
11/22. Permit issued with conditions
ig
4 Irons 598 Shasta 10/3/17 S00-129 Lot merger of two adjacent parcels PW denial, correction letter sent 10/27. Recorded map
with the county 12/8. Permit issued 12/12
ig
5 Driscoll 2599 Koa 10/24/17 CP0-554 Coastal Development Permit for an Under Initial Review. Application complete. Site noticed
Accessory Dwelling Unit within the first floor [11/15/2017. Approved 11-27-2017
of an existing single family dwelling.
rr
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AGENDA ITEM:__A-2

DATE: _DECEMBER 19, 2017

ACTION: DRAFT

ACTION MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING - NOVEMBER 7, 2017
VETERANS MEMORIAL BUILDING - 6:00 PM

PRESENT:  Gerald Luhr Chairperson
Michael Lucas Vice-Chairperson
Richard Sadowski Commissioner
Joe Ingraftfia Commissioner
Jesse Barron Commissioner
STAFF: Scot Graham Community Development Director

ESTABLISH QUORUM AND CALL TO ORDER
MOMENT OF SILENCE / PLEDGE OF ALLEGIANCE
PLANNING COMMISSIONER ANNOUNCEMENTS

Chairperson Luhr introduced the new Planning Commissioner Jesse Barron to everyone.

PUBLIC COMMENT PERIOD
https://youtu.be/b9gmSENPYII?t=2m31s

Clark Taylor, commercial property owner/ San Francisco resident, shared his opinion on how the
future downtown parking should look like.

Rigmore, Morro Bay resident, stated she was happy to see Commissioner Sadowski still on the
Planning Commission, and welcomed the new Planning Commissioner. Rigmore shared her
opinion on the parking issues and few resolutions for them.

Mani Bediken, visitor/architect, stated she loves the mixture of culture Morro Bay brings. Bediken
gave her opinion on how to bring “urban activation” to the Beach Street/ Morro Rock areas.

Sophie, visitor/architect, stated how beautiful Morro Bay is. She would like the City to pay more
attention to nature, and less on cars. Sophie stated it was very difficult to enjoy the area as a
pedestrian. Sophie noted there were few places to visit to learn about the fishing history of Morro
Bay.

Jan DerGarabedian, Morro Bay resident, commented on the trees on Main Street. She told of how
the trees were filled with lights last year, and noted of how inviting it was. DerGarabedian noted
some of the trees need to be trimmed or it could be a liability for the City if it should fall on a
pedestrian or vehicle. She’s hoping the trees will be lit again this year for the holiday season.

Chairperson Luhr closed the Public Comment period.
https://youtu.be/b9qmS8NPYII?t=14m41s

Chairperson Luhr asked Graham about the tree trimming and placing lights on the tree.

Graham stated he will have to get status on the lights from the Deputy City Manager. Graham also
stated there is a tree trimming program which the City has, and trees should be trimmed every
three years.


https://youtu.be/b9qmS8NPYII?t=2m31s
https://youtu.be/b9qmS8NPYII?t=14m41s

ACTION MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING — NOVEMBER 7, 2017

PRESENTATIONS - NONE

A

CONSENT CALENDAR
https://youtu.be/b9gmSENPYII?t=17m21s

A-1  Current and Advanced Planning Processing List
Staff Recommendation: Receive and file.

A-2  Approval of minutes from the Planning Commission meeting of September 19,
2017.
Staff Recommendation: Approve minutes as submitted.

A-3  Approval of minutes from the Planning Commission meeting of October 3, 2017.
Staff Recommendation: Approve minutes as submitted.

A-4  Approval of minutes from the Planning Commission meeting of October 17,
2017.
Staff Recommendation: Approve minutes as submitted.

Vice-Chairperson Lucas commented on the October 3™ minutes. Lucas stated in the
Planning Commission comments, Commissioner Sadowski’s comments stated, “food
dialogue” at the end of the sentence. Lucas thinks this should be looked at and corrected.
Graham will follow up on the correction.

MOTION: Vice-Chairperson Lucas moved to approve the Consent Calendar with
amended October 3, 2017 minutes. Commissioner Ingraffia seconded and the motion
passed (4-0-1), Commissioner Barron abstained.

PUBLIC HEARINGS — NONE

Public testimony given for Public Hearing items will adhere to the rules noted above
under the Public Comment Period. In addition, speak about the proposal and not about
individuals, focusing testimony on the important parts of the proposal; not repeating
points made by others.

NEW BUSINESS

C-1  Parking and Striping Plan Improvement Discussion for Possible Recommendation
to Council.
Staff Recommendation: Review the staff report, discuss options and provide
possible recommendation to Council
https://youtu.be/b9gmS8ENPYI?t=19m12s

Graham presented the staff report.

Chairperson Luhr opened the Public Comment period.
https://youtu.be/b9gmS8ENPY1?t=38m45s

Susan Stewart, Morro Bay resident/business owner, commented on the parking
issues in the downtown area. Stewart stated she was in support of the diagonal
parking in designated areas. Stewart was also in support of the meters in selective


https://youtu.be/b9qmS8NPYII?t=17m21s
https://youtu.be/b9qmS8NPYII?t=19m12s
https://youtu.be/b9qmS8NPYII?t=38m45s

ACTION MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING — NOVEMBER 7, 2017

areas and would like to change the parking signs because the tourists visit on the
weekends.

Bediken, commented she rides her bike when she’s visiting here and doesn’t feel
safe because there’s no cohabitation between the bicycles and cars.

Chairperson Luhr closed the Public Comment period.
https://youtu.be/b9gmS8ENPY1?7t=44m59s

The Commissioners presented their questions and comments to staff.

Discussion between Commissioners and staff.

D. UNFINISHED BUSINESS — NONE

E. PLANNING COMMISSIONER COMMENTS
https://voutu.be/b9gmS8NPY11?t=2h14m40s

Commissioner Ingraffia received a letter on some of the businesses concerning the Measure
D areas, and commented he would like to get some background on the issue so he could
evaluate the letter.

Graham responded this was not an agendized item and couldn’t really discuss the issue.
However, Graham stated the issues brought up in the letter, are on a lease site which already
have its entitlements.

Commissioner Barron thanked the Committee and the community for allowing him to
serve on the Commission. Barron commented he would like to do the best for the
community.

Chairperson Luhr presented questions to staff regarding the approval of the retail marijuana
space.

Graham responded, the first reading was conducted at the last City Council meeting. The
second reading will be reviewed at the second City Council meeting on Tuesday the 14™.
Graham noted the current ordinance is currently on the city’s website for the public to view.
Applications will be accepted no sooner than July 1, 2018.

Discussion between Commissioners and staff.

F. COMMUNITY DEVELOPMENT DIRECTOR COMMENT
https://youtu.be/b9gmS8NPY1I?t=2h21m14s

Graham notified the Commissioners the next meeting will possibly be canceled.

G. ADJOURNMENT
The meeting adjourned at 8:23 p.m. to the regular Planning Commission meeting at the
Veteran’s Memorial Building, 209 Surf Street, on November 21, 2017, at 6:00 p.m.


https://youtu.be/b9qmS8NPYII?t=44m59s
https://youtu.be/b9qmS8NPYII?t=2h14m40s
https://youtu.be/b9qmS8NPYII?t=2h21m14s

ACTION MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING — NOVEMBER 7, 2017

Gerald Luhr, Chairperson

ATTEST:

Scot Graham, Secretary



AGENDA NO: B-1

MEETING DATE: December 19, 2017

Staff Report

TO: Planning Commissioners DATE: December 8, 2017
FROM: Whitney Mcllvaine, Contract Planner

SUBJECT: Coastal Development Permit and Conditional Use Permit (CP0-543 & UP0-480)
for new construction of a single-family residence on Lot 1 of the Seashell Estates subdivision
(Tract 2870) at the corner of Sea Shell Cove and Theresa Drive on the inland side of Highway
One. The project site is in an R-A/PD zone within the Coastal Commission appeal jurisdiction.

RECOMMENDATION:
CONDITIONALLY APPROVE THE PROJECT by adopting a motion including the following
action(s):
A. Adopt Planning Commission Resolution 27-17 which includes the Findings and
Conditions of Approval for the project depicted on site development plans date stamped
December 1, 2017.

APPLICANT: Al Marshal, Seashell
Estates, LLC

ARCHITECT: Andres Eulate, Pults
and Associates

AGENT: Cathy Novak, Novak
Consulting

APN: 068-412-001

PROJECT DESCRIPTION: e S
Plans show a 2,772 square foot
single-story home with a 580 square
foot garage and 3 patio/deck areas,
one of which is covered (Exhibit B). Project architecture is modern and minimalist, using
vertical cedar siding, multiple shed roofs with flush wood fascia and no eaves, and dark bronze
windows installed without additional exterior trim. Deep roof overhangs are provided on the

Prepared By: WM Department Review: _ SG




Planning Commission
301 Sea Shell Cove (UP0-480 & CP0-543)
December 19, 2017

south facing side of the home supported by angled posts. Building materials are shown in a range
of brown earth tones. A color and materials sheet and material examples are included in Exhibit
E. Exhibit C is a project description provided by the architect that details compliance with the
Sea Shell Estate Design Manual and lists green building and energy saving components of the

design.

ZONING, SETTING, AND LAND USE DESIGNATION:

Adjacent Zoning/Land Use

North: | Suburban Residential (R-A/PD) Vacant | South | Teresa Drive and Highway One
Land

East: | Suburban Residential (R-A/PD) Vacant | West: | Suburban  Residential (R-A/PD)
Land Vacant Land

Site Characteristics/Setting

Overall Site Area

Lot 1 = 30,038 square feet, including a 50-foot ROW and utility
easement over the extension of Teresa Drive

Existing Use Vacant

Terrain Nearly level building area then steeply sloping to the streets and to
a stream corridor along the eastern property line

Vegetation/Wildlife Grassland and Scrub dominated by Coyote Bush (Baccharis
pilularis)

Access Sea Shell Cove

Archaeological Resources Not within 300 feet

General Plan, Zoning Ordinance & L ocal Coastal Plan Designations

General Plan/Coastal Plan
Land Use Designation

Low Density Residential

Base Zone District

R-A, Suburban Residential

Zoning Overlay District

PD

Coastal Zone

Located in the Coastal Zone, and within appeals jurisdiction
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PROJECT ANALYSIS:

Compliance with Subdivision Approval

The Seashell Estates subdivision (Tract 2870) was approved in 2009 and completed in 2014.
Subdivision CC&R’s and a Design Manual provide for lot development standards including
prescribed development limit lines, setbacks from the creek, a maximum building footprint, open
space easements, architectural guidelines and landscaping and landscape maintenance guidelines.
The building envelope, maximum building footprint, and setback criteria approved with the
subdivision supersede setback standards in the Zoning Ordinance for the Suburban Residential
(R-A) zone.

A Mitigated Negative Declaration was adopted as part of the subdivision approval. A summary
of mitigation measures is provided on Sheet T-2 of the plans (Exhibit B). Lot development is
subject to compliance with all applicable mitigation measures, including:

1. Building height of 18.5 feet to maintain views of the hills and ridgeline behind the
development;

2. Pre-construction survey by a qualified biologist to determine if any special status plant
species are present on the lot;

3. Preparation and implementation of an on-site planting and monitoring plan if special
status species are present; and

4. Timing of construction and pre-construction biological surveys to avoid impacts on
nesting birds.

5. Setback of 50 feet from the nearest top of bank on Lots 1 — 3.

A Noise Study was specifically prepared for this project which indicates that exposure to
Highway One traffic noise along the south face of the house exceeds the City’s maximum
allowable noise exposure for outdoor residential activity areas. Modeling shows the noise level
in this area at 68 decibels CNEL where 65 decibels CNEL is the City’s maximum recommended
exposure. However, since the design also provides an outdoor yard area at the northwest corner
of the house where noise exposure levels are 60 decibels and lower, this is less of a concern.
Building plans will be subject to compliance with California Noise Insulation Standards for the
interior of single-family detached homes.

Recommended conditions in the attached resolution (Exhibit A) address required compliance
with applicable subdivision conditions of approval, environmental mitigations and noise
insulation standards.
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Tract Specific Design Manual Standards

The Planning Commission is required to review the project based on project consistency with the
Sea Shell Estates Design Manual as well as applicable General Plan / Local Coastal Plan and
Zoning Ordinance standards. The following table summarizes several key elements of the Sea
Shell Estates Design Manual and project compliance. Please also refer to the attached Project
Description submitted by the applicant which describes how the project responds to applicable
guidelines (Exhibit C). Generally, the project appears to comply with the design standards

developed for this subdivision. Issues of concern are noted in red in the table below.

Development
Standards/ Design
Manual categories

Proposed
Plan

Design Manual / Subdivision
Requirements

SETBACKS:
Front (east)

Side (north)
Interior:

Side (south)
Exterior:

Rear (west):

20 feet 3 inches from back of street
paving

Building is at 5 feet on some plans and
10 feet on landscape plan.

Within building envelope

50 feet from nearest top of bank

20-foot front setback from back of street
paving for each lot

5 feet from property line

Within building envelope

50-foot setback from nearest top of
bank

Building Footprint/Envelope:

House, garage, and covered
porches/deck = 3,166 SF footprint

Building Envelope=6,600 SF

Tract map conditions related to
building envelopes and open space
easement areas indicate fencing and
flatwork other than for the driveway
shall be within the Building Envelope
as shown on the Landscape Plan.

Maximum 3,600 building footprint

Maximum 6,600 SF building envelope

Lot Coverage

Meets tract conditions

Set by maximum building footprint

Building Height

18’ 4” inches

18 6” above natural grade maximum

Parking

2 garage spaces plus 1 guest parking
space in driveway

Two garage parking spaces plus one
exterior space for guests

4
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A. Single-story / garage and house on

A. Buildings should blend with and not

different levels. Segmented roof | overwhelm their immediate
Size and Bulk sections. Exterior walls stepped and | surroundings.
offset. Earth tones. Hard to offset
prominence of building site. B. Maximum Building structures
footprint is 3600 sf
B. 2,772 sf Building footprint
C. 2" story floor area limited to 75%
C. No second story of 15t floor area.
e Simple roof elements that are a
coherent part of the building form
Roof Forms Earth-toned asphalt shingle roofing are to be used with roof slopes that

Multiple shed roof areas

Pitch — 1:12

reflect to the natural slope of the
site.

e 5-in-12 orless roof pitch is allowed.

e Asphalt or composite flat shingles,
in black or dark earth tones without
pattern or excessive texture; dark
tone, non-reflective metal and earth
sod.

Garages / Driveways

580 sf attached two-car garage

Driveway meets max width (20 feet)
standard.

At 904 sf, driveway meets max area
standard (1200sf)

Driveway entrance width exceeds
guideline standard because it includes
curb transitional areas.

Porous pavers are proposed

e Attached or detached from the
home

e Driveways shall be the same
width as the curb opening not
including the transitions and shall
not exceed exceed 20 feet in
width nor be greater than 1200
square feet in area.

e  Gravel or other porous surface

Exterior Materials/ Finishes

Wood fascia, vertical cedar siding,
(See Exhibit E)

Redwood or cedar siding board and
wood shingles are allowed as an
exterior siding material. Use of
alternative materials, either natural or
manufactured is encouraged and
considered on individual basis.

Colors

Earth tones

(See Exhibit E)

Colors shall be earth tone, muted and
create a synthesis with the surrounding
landscape. Colors shall follow the San
Luis Obispo County approved Munsell
Book of Color.
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Private Yard Fenced

Aprox. 500 SF of fenced yard at the
northwest corner of the house.

60 SF of fenced utility area along the
north property line is outside the
building envelope

Maximum 1,000sf allowed on north side
of home in order to be screened from
Highway 1.

Planning Conditions 16 & 18 of Tract
approval prohibits fencing outside the
building envelope.

Landscaping

Landscaping includes variety of native
and drought  tolerant shrubs,
perennials, ornamental grasses and
groundcover.

Discrepancies between landscape
plan / elevation drawings and site
plans. Only one tree type.

Designs should be simple, natural in
appearance, and free of artificial
appearing geometric patterns such as
evenly spaced straight rows or trees or
shrubs along driveways or property
lines. Landscape plan required which
identifies plant materials and locations
of proposed vegetation.

Trees and shrubs subject to same
height limits as building (18’ 6”)

Lighting

Plan sheet AE-1 in Exhibit B shows
recessed and down lighting.

Exterior lighting must be shielded

Green Building

Project exceeds Title 24 energy
efficiency requirements by 26.2%
See discussion below and refer to
Exhibits C & H.

Solar systems and sustainable building
practices are encouraged.

Conservation Open Space

A conservation open space easement
for areas of Lot 1 as approved by the
City must be recorded prior to
occupancy.

Per Tract 2870: That portion of each lot
outside the 6,600 sf building envelope
and any driveway connection to the
building envelope shall be subject to a
conservation open space easement.

Green Building Components:

Appendix 3 of the Sea Shell Estates Design Guidelines is a SLO Green Build brochure published
in 2006. Section 2.5 of the Guidelines states, “...the Sea Shell Estates strongly support
stewardship of the environment by implementing sustainable building methods.” Water
conservation, energy efficiency, native landscaping, use of porous paving materials and materials
with a recycled content are examples of green building methods utilized in this project. A list of
green building features is included in Exhibit C.

Water Conservation: Project landscaping is reasonably drought tolerant. The garage roof water
will be diverted to a 400-gallon rain water storage container plumbed to an irrigation system. The
on-demand hot water system is recirculating with a push button activator so in-line cool down is
reduced.
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Energy Efficiency: A Building Energy Analysis Report was prepared for this project by Michelle
Dunn, CEA, with Central Coast Energy Compliance. Project components contributing to energy
efficiency include the use of exterior as well as interior insulation, HVAC ducting with high
quality insulation and minimal leakage, insulated water supply lines, well-sealed windows with
high thermal performance, use of skylights for additional natural lighting, a 4.1kWdc photo-
voltaic system with panels on the south facing roof, glazing on the south side of the building to
capture winter sun. Her analysis of the building concluded that it would exceed Title 24
requirements by 26.2%.

Staff Recommendations:

Garage: Staff recommends providing more natural light in the garage and locating the trash bins
in a screened area outside of the garage. Utility systems and fixtures inside the garage must be
located outside a clear 20’ x 20’ area for parking. (Exhibit A Planning Condition 21.)

Driveway: Per Design Guideline 6.16, reduce the driveway width immediately behind the
approach to match the curb opening minus the transition areas (approximately 16 feet wide).
From there the driveway can widen to the maximum width of 20 feet. Trees planted as part of
subdivision landscaping which are immediately to the north of the existing driveway approach
should be protected during construction. The most recent plans indicate porous paving in the
driveway. The civil engineering sheets were not updated to reflect this change. (Exhibit A
Planning Condition 20.)

Northern Setback: This is a large lot with a generous building area. There is room to increase the
northern setback up to 10 feet and provide some informal privacy planting along the property line
beyond the fenced storage outside the garage, as shown on the landscape plan, but not on other
site plans. Fencing, grading, and flatwork are prohibited in areas outside the building envelope as
noted in the table above. (Exhibit A Planning Condition 15.)

Porch and deck on the southern fagade: Plans show an extension of the roof over an open deck
and a porch on this elevation. The roof extension is supported by angled posts, which don’t
relate particularly well to the rest of the building design. Also, these areas are very exposed to
wind and noise. Some additional enclosure would likely make them more inviting. Also, this
may be an opportunity to vary the roof line. (Exhibit A Planning Condition 14.)

Landscaping: The Western Redbud, while beautiful when in bloom, is typically not very tall and
has an open growth pattern that wouldn’t provide much screening. The Fremontodendron
(Flannel Bush) is a beautiful shrub that can eventually get rather large, but is best planted at a
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distance from the house since contact with the leaves can be extremely irritating to skin, eyes,
etcetera. Staff recommends the landscape plan include more evergreen screening using large
shrubs and medium sized trees. (Exhibit A Planning Conditions 10 & 12.)
A landscaping plan was approved and installed as part of subdivision improvements. Condition
24 of the subdivision precise plan approval (Exhibit B, sheet T-2) states that where required
plants have not survived, they shall be promptly replaced with new plant material of similar
species, function and size as specified in the approved landscape plan for subdivision
improvements. Several of the sycamores and toyons planted along the creek on this lot have died.
Staff recommends these be replaced prior to occupancy. (Exhibit A Planning Conditions 11 &
12.)

Green Building: Planning Condition 22 requires the project to include the green building
components listed in Exhibit C and to exceed Title 24 efficiency requirements by 25%, which is
completely feasible, based on the conclusion of the Building Energy Analysis Report prepared
for this project (Exhibit H).

Open Space Easement: Planning condition 4 for the final precise plan approval for Tract 2870
states, “After the 6,600 square foot building envelope has been established on each lot, the
remaining area within the development limit line shall be transferred into the open space
conservation easement by a method approved by the City.” The tract map was approved with
loosely identified Development Limit Lines for all the lots. Please refer to Exhibit F. Inside the
Development Limit Line on each lot can be a Building Envelope with a maximum area of 6,600
square feet. Inside the Building Envelope can be a Building Footprint of no more than 3,600
square feet. Once the envelope and footprint have been approved, the remaining area is required
to be part of an open space conservation easement. Tract 2870 was approved with map sheets
indicating areas of open space and CC&R’s but no separate written conservation open space
easement. Prior to occupancy of the house, the applicant must submit a conservation open space
easement and agreement for approval and recordation, consistent with Tract 2870 conditions.

ENVIRONMENTAL DETERMINATION

As noted above, a Mitigated Negative Declaration was prepared for the subdivision and this
project is subject to compliance with all applicable conditions/mitigations of subdivision
approval. No further environmental review is necessary for this project because, pursuant to the
California Environmental Quality Act (CEQA), construction of a single-family house on a legal
lot in a residential zone - is categorically exempt under CEQA Section 15303. The exemption
provides for the simultaneous construction of up to three single-family residential structures in an
urbanized area. Additionally, none of the Categorical Exemption exceptions, noted under
Section 15300.2, apply to the project.



Planning Commission
301 Sea Shell Cove (UP0-480 & CP0-543)
December 19, 2017

PUBLIC NOTICE:

Notice of a public hearing on this item was posted at the site and published in the Tribune
newspaper on December 8§, 2017, and mailed directly to all property owners of record and
occupants within 500 feet of the subject site. The notices invited the public to attend the hearing
and express any concerns they may have regarding the proposed project.

CONCLUSION:
Conditions are recommended to ensure the project is designed consistent with the Sea Shell
Estates Design Manual and applicable conditions of approval for Tract 2870. Construction of a
single-family house on a residential lot is consistent with the City’s General Plan and Local
Coastal Program.

Staff recommends that the Planning Commission conditionally approve the requested Coastal
Development Permit and Conditional Use Permit for the proposed new home at 301 Sea Shell
Cove via adoption of Resolution 27-17.

EXHIBITS:

Exhibit A — Planning Commission Resolution 27-17

Exhibit B — Graphics/Plan Reductions date-stamped December 1, 2017

Exhibit C — Applicant’s Project Description and outline of green building features
Exhibit D — Visual Simulations

Exhibit E — Color Board and material spec sheets

Exhibit F — Approved Tract Map for Tract 2870

Exhibit G — Acoustic Report

Exhibit H — Building Energy Analysis Report



EXHIBIT A

RESOLUTION NO. PC 27-17

A RESOLUTION OF THE MORRO BAY PLANNING COMMISSION APPROVING THE
COASTAL DEVELOPMENT PERMIT (CP0-453) AND CONDITIONAL USE PERMIT (UPO-
480) FOR NEW CONSTRUCTION OF A 2,192 SQUARE FOOT SINGLE FAMILY
RESIDENCE WITH 580 SQUARE FOOT GARAGE AND 336 SQUARE FEET OF
COVERED DECK AND PATIO SPACE LOCATED AT 301 SEA SHELL COVE ALSO
KNOWN AS LOT 1 OF THE SEA SHELL ESTATES SUBDIVISION

WHEREAS, the Planning Commission of the City of Morro Bay conducted a public hearing at
the Morro Bay Veteran’s Hall, 209 Surf Street, Morro Bay, California, on December 19, 2017, to
consider Coastal Development Permit #CP0-543 and Conditional Use Permit #UP0-480; and

WHEREAS, notices of said public hearing were made at the time and in the manner required by
law; and

WHEREAS, the Planning Commission has duly considered all evidence, including the
testimony of the applicant, interested parties, and the evaluation and recommendations by staff,
presented at said hearing.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Morro
Bay as follows:

Section 1: Findings. Based upon all the evidence, the Commission makes the following findings:

California Environmental Quality Act (CEQA)
1. That for purposes of the California Environmental Quality Act, Cases CP0-543 & UPO-
480 are categorically exempt from CEQA pursuant to Class 3, CEQA Guidelines Section
15303 (a), for new construction of small structures such as a single-family residence.
Additionally, none of the Categorical Exemption exceptions, noted under section 15300.2
apply to the project as further analyzed in the staff report.

2. The project is subject to compliance with applicable mitigation measures adopted with
the Negative Declaration for the underlying subdivision, Tract 2870.

Coastal Development Permit Findings
1. The project, as conditioned, is consistent with the applicable provisions of the General
Plan and certified Local Coastal Program.

2. The project is in conformance with the applicable conditions of approval for Tract 2870
(Case No. VITM #S00-062, UP0-183, CP0-207).
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Conditional Use Permit Finding

1.

The project, as conditioned, will not be detrimental to the health, safety, morals, comfort
and general welfare of the persons residing or working in the neighborhood because the
proposed single-family residence is a permitted use within the RA/PD zoning district and
consistent with the General Plan Low-Density Residential designation and applicable
conditions of Tract 2870 and City regulations.

Section 2. Action. The Planning Commission does hereby approve Coastal Development Permit
#CP0-543 and Conditional Use Permit #UP0-480 subject to the following conditions:

STANDARD CONDITIONS

1.

This permit is granted for the land described in the staff report dated December 8, 2017,
for the project at 301 Sea Shell Cove depicted on plans date stamped December 1, 2017
on file with the Community Development Department, as modified by these conditions of
approval, and more specifically described as follows: Site development, including all
buildings and other features, shall be located and designed substantially as shown on
Planning Commission approved plans submitted for CP0-543 & UP0-480, unless
otherwise specified herein.

Inaugurate Within Two Years: Unless the construction or operation of the structure,
facility, or use is commenced not later than two (2) years after the effective date of this
Resolution and is diligently pursued, thereafter, this approval will automatically become
null and void; provided, however, that upon the written request of the applicant, prior to
the expiration of this approval, the applicant may request up to two extensions for not
more than one (1) additional year each. Any extension may be granted by the City’s
Community Development Director (the “Director”), upon finding the project complies
with all applicable provisions of the Morro Bay Municipal Code (the “MBMC”), General
Plan and certified Local Coastal Program Land Use Plan (LCP) in effect at the time of the
extension request.

Changes: Minor changes to the project description and/or conditions of approval shall be
subject to review and approval by the Community Development Director. Any changes
to this approved permit determined, by the Director, not to be minor shall require the
filing of an application for a permit amendment subject to Planning Commission review.

Compliance with the Law: (a) All requirements of any law, ordinance or regulation of
the State of California, the City, and any other governmental entity shall be complied
with in the exercise of this approval, (b) This project shall meet all applicable
requirements under the MBMC, and shall be consistent with all programs and policies
contained in the LCP and General Plan for the City.

Hold Harmless: The applicant, as a condition of approval, hereby agrees to defend,
indemnify, and hold harmless the City, its agents, officers, and employees, from any
claim, action, or proceeding against the City as a result of the action or inaction by the




EXHIBIT A

Planning Commission Resolution 27-17
CP0-543 & UP0-480
Page 3

City, or from any claim to attack, set aside, void, or annul this approval by the City of the
applicant's project; or applicant’s failure to comply with conditions of approval.
Applicant understands and acknowledges the City is under no obligation to defend any
legal actions challenging the City’s actions with respect to the project. This condition
and agreement shall be binding on all successors and assigns.

Compliance with Conditions: The applicant’s establishment of the use or development of
the subject property constitutes acknowledgement and acceptance of all Conditions of
Approval. Compliance with and execution of all conditions listed hereon shall be
required prior to obtaining final building inspection clearance. Deviation from this
requirement shall be permitted only by written consent of the Director or as authorized by
the Planning Commission. Failure to comply with any of these conditions shall render
this entitlement, at the discretion of the Director, null and void. Continuation of the use
without a valid entitlement will constitute a violation of the MBMC and is a
misdemeanor.

Compliance with Morro Bay Standards: This project shall meet all applicable
requirements under the MBMC, and shall be consistent with all programs and policies
contained in the LCP and General Plan of the City.

Conditions of Approval: The Findings and Conditions of Approval for CP0-543and UPO-
480 as well as for Tract 2870 (Case No. VITM #S00-062, UP0-183, CP0-207) shall be
included as a full-size sheet or sheets in the building permit plans.

Building Conditions:

1.

Prior to construction, the applicant shall submit a complete building permit application
and obtain the required building permit.

Fire Conditions:

L.

Carbon monoxide alarms in new dwellings and sleeping units. An approved carbon monoxide
alarm shall be installed in dwellings having a fossil fuel-burning heater or appliance, fireplace
or an attached garage. Carbon monoxide alarms shall be listed as complying with UL 2034
and be installed and maintained in accordance with NFPA 720 and the manufacturer’s
instructions. (CRC R315.2)

Automatic fire sprinklers. An automatic fire sprinkler system in accordance with NFPA 13-D,
California Fire Code Section 903, California Residential Code Section R313, and Morro Bay
Municipal Code Section 14.08.090(L)(1) is required.

Fire Safety during Construction. Fire safety during construction shall be in accordance with
2016 California Fire Code Chapter 33, et seq.
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Public Works Conditions:

1.

Storm water Management: The City has adopted Low Impact Development (LID) and
Post Construction requirements to protect water quality and control runoff flow from new
and redevelopment projects. The requirements can be found in the Storm water
management guidance manual on the City’s website www.morro-bay.ca.us/EZmanual
Projects with more than 2,500sf of new or redeveloped impervious area are subject to
these requirements. Complete and submit the “SFR Performance Requirement
Determination Form”. A Final Storm Water Control Plan including drainage analysis,
runoff calculations, design and justification of drainage facilities shall be performed by a
Registered Civil Engineer and submitted with the building permit application. The
responsible Soils engineer shall review all proposed infiltration or storage systems for site
suitability.

Erosion and Sediment Control Plan: For small projects less than one acre and less than
15% slope, provide a standard erosion and sediment control plan. The Plan shall show
control measures to provide protection against erosion of adjacent property and prevent
sediment or debris from entering the City right of way, adjacent properties, any harbor,
waterway, or ecologically sensitive area.

Water Meter: Indicate and label new or existing water meter on plans.

Grading and Drainage: Indicate on plans the existing and updated contours, drainage

patterns, spot elevations, finish floor elevation and all existing and proposed drainage
pipes and structures.

Utilities: Show all existing and proposed locations of the sewer lateral, water service,
and water and sewer mains on the building plans. Include sizes where appropriate. Note

the location of all overhead utilities and construction underground service entrances per
the CBC.

Encroachment Permits: A sewer encroachment permit shall be required for any repairs or
installation of a sewer lateral. When utility connections require pavement cuts a traffic
control plan indicating appropriate signing, marking, barricades and flaggers must be
submitted with the Encroachment Permit application. If a construction dumpster is used,
the dumpster location shall be on private property, unless allowed by an encroachment
permit within the City right-of-way.

Add the following Notes to the Plans:

1.

No work within nor any use of any public rights of way shall occur without an
encroachment permit. Encroachment permits are available at the City’s Public Works
Department located at 955 Shasta Ave. The Encroachment permit shall be issued
concurrently with the building permit.


http://www.morro-bay.ca.us/EZmanual

EXHIBIT A

Planning Commission Resolution 27-17
CP0-543 & UP0-480
Page 5

2. Any damage to any of the City’s facilities (such as curb/berm, street, sewer line, water

line, or any public improvements) resulting, directly or indirectly from construction
operations related to this project shall be repaired at no cost to the City.

Planning Conditions:

1.

Nesting Bird Survey. To ensure that the project does not impact nesting migratory birds,
special status birds, or ground nesting birds, a qualified biologist shall conduct a pre-
construction survey no earlier than 30 days prior to building permit issuance to ensure
that birds are not nesting if construction is proposed during the migratory bird season. If
special status birds are nesting in the work area, construction shall not start until either
the chicks have fledged and left or until nesting season is complete as determined by the
approved biologist. The name and contact information of the project biologist shall be
included on the title page of the building permit plans.

Plant Survey. A pre-construction survey by a qualified biologist/botanist at the
appropriate time of year shall be submitted prior to issuance of a building permit to
determine if bunchgrass community or special status plant species exist on the property.
If bunchgrass community, Blochman’s dudleya, Cambria Morning glory, or other special
status plant species are determined to be found onsite, then mitigation shall be as follows
for any loss of habitat: one to one replacement or preservation of these habitats onsite
shall be required according to the approved 2011 Mitigation and Monitoring Program
prepared by Althouse & Meade included with the approved Tract CC&R’s. The name
and contact information of the project biologist shall be included on the title page of the
building permit plans.

Construction Noise: Project construction within 500 feet of any existing residences shall
be limited to the hours of 7 a.m. to 7 p.m. on weekdays and 8 a.m. to 7 p.m. on weekends.
All large construction equipment will be equipped with “critical” grade noise muftlers.
Engines will be tuned to insure lowest possible noise levels. Back up “beepers” will also
be tuned to insure lowest possible noise levels. All necessary measures to muftle, shield
or enclose construction equipment shall be implemented in order to insure noise levels at
the property line of the nearest parcels do not exceed 75 dBA.

Interior Noise: Plans submitted for a building permit shall clearly show and specify
construction methods and materials that ensure interior noise levels will not exceed
CNEL =45dBA.

Affordable housing in-lieu fees. The Tract 2870 condition for the payment of housing in-
lieu fees shall be satisfied by the payment of $108,000 prior to issuance of the first
residential building permit in the subdivision.

Boundaries and Setbacks: The property owner is responsible for verification of lot
boundaries. At the time of foundation inspection, the property owner shall verify lot
boundaries and building setbacks to the satisfaction of the City Community Development
Director and City Building Official.
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Height Certification: Prior to foundation inspection, a licensed land surveyor shall
measure and inspect the forms and submit a letter to the City Community Development
Director certifying that the tops of the forms comply with the finish floor elevations and
setbacks as shown on approved plans. Prior to either roof nail or framing inspection a
licensed surveyor shall measure the height of the structure and submit a letter to the City
Planning & Building Director, certifying that the height of the structure is in accordance
with the approved set of plans and complies with the height requirements of the Morro
Bay, Municipal Code Section 17.12.310.

Dust Control: That prior to issuance of a grading permit, a method of control to prevent
dust and wind blow earth problems, shall be submitted for review and approval by the
Building Official. (MBMC Section 17.52.070)

Archaeology: In the event of the unforeseen encounter of subsurface materials suspected
to be of an archaeological or paleontological nature, all grading or excavation shall
immediately cease in the immediate area, and the find should be left untouched until a
qualified professional archaeologist, knowledgeable in local indigenous culture, or
paleontologist, whichever is appropriate, is contacted and called in to evaluate and make
recommendations as to disposition, mitigation and/or salvage. The developer shall be
liable for costs associated with the professional investigation. (MBMC Section
17.48.310)

Landscape Plan. A landscape plan shall be submitted with the building permit
application which specifically shows the type, size, location and method of irrigation for
all planting proposed for the project. The plan shall include tree species approved as part
of the Tract 2870 landscape plan (or other suitable species) in addition to Cercis
occidentalis and Fremontodendron (not actually a tree) shown on the plans submitted for
CP0-543 and UP0-480 to the satisfaction of the Community Development Director.

Replacement Planting. The landscape plan submitted with a building permit application
shall also show replacement planting for the trees and shrubs planted with subdivision
improvements that have since died to the satisfaction of the Community Development
Director. All necessary repairs to the irrigation for these plants shall also be made prior to
building occupancy. Existing trees near the driveway approach shall be protected at the
drip line from construction disturbance to the satisfaction of the Community
Development Director.

Landscaping Timing. All project-related landscaping and irrigation shall be installed
prior to building occupancy.

Construction Disturbance and Restoration: Areas subject to disturbance during
construction shall be clearly shown on the plans submitted for a building permit, together
with a plan for protection of open space areas and existing vegetation in compliance with
Sea Shell Estates Design Manual sections 6.5, 6.8, 6.11, 6.15.2 and 6.15.3. The
application for a building permit shall also include a plan for restoration planting of all
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disturbed areas beyond the building envelope once construction is complete, to the
satisfaction of the Community Development Department.

Patio and Deck Roofing: Replace the proposed angled posts supporting the patio and
deck roofing on the south facing elevation with straight vertical supports and provide
additional privacy and windscreening to the satisfacion of the Community Development
Department Director.

Development Prohibited Outside Building Envelope: Per Tract 2870 Planning conditions
of approval 16 and 18, no fencing or flatwork is allowed outside of the building envelope
in the conservation open space easement, including the walkway shown at the northern
edge of the driveway. Shift the building footprint to the south to accommodate the
proposed fenced area and concrete walkway adjacent to the garage as shown on the
landscape plan submitted for this project.

Grading Prohibited Outside Building Envelope. Per the Sea Shell Estates Design Manual
section 6.5 and Tract 2870 Planning condition of approval 18, no grading shall occur
outside of the builing envelope with the exception of grading for driveway access. The
dimensioned building envelope shall be shown on plans submitted for a building permit.
Prior to construction the building envelope shall be clearly delineated to the satisfaction
of the City Building Inspector.

Building Site Maintenance. Per Section 6.12 of the Sea Shell Estates Design Guidelines,
no fill, construction debris, or building materials are to be located on adjacent properties,
right-of-way, open space areas, or roadways. The building site shall be kept clean and
orderly, and blowing dust and sans shall be controlled thoughout the period of
construction.

Naturally Occuring Asbestos: The project site is underlain with setpentine rock which
contains naturally occuring asbestos. The applicant shall provide a copy of the building
plans, including grading plans, for review and comment to the Air Pollution Control
District. Written evidence of compliance with APCD rules regarding exposure to NOA
during construction shall be submitted with the building permit application. Required
conditions for compliance shall be noted on the approved building permit plans.

Stream Buffer: The top of bank nearest the building envelope and the required 50-foot
buffer from the nearest top of bank shall be surveyed and staked by a licensed land
surveyor prior to issuance of a building permit. During construction the 50-foot buffer
shall be defined with highly visible construction fencing and staking for the benefit of
contractors and equipment operators. Signs shall be erected stating that no vehicles or
heavy construction equipment shall be allowed within the 50-foot buffer area.

Driveway Width and Surface. Per Design Guideline 6.16, reduce the driveway width
immediately behind the approach to match the curb opening minus the transition areas
(approximately 16 feet wide). From there the driveway can widen to the maximum width
of 20 feet. Driveway surfacing shall be an approved porous material unless the slope or
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other special consitions require paving per City regulations.

Garage. Provide more natural light in the garage to the satisfaction of the Community
Development Director. Utility systems and fixtures inside the garage must be located
outside a clear 20’ x 20’ area for parking.

Green Building. The project shall include all the project componets outlined in the list of
energy efficiency and green building features submitted by the applicant and included as
part of Exhibit C attached to the project staff report dated December 8, 2017. The project
shall exceed Title 24 energy efficiency standards by at least 25%. The applicant shall
submit documentation to this effect to the satisfaction of the City Building Inspector.

Compliance with Easements and approved Setbacks and Building Envelope. Plans
submitted for a building permit shall accurately show dimensioned property lines, all
easements affecting Lot 1, the surveyed top of bank and 50-foot setback from the top of
bank, and the surveyed and dimensioned building envelope.

Conservation Open Space Easement and Agreement: Prior to occupancy of the house, the
applicant must submit a conservation open space easement and agreement for
Community Development Director approval and recordation, consistent with Tract 2870
conditions. The document shall include a legal description and map exhibit of the exact
extent and location of the open space area on Lot 1 and shall specify conservation
measures within the open space area.

Inspection: The applicant shall comply with all Planning conditions listed above and
obtain a final inspection from the Planning Division at the necessary time in order to
ensure all conditions have been met.

PASSED AND ADOPTED by the Morro Bay Planning Commission at a regular meeting thereof
held on this 19th day of December, 2017 on the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Gerald Luhr, Chairperson

ATTEST:

Scot Graham, Planning Secretary

The foregoing resolution was passed and adopted this 19" day of December, 2017.
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SAN LIS OBISF0, A T5401 -
feomi4as-a209 FERHEASLE 2%
SYMBOLS e
; A HEMSHT: ALLOMED:
®_ DAMENSIONAL SRIDY LINE PROPOSED:
@ DOOR MARK CONST TYPE: wW-B
REFER TO DOOR SCHEDULE
OCCUPANGY: =3
) NINDIOIN MARK Diafe:
REFER TO WINDON SCHEDULE 1@ MAY 2017
.E} MINDOW ASOVE ’ 10 06T 2017
REFER TO WNDOW SCHEDULE
10862017
I REFERENCENOTE
DETAIL NUMBER
SHEET SHOWMMN ON Jiob Nz
@ SECTION 1755

SHEET SHOMN ON




H City of Morro Bay

Morro By, CA 93442 » 8057726200
s morro-bay.ca us

VESTING TENTATIVE TRACT MAP CONSERVATION SUBDIVISION,
CONDITIONAL USE PERMIT, COASTAL DEVELOPMENT PERMIT

(SN0 Voo TewwtveSabab o Von 500 042 Con
Fermit UPO-

THIs PERAIT 5 HLRCBY APPROVED AND ISSUED 1OR:
[

SITE ADDRESS: Teresa

APPLICANT: New Life Trust - Cathy N

APN: 068411008 LEGAL: A resubdivision of Portion of
Lot 11 of Rancho San Bemardo; COC
2006084201

DATE APPROVED: June 15,2009 APPROVED BY:
PMNN]NG COMMISSION

CEQA DETERMINATION: MITIGATED NEGATIVE DECLARATION

DESCRIPTION OF APPROVAL: Vesiing T
UPO-138CC 70207,
space casementon 47 acres

THIS APPROVAL IS CONDILIONAL AND IS VAVID ONLY IF CONDITIONS (ATTACHED) ARE MET AND ONLY
AFISR THE APPLICIBLE APPEAL PEKIOD. ol o amply it e contons o i peemiaal e dcreion o

PERMIT BFFECTIVE DATE & INFORMATION SPPLICIDLE T Touk PROSECT 15 GUTLINE FoLLOWING

THE BOX CHECKED BEL

X 1 LOUN PROPERTY 15 LOCKTED X TUE CITY OF MORIO 1AY IIUSDICTION, TUEKS 5 AN ATFLAL PERIOD OF
ALADLE TOTHE CITY COUNCIL,

] SoUN FROPERTY is LOCATED i THE COASTAL COMMISSION APPEALS JURISDICTION. T Gy ke 1

TEN (10) ks s Apeie
725 ot o CA 95060, Pone 405177

b s Treaan
IF NOT APPEALED, YOUR : KIVECTIVE: June 26, 2009
/\rn:sr» 1 UJw Ll DATE: _ Juue 23,2009

T Pl
FOR Brace A, Pl Semviees Drector

& v amsLIC SEnvices
55 Harbor Sieet 553 Horbor Strect 715 Harbor Stveet 555 Shasts Sueet

HARDOR DEPATTAENT v aTToRNeY POLICE DEPARTMENT. RECREATION AND PARKS
1275 Enbarcaders Read 55 Shasta Avene 350 Morm fay Haulevars 0t Kenerdy Wy

4. Building Design:
i, Building height shall be a maximum of 16" clelaiod 3 n the Desen

Manual document wndurds and no more than two storics. Second

storics shall be limited to 75% of footprint.

Massing, sizc. foundations, color, and character shall be compatible with the

surrounding neighborhood and rral scting

rdscape pleter: feed pivate e and \uu'en:ed private canition s bl nox
primrias specics or tress over 186", Only nalural existing vegelution is
permitied wih th conservation open space casement

Fire Management:

depertment Individual lots sl mes i codes for sk,
Bding,and mninance sandands for wildand e

¢ Maintenance:
. Provision for an HOA or similar cntity to hold responsibiliy for maintenance of
common areas.

Maimerarcsesponsilis sheducs e and sandrds and e shring
Shall b esablihed in the mantemanes agresments. Aroomets shall
provisions 1o mainiain. all on f.u:nhu:s iy ualifd prfesionals
including roads, drainage and. detention structures, tract. andscaping. and
mitigation and monitoring for conservation areas.

9. Colors and Materials: Prior fo issuance of a building penmit, the Planning and Building
Director shall ensure compliance of all exterior colors and materials, including fencing
materials as upproved on the attached Exhibil(s). All other colors and materials not so
specifically approved may be approved by the Director according to the following objectives
achieve compatibility with colors and materials used in the on-site improsements; achieve
compatibility with the architectural design of the improvernents; achieve compatibility with

prop “ f the 2
20 Untegrounting of Uilites: st to MBMC Seton 1748050, pror o il ccipncy
all on-site uilities including electrical, telephonc and cable television shall be
nsaled andergroond.

2 n easement or covenant consistent with

21. Common Driveway Access and Maintensnce:
Section 17.44.030 E shall be recorded for all puce!x 10 have access 10 the common driveway

CONDITIONS OT APEROY AL AS REVISED PER PLANNING COMMISSION
or SO0-062/UPO-1 38/CPO-207

VESIING TENTATIVE TRACT MAPI_CONDITIONAL USE_PRECISE PLAN/

COASTAL DEVELOPMENT PERMIT CONDITIONS:

1 T Vesting Tenive Toact Mop, Condiiona Uss Procise Pl Permit, and Coss
Desclopmen Permi s grsnid for the s 35
sestved by the Public Sevices Do it
Tentitive Trac Map 2870 dated Maveh 25, 2009 5 grantcd spprovah. The approval
modiied. howeser, by the folawing Conditions of Approval

hi T Vears: 1€ the aproved ue e ot stablihed wihin o (2) yars of
is spproval void.

However, upon witen request by the applican pror o the =x]ur.|llnl\ G of e et

U1 150 (3 one-year (e extensions My he graned. Said cxensions may

Ui Publie Senices Dirctor, upon nding hat ihe projct compie with al applmnblt

provisions of the Morro Bay Muicipal c.;dz,u 1 Plan and Local Coastal Proy

Use Plan (LCP) in cfectnt he time of the

Minor changes 1 the rojct deseipion andor conditons of spproval shll be

v and approval by the Public Services Director Changes (o this
Spphoved penmit deerminad not 1o be minar by the Director shall require the Aing of 3
Smendmet subjec o Pling Commisson feiew.

Complinnce with the Law: All requirements of any law, ondinance o regulation of the State
of Califomnis, City of Morro Bay, and any other govemmental cniity shall be complied with
inthe xeriseof hisapproval s projct shall mect i wphmbk requirements under the

unicipal Code, and shall be consistent with all ns and policies contained
e conbted ol Lond e i o Generl o o e Ciy of Moo Bay.

o tamics. The spoisn, s o condtion of pproval By sgrs 10 efnd,

5 48 ol v iy s gl s u.,,..n,lﬂ.*f.m Sy
action, of proceeding against the Cily us 4 resull of the sction or inact he City, or lmm
any hin o Stk <6 id, void, ol (s ool by he iy of i pheans
it o pphis et comgly Wi conifons of spprval. T s g
EEfemcnt shal b birdingon ol uesesiors ang

Complisnce with Conditions: he applicant’s establishument of the use and/or development
of the subject property consttutes acknowledgement and acceptance of all Conditions of
Approval. Compliance with and exezution of all conditions listed hercon shal be required
prior to obtaining final building inspection clearance. Deviation rom this requirement shall
b permitted only by written consent of the Public Services Dircctor andfor a5 authorized by
Commission.  Failure 1o comply with these conditions shall render this
entitlement, st the discretion of the Dirctor, mull and void. Contisation of the use withou
a valid entitlement will constitute a violation of the Morro Bay Municipal Code and is
misdemeanor.

wtilty Services: All water and scwer impact fees shall be paid at the time the building permit
s issucd

CONDITIONS OF APPROVAL FOR TRACT 28570 MORRO BAY

H City of Morro Bay

Morro Bay, CA 93442 « 105772
W morro-bay ca us

EXTIBIT A

For Precise Plan Conditional Use Permi

FINDINGS FOR APPROVAL,

astal Development Permit, and Vesting Tentative

Tract Map . SO.062/UPO 138/CPO.207

California Enviroumental Quatity Act (CE

A That for purposes of the Califoria Environmental Quality Act, Case No. SO0-062TUPO

1381CPO-207 has an adopted Mitigated Negative Declaration, Apil 13, 2009.

Precise Plan Conditiona) Use Permit and Coastal Development Pery ings

B,

That the project is an allowable use in its zoning ind is also in accordance with the
coied Loca Conte Progam nd he Geneat i for e City of Morro Bay based on the
analysis; and

The csablishmen.maistenane, o opraonof e sesppled forwil b deimrtl o
the healdh, safety. morals, comfort and general welfare o

the neighborhood of such proposcd use s the project is oo applicable zoning
and plan requirements; and

D. The use will not be injorious or detrimental (o property and improvements in the
neghborhood of he senera welre ofthe City since the reject, 2 concitoned, wil bo
conducted consistent with al applicable City regulations

Conservation Subdisision Findings

E i e
development.

F.

an srea and i the area
h and insent of Ce iisions 0 prescrve
‘open space wilhin resi  visual impacts
ofew i resourcs and i
ovidean o
e efficien forn consumes less open land
topography and mmnl features; reduce erosion and sedimentation by minimizing land
val of
rwance ADMINSTRATION, #0E DEPARTMENT o sexvices
595 Hasbor Srcet 595 Habor Sueet 715 torben Street 3 Shast Steer

23

HARROR DERARTSIENT amy artoaney
1275 Entarcadiers Roas 55 Shawa Avenue

FOLICE DEPARINEN | REGTEATION WD PARKS
50 Moo toy Bowlevard 101 Kernedy Wy

i acking aeas over prcls o sl o accees o e parking provid. The s o
covcnant shallinclude the responsibilities of maintaining the roudy:

ud_Intigation Plan: Prior 1o the fssuance of 3 building permit, a final tract
landsciping plan, prepured and stmped by 3 licensed Landscape Professiona, (ic.,
Landscape Architcet, Architeet, or Lndscape Contractor) shall he submittod for revicw a

approval by the Dircctor of Public Services in accordance with all requirements of Section

sl be consistent with the preliminary Landscape plan
i the specics, numiber, sz, and location of all plant
materisls. An irrigation plan shail include the proposed method and location: f iigation.
Naive andior drought tolcrant plant and lcee species shall be used o the maximum extont
fesible. Street sces shall be sclccted from the Master Cily Sireet Tree List prepared by the
Public Works Depariment. The landscape plans shall also inchude fencing detais

Timing of Landscaping: Prior o issuance of final Certificate of Oceupancy or final grading
or public improvements, al required tract plantings, groundeover and infigation systems s

b in place to the satisfaction of the Dircctor of Public Services. The landscape consultant
shal provide a watering schedule and certify that ull pluntings and irigation systems have
been lml.dkd pursuant 0 the spproved plans prior o issuance of the final Certificatc of
Occupancy

Matenance o Lacapng: A1 ceqiedplan sl il b miaine n
with the. hedul s. All Inlhlx(.npmg
shall be carcd for, maintaincd, \mm.t et ot Kep = sy irowing condion
(e e of the project. Where requied plani($) have not sureiveds 1 sl b promply
replaced with new plant materiuls of similar species, functional, size, and charactenistics as
specified in the approved landscape plnt notes.

wosLon Builng Pl Prio o he isuancs of » Building Pemmi, he
ol Conditons o Approval sl -be mschied (0 1h 2t of approve lare The shect
conainng Condions f Approval sl b the s iz s thr ln shets s sl b the
lustsheet in the set of Build

PUBLIC WORKS CONI
The prvate st off Teraa Prive, shll be comsincisd pr Ciy Standond A7 and

alhervise-netiect l
9
ey Line Vesfston i cvnces ooty o vty b s Pior
foundation inspection the Jot comers shall be staked and setbacks marked by a licensed

professional.

Pkl e Brio o scordalon o the il Map reuitemens o e Ciy o Moo Bay
for de of land for park purposes and/or payment of feein-licu thercof shall b met
(MBMC Socton 16,3009,

the cul-do-ssc bulb shll be constructed with cither standard concrete curb and guter or a
rolled concrete curh and gutter with the same hydraulic capacity as a standard curb and
gtter. The street adjacent the fire hydrants shall be 26 feet wide for a distance of 20 feet

per California Fire Cod.

A puli s prvte mrovement incud Dr and sidewalk exiension, Cul
de-sac, detention facility, Salkays i smbed o cach o and et s
Sl b it orbonded for prio o Final Map recardain.

ibursesnent... Privr 10 rscordation o the final map, the subdivider shall clier (1) pay thetr
ot shrs e i s an it s an:./.ummamer.mm,a/mm cvllction
tent improvements that this project is 10 and ar identified in the adupred Sever
(ulluamxS)mm Nair i et o My zm or 21 staion 3 s fiund t b
capaciy, the subdivider
i oo Hn ol v i oo o bt s i T 16
14,008 of the Morro Bay Muncipal Code, and pay their foir share for the remaining dovwnstream
Plan,

Iimprovenents to Tercsa Drive shall be per the cross section on the approved Vesting
Tentative Map with a T.1. of 6 and the R value determined at the time of construction with
a minimum asphalt section of 3 inc}

The cuing Toress D shal be exslusid and upgrdd 0 provide st secton
fora T of 6. Prior ing the stripping for the entrance, o Teresa Drive from Sou
Bay Bl ciinr ovetid of Sty scaled 0 fh satisfation o the Ciy Foginger

All subdivision improxements shall be per the Vesting Tentative Map, dated March 25,
2009 except as modificd by City Council approval for SO0-62/LPO-138/CPO-207 on
April 13,2009 and this action.

. The proposed Vst Tentaee Tt Mop t crae e esidntl ot ndanapen space
A, where
he Goncal Pl ad Cona Land Use Pl becsus esdentin dvelopmen eloding
esign manual and draft CCARs have been developed 0 guide the homes construction and
under the tand subdivision

ordinance.

The site s physi iheype nd densiy o
i« and afier considern

reasonable it 10 the site and still complies with the land use designation.

The design of impr
envi e fsh or wilditc
becsuse sl precations will b implnented 1o catch and it ot

K. The design of ot blic health
problems.
L iy o
p e of, prop
reqned for he putic
M. L the d ;s i treatment, and general of all buikdings
" ©
17.48.200, and will ot i e areas and
zoning district.
A TheC based upon the s

Vasing Tcnlnu\ et posuan o h ceifad s Mamapement o and Gunerl
fan LU-2

ENVIRONMENTAL CONDITION!

SUMMARY OF MITIGATION MEASURES
Aesthed
1

silhouctie viewed from the Highway.

2 The materials and house colors shall blend with the hillside so that future homes do not
o the v o o o o e

3. The building envelopes s s possible and protection of the natural
vegetation and riparian e preseneed o gl\nles( cxent

Biological Resources

1 A pre-construction survey by 4 quolified biologist shall occur prior 1o development on
each of the lots andlor issuance of a coustal permit to determine if bunchgrass community
or special status plant specics exist o the propery.

2. If bunchgrass community. Blochman's dudleya, Cambria Moming glory, or other special
st pst pecis e dtemined 10 b found o, hen it bl bl
for any loss of habitat, one 1o one replacement of these habitats onsite
) i s an ol o o e shll b e by
a qualified biologist, and shall include fire management prosisions.

3. To reduce the potential harm 1o the adjacent serpentin bunchgrass and ripasian habitat
development of the proposed ome sitcs shall be limited in the landscape paletc 1o on-
s hall be L h

4. To protect the riparian habitar, the following measures are required:

. Minimio te bulding cnvelopes. npacts o ntive vegetaion shall b elculted prior
reg by 2 qualified

biologist
b. A 50" sctback from top of bank of natural drainaige shall be implemented on Lots 1-3.

<. Minimize impact to the riparian vegelation as much as possible. Ensurc that riparian
Dbt gt o consiuction ues ure prieied iring prjet consncton hy
I

Any loss 1o riparian habitat shall be. nullgmed by developing a resorauon pan. The
restoration plan may consist of: enhancement of degraded porions of the onsite
intenmitient stream.

d Provent from crossing, deposit in or otherise
disturbing, the stream channel. Equipment shall be stored and refueled within
designated areas located and/or designed to aoid impact o creeks or tributarics.

erosion and sediment controls, shall be in
Prevention Plun

7. The Site development; grading, draina

PLANNING CONDITION:
Final tract landscape pluns shall be subimi

ed or spprovl by Ve Paing Depatat

and shll meet compliance with the approved Concept Plan. Trac fandscape
improvesents alog Terst Drive fromtage o Lot | ami o, nluing e detetion
basin, graded slopes il be insalled vith

7
Tra clong he et
s shall be st prion o i ccup i k. Mt i e
of dead plant material shall be included in the CC&Rs.

2. To implement the provisions of the CCAR's and Design Manual, o design review
Committce that includes at least 1wo technically trained persons ffom an architcetural firm
{omeshall b s censed arhiee) s ane property o, shll b fomed by the HOA ot

m the
Commiie acknowledging consiteny with the S Shel Estates Desigh afamial sl be
provided to the City with the application for Precise Plan.

3. Building Footprint definition: The 3,600 square foot building footprint is the cumu
uare footage of all covercd structures within the buikling envelope ic. /onie. garage.
accessory huilding and uncoered decks over 30 incies in height Untaumld‘rl-.rmnler
30 inches in heigh. patios, walls, and walkways are nor included as siructres ax
pertains o lot coverage.

4 Al the 6600 st oot buiking caveope bas ben sl on exch o e
in the development limit line shall be transferre into he open space
Concereaion casnten by methed approved by e City

5. Consistent with the approved Concept Plan, no further division of the lots shll be
allowed.

A Lot Line Adjustment shall be recorded adjusting the eastem boundary to comply with
the boundary shown on the Vesling Tentative Tract map prior 10 recordation of the Final
Map.

7. The Design Mamual shall be used as a basis (guidelin) for City of Morro Bay approwals
Jor al subsequent permits. Any scctions of the munual which conflet with Calfornia
st law, ity of Morro Bay Municipal Cadi or project approvals shall he voi

NDITLO!

! d ved Fi p ¥
constructed when any portion of an exterior wall of e first story is located more than

REVISEDEIUNITY
ITIONS OF APPROVAL AS REY R CITY COUNC

For Comeept P v or S0G-D3 PO TR CRO-ST7

STANDARD CONDITIONS

This Conditon Use Concept Plan parit s graied o e uss s dosrtod n h sl
report by the Public . "Exhibit C of the stafl

reports). The conceptual Tentative Tract Map 5570 sacd N 35 200 5 s gramed

approval. The approval s modified, however, by the following Conditians of Approval

2 e Witin T Yt 10 pproved use ol esablished witin (w0 2 s of
o clliie die of i approval s Spprova wil vomatelly bocom il and void
.

st byt pplant pir 10 he vpiraton i of s 4|ppm ..
w5 Iomolzyonc i extersions way be e Said exensons may b st by
e Fus Serviees Do, upon (i o e ot comples with Sl ppble
provistons of e Mo i and Toca Coasal Proggam Land
B o (LG et o o v e v et

.G,

Changes: Minor changes 1 the projet dseripion andlor condions of spproval shll oo
subject to review and_ approval by the Public Services Director. Any changes (0 (his
Pprovel peri detminel 2ol 1 b minor by th Diecor Shl 16w tne B of o
amendment subject to Planning Commission Feview,

4

Linw: All requirements of any law, ordinance of regulation of the State

nanh[umu, iy af Mot g, any s ponerneta enity shall be complied with

1 the exercise of this approval. This project shall moct alt applicable recuirements under the

Momo By Municipal Cote, e consisteat with al programs and policies contained
inthe certified Coastal Land Use Plan and General Plan for the Cily of Morro Bay.

Hold e, The spplicant. s 3 condion of spproal, herhy sgtecs to dee.
indenify, and hold harmmiss the City. s agents. oicers and employecs oy cla,
ton, o proceedin aganshe City 34 8 realof he scio o e oy the iy o o
oy clan to atack: sey aside, vobd, or 2o s poroval by he Cly or i appicants
project or applicanis failure o comply wi T approval,  This condition and
Sineemen el b bindimg on il succesers and sssgas.

7 Compliance with Conditions: The applicant’s cstablishment of the use and/or development
of the subject property constitutes acknowledgement and acceptance of all Conditions of
Approval. Compliance with and esecution of all conditions fisied hereon shall be required
pro toctainin, il bdin ispcton clesance. Deviaion o i uirnen shll

onsent of the Public Serviees Ditector andor as authorized by

Faite o somply aih hese sondidons hal render i

entitlement, at the discretion of the Dircctor, nul and void. Conlinuation of the sz without

4 valid catitlement will constiute a violation of the Morro Bay Municipal Code and is 3

misdemeanor.
S Uil Serviges: All water and sewer impact fees shal be paid at the time the bulding permit
5
©.Apply mulching. sceding or ather suitable soil stabilization tne.sures to proteet exposed
crtical arcas from erosion as soon as feasible afer fina grading
£ Implement soil rosion cantrol plan with Best Manugement Practices (BMP's).
5 The following mitgton measurs shall edace consinction e impacts 0 165

enifi
.70 crsure tht the project does not impact nesting migratoy birds o special satus birls,
consmton should b peroemed bescen Jne13 and Octobr 13, I consncion
cannot b conducted during (his time or extends beyond this time frame, & pr
consuion sunvey sl b condutd o exsure L bieds v ot ésing n the work
re. L el st ids e nestin it work . he ok sl b deloyd i
e chicks have Nedged amd

10 ensre it he prjc o ot gt aroun cstin i, consticion s be
med between August 15 and March 15, If construction cunnot be conducted

Guring (i tme o cxinds beyond this e e 3 reconsuction Sarecy hl be
conducted o ensuce that birds are ot nesting in the work area, If special status birds are
hesing n the sk aea, he work shal b delaged anl e cicks have Seded and o

B 2 mowing and construc be resticted 1o be.
performed between Augist 13" and March 15 in onder o avoid nesting bids. Weed
o betwcem e 16t A 15510 void mpscss 0 th Carsria Moring

bird survey performed by u qualificd hm!ugm Wilhin 100 f the work ar. 1o s
are present within this area v

The e to b iturbd by deelopentshll b showton s plan. The s in
10 occur shall be defined on-site by readily idenifiable barriers that
e s e o v e

areas

< The boundaries of the project and equipment access routes shall be minimized and
clearly demareaed by fingying or other means 1o prevent wrkers or equipment from
inadvertently straying from the project arca. The m access routes, number and
size of staging areas, and the total zrca of activity shall be limited to the minimum
necessary (o achicve the project goals.

£ Heavy cquipment and other machinery shall be cleancd when necessary to seduce the
sk of introducing any weedy species into the project ar:

Buildin lesign and _construction shall be cons ent with
ecommendations contined i o and seclogy repens, 5 equired Buiding
OMmerl. This repor sl conside Shemitives 1o foondaion desi iher than b

E e et e it specifc sl and gl cpons sequiad by e
Pojet

150" from Fire Department sehicle access (CFC $03.1.1). Plan illustrates u 450° aceess
toad.

2 Dead end access road. Roods in excess of 150" in length shall be provided with an
approved tumaround for fire apparatus (CFC 503.2.3). Provide a 42" radius cut-de-sac
tumaround with no parking.

3 d shall have all-weaths

or soil engincer to be capable
of supporting fire apparatas weighing 60,000 (CFC 503.2.3)

4. Access rond. The sccess roud shall bave a minimum et road width of 20 feet and all
g at least 67 wide with “Fire Lane- No
wom unobstructed width (CFC 303.4).

Parking” stenciled every 20° 1o maintain 20 mi
5. Access road grade shall not exceed 12.00% unless authorized by the Chief. (CFC $03.27)

6. Water Supplv and Fire Life Safety.
P fire by

plan. The location, number and
ired firc

type of 0.2 water supply caps
fiow shall be provided (CFC 508.5).

7 An vision shall be fully sprinklercd.,
s wih NEPA 15D, (MBMC 14 60200 s subimit plans o Morro Buy
Public Serviees for review.

5 Wildiand Urban Tnterfoce. Lands in the state sre chisified by CDF Director in
accordance with lhe severity of wildland hazard expected (0 preval in those areas and
vesponsibilty for fir proteciion, so that measures may be identified which will educe the
potentil fo lasses of ffe, property. and resources from wildfire. The north and castcm
boundaries of the project site are located next 1  designated Moderate Hazand Willland-
Urba nefce Ava. Prior 1o issamee of a uiding_ pemi, he aplcant sl

jemonstrat that proposed construction will comply with Fire, Building, and California
P Resores ot (Seon S350, e ' vegetation clearance and defensible
space.

PLANNING COMMISSION CONDITIONS

1. The CC&Rs shall include:
A. Reguirements for formation of a design review committce and for the revicw process.

B, The document shall include speifics on the Conservation Open Space maintensnce tasks,
schedule, and responsible paries.

isissued

5. Propenty Line Verification. 1t is owner's responsibility to verify lot lines. ~Prior to
foundation inspection the lot comers shall be staked and setbacks marked by a licensed
professional

10, Park In-liew Fee. Prior 0 recordation of the Final Map requirements of the City of Morro Bay

for dedication of land for park pumoses andlor payment of fee-in-lieu thereof shalt be met
(MBMC Section 16.13.005).

PUBLIC WORKS CONDITIONS

10. Sewer_Master Plan_impact_Fes: Prior to the issuance of a buikling penmit, the
AplcanuDevcoper sl iyl he City an impactf Lo the constustion of il
Sewer

Sesem aster Pan

Toau g SII00 . The City Mt Fee Schcduk. rcqmresﬂm ApplicanyDevcloper pay
a Tract Map Fee of ction, and other provided work
petomed by estiriied cugmetnng et ap sl be num,;m on Mylar
electric fonmat. The files need 10 be in the format of dwg or dxf. PDFs arc not
eauired mut sy be submited in i 1 confim rcerd of g " drawings. The
ApplicanyDeveloper shall submit a current itle report

12. Public Improvements: $404 Plan Check Fee + additional costs. Public Improvements are
required as set forth in MBMC Section 14.44.

13. Public Improvement & Grading Plans Submittal: The Public Improvement Plans shall be
titled as such shall and submiticd to the Engincering Division of the Public Services
Departmeat.The Improvement plans shall be separate of the Grading Plans. The Grading.
Drainage, and Retainiag Wall Plans shal be submittd to the Buikling Department for their
approval and issuance of  “Gradin or Building Permi

4. Erosion and Sedimentation Control Plan: The Tentative Map shall make reference (0 control
i 6 Pretacin dgall 64 O Acee propeny asd pren) slnen s Gk
from cntering adjacent propertcs, waterway. or ceologically sensitive area. Such control also
serves as an aid in eeting the Natonal Pollutant Discharge Elimination Sysicm (NPDES)
Permit Program as Authorized by the Clean Water Act and adminisiered by the State of
California. The Plan shall be approved by the City prior to building permit issuance

PLANNING CONDI

15. Ambaesiopy I the event ofthe wfarescen encauer of ubsirfce maleals supectd o
b o an rehcologieal o palonologea e, radin o oxcavaion sl ety
ceasc in the immediat e find hould b i umiouched w3 quahifed

grade. “The goal would be o minimize cut and fll operaon, loss of sbita miligated by
other scctions to be preserved to greatest extent possible, maintaining the lowes profile
and rooC heights as possible

asacdons o

ity 7 shall rview und approved the ypcal dive sccions on plas for
compliance with City stndrds

2 e ey o e el o he sl sd of the et s -
Proposed as required by the Fire Department.
3. o aplcan undemtods ht e one o i consucion i spilers sl b
i in s nw i,
4. The applicant shall work with the Fire Department 10 meet the intent of the code

reiement 10 bl round he srctores

Water
Apply for a grading permit and prepare plans that will proteet water qualiy by reducing
the discharge of pollutants (such a5 silation 10 the maximum extent practicable) and
saistes the sppropriate water qualiy reguinement of the Clean Watcr Ac

il bous plns an it elapmentplans shll, o the maximum ot sl
timit impervious surfaces and diect al runoff in aecordance with City standards 1o the
detention m.. Exahuion of e deiion basin copacry hal ocer i o s
improvem

i Usc/Plamning
L The applicant shall pay the in-icu-housing mifigation fee of 20% of the estimated
consiruction cost for a typical house design on one of the lots.  Maximum size

X20%$189.000 3,600 51 @ SIS0 per /51 = S540,000 x 207 = ST08,000)

2. Thepriormigalon st in the Goloy: Siclogy and Acsihetic scions hall e fllwed
10 be consistent with policies.

1 500 fet of i bl by
of7am. o7 pim. on weekdaysand . o 7 pm. on weekends, Al g constrcion
equipment il be equipped with “critical” ise mufilers. Engines will be tuned to

e lowes posibe nefe evels. Back p -boepurs il 15 be toned 1o insr lowes
Wxsxhlenmse levels. muffe, shicld

el
levels at the prope

e s gl s ot exeeed 15 e

Public Services
l

The Developer shall pay a promata fair share 1o the City as an jmpact fec toward the

The ducument bl Incorporalc he enronmenal nigations spproved by the Ciy
Council on April 1

. The docament sl caten  rccs o \r.msfcmnsmc i envclope i exess
o500 square 1ot inta the conseration open

2. Designate a definitive muted color palette within the CC&R's and Design Manual wilizing whe
Munsell book of colors o designale a range of hues. values, and chromas for project
structures.

prfissiont uhuolgis o pulcontologs, s s sy, s conacie and
andior The

eve h assol ol m\es!vgmm\ and
mplementaion ofary prolecive messties . dermined b the Direciorof Pube Serice.

16, Bulding Envelopes shali-be shown on the Final N £5.,600 6,
feet shall be attributed (0 2 3,600 square foot it Toatprint, a 1000 squnu oot
fenced area, and 2,000 square foo unfenced area.

Onen Space. Easement shall be recorded on the final map with ses restricted to natural
vegetation proscrvation. Cultivated landscaping shall be prohibilcd from the conservation
open spice area in order to proteet the natural resousces.

15. Covenats, Codes and Resirictions (CC&Rs) and design manual shall be submittcd with the
fral Tract Nap for eview snd sprovl by plaing sl i o City Aoy, An
casement ver cah bt il o b providd Lo th common open spsc e The T

jap, casement and CC&Rs shall clarly o paceare The CClRs

S o 1 proision ot e comtotcs it ot o open space area
and shall include provisions for the City to force maintenance of commor wrea £ the owners
ofhe el o do o vl CCARS shall o et all niscapin, fring and
buildings throughout the project to continued consistency with plans hereby approved, unless

cheruise approved by the Paaning Conmission o Saft. CCATL's shall elode bt 101 b

Timited to:

a Site Design
- Setback requirements shall be: Side yard 5° minimum from property fine. front

and rear sard_as shown on

- from-buitding

e St wbarks Tor lots 13 shall be 50° from top of hank or riparian

. iging el e shieied s dowencast 1 nc provide gl

. Fenciny imited to within buiiling enelope wilh same height initations 1 per
City coes

b Gpea pace

n Space casement; no development or landscape other than naral
egettion s 1 b locied witin th open space easemen

- Graingand ummge
shall not occur outside the building envelope with the exception of
;mdmg equied fo enry dives, Drinage shall be divectet away from
vation open space to the extent practable as per City Engincering
o th et for collecion . the derenion b,

orseueton of municip) sowermprovesments o dtenind by e Engieeing Division in

cordance with the Water and Sesver System Master bl

Recreation
Lo Parkinien fees ivision Ordi

a5 cotabished in tha ordinance

Transportation/Circulation

L Trffic impst e shall b psd poporionsic o he et pcrceiage s i pek owr
tale flows gencrale by th proosed rect. Ot rembursement fr th pojecs i share
the roadway improvements made ot the interscetion of Quintana and South

shall be p
By Biud.

3. In order to maintain a safe condition while consiruction activity occurs the applicant shall
work with the City Engincer to determine what specific improvements shall be completed

before grading and consiruction activity begins.

Unlties & Surwu Systems
The Dexclopr shall pay 2 ot o shre o the City 5 n
comsmion ot micipe sover detcrmincd by the Engineering Division i
andancewith e Water 3 Sewe St Mot P

¢y councr
An HOA or cquivalent managemen catity shall be requircd ta be implemented prior to
occupancy.

2 Architecuural height, not including satclit dishes.

3 Second story floor arca shall be T 1a 755 o s st

4 o s bl mes e codes o stbacks, bulding.and stnance sandsds fr

mldhml nterfa

5. The aceess dre nd utdesc m-utoun shall meet. minimum City stadads o
sty and accton A 20" s drive with four foot pervious walkway shall be
Hrovidodonthe al-desaepx Cry sundads.

6 Pt migion bl pe i o g snd s
aciviies prform

7. The use of chemical hzlbqugs wxmm ihe apn pce casement shall b i by e

n

CCaR's fing  Enelope shall be  festricted
Covirommentaly ey sariis
S Affordable Housing in-licu fees shall be caleulated using a building construction cost of

5150 per square foot.

ipact fee tovard the

r:,_k.'
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Drawing name: N:\2017117022-Seashell-Lot-1\Engineering\Condocs\Sheetfiles-Civil\17022-C101-GD.dwg

PLOT DATE: Oct 10, 2017 - 2:56pm

PLOT BY: AGEO3

BUILDING ENVELOPE

842 FS

~RESIDENCE

(INFEET)

1INCH = 10FT.
(1" =20’ ON 12x18 SHEET)

(® SPECIFIC CONSTRUCTION NOTES:
1 CONSTRUCT CONCRETE DRIVEWAY.
2 CONSTRUCT CONCRETE FLATWORK.
3 PROVIDE WALL PER ARCHITECT.

4  PROVIDE STAIRS PER ARCHITECT

5 PROVIDE PATIO PER ARCHITECT.
6

7

8

9

INSTALL WATER SERVICE LINE.
INSTALL SEWER LATERAL.
INSTALL GAS SERVICE LINE.
INSTALL SEWER CLEAN OUT.
10 CONNECT TO EXISTING UTILITY.
11 MATCH EXISTING EDGE OF DRIVEWAY.
12 PROTECT-IN-PLACE EXISTING CONCRETE DRIVEWAY.

APPROXIMATE EARTHWORK INFORMATION:

cuT 125CY

FILL 50CY

NET 75CY CUT
MAX DEPTH OF CUT 2FT

MAX DEPTH OF FILL 1FT
AREA OF DISTURBANCE 0.25AC

NOTE: THE EARTHWORK QUANTITIES SHOWN ARE FOR BONDING AND ESTIMATING PURPOSES
ONLY AND ARE CALCULATED FROM APPROXIMATE SUBGRADE TO EXISTING SURFACE.
THE QUANTITIES DO NOT TAKE CERTAIN FACTORS INTO ACCOUNT, INCLUDING, BUT
NOT LIMITED TO SUBGRADE, AREA OF OVEREXCAVATION AND RECOMPACTION,
SHRINKAGE AND EXPANSION OF THE SOIL. THE CONTRACTOR IS RESPONSIBLE FOR
CALCULATING EARTHWORK QUANTITIES FOR BIDDING AND CONSTRUCTION PURPOSES.

ABOVE
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ENGINEERING
1304 Broad Street
San Luis Obispo, CA 93401
phone: (805) 540-5115
fax: (805) 540-5116
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Drawing name: N:\2017\17022-Seashell-Lot-1\Engineering\Condocs\Sheetfiles-Civil\17022-C101-GD.dwg

PLOT DATE: Oct 10, 2017 - 3:18pm

PLOT BY: AGE03

CREEK SETBACK

PROPOSED RESIDENCE
2,772-SQFT

UBLIC WATER
ILITY A
AND .

(INFEET)

1INCH = 10FT.
(1" = 20" ON 12x18 SHEET)
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SUCCULENTS PERENNIALS

GROUNDCOVERS
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CONCEPTUAL LANDSCAPE PLAN

SEASHELL ESTATES LOT 1

MORRO BAY, CALIFORNIA

I

—roTmmon

—~ o ODZTrAL

<c

W

) PENSTEMON ‘MARGARITA BOP' / BLUE BEDDER

TREES
CERCE OCCIDBNTALS [ WESTERN REDBUD
FREMONEODENDRON 'CALFORMLA GLORY J FLANMEL BUSH

SHRUBS
ARCTCSTAPHYLOS OBSPOBNGS [ 5AM LUS OBSPO MANIANTA

A, CALFFORMICA, [ BUSH AMEMONE
CEAMDTHUS T JRUS [ OOWASTAL MOUNTAIN LLAC

[ RMAL PLANTING —,
B EEMN PROPERTIES TO
PROVIDE PRIVACY

ERIOGONUN FASCICLILATU CALFCRMNIA BUCKWHEAT
HETERDMWELES ARBUTIFOLLA,
RHANMNUS CAUFORMICA MOUMD SAN BRUNCT | COFFEESERRY
RISES SPECIOSUM f GOOSEBERRY

PEREMMIALS

ACHALEA SSUUEFOLIM / YARROW

DIPLACUS AURANT, LOMPOCENSS § LOMPOC MONKEY FLOWER
ENCELLS, CALFORMICA / COMST SUNFLOWER

HELICHERA MAXIMA, [ SLAND ALUIM ROOT

155 DOUGLASIANA, | DOUGLAS BT

SUCCULENTS

AGANESHEAWI J COASTAL AGANE
DUDLEYA ASRAMSN WIURELA | SAM LU (CBISPOI DUDLEYA

GROUNDCOVERS

BACCHARE PLULARS PIGEON POINT | D/WARF COYOTE BRUSH
ARCTOSTAPHYLOS CRUTENSIS | ARRCIYO! DE Lo, CRUL MANIANITA
ARTEMISLA CAUFORMICA 'CANYON GREY | TRAILNG SAGEIRLGH

GRA3SS

CAREX OBSPOENSS | UBGPO SEDGE
AHHLENBERGLA RIGENS | DEER (RASS
LEYMUS CONDEMSATUS | ELANT WILD RYE

PLANT SELECTION NOTE

PLANT PALETTE DERTVED FROM THE SEASHELL ESTATES
PREUMNASY PLANT PALETTE OF LANDSCAPE PLANTS FOR
DEVELOPWENT LOTS [HOME SFES] DIATED ABGUST 20, 2007

Landscape Design Concept

The Sea Shell Esfales: Living Genfly with B Land

Tameet he vision of fhe Sea Shedl Eslobes, fhe landscope desgn & plonned Bo eapicitly
homonize with & nohueal seting. The lomdsoope design is inspired by The inhesent
unicpue guoilies ond imitoBiors of the ste, responding o the Sorces of e sun, wind ond
sgin b seck on oporopiale B with the fopograpihy ond exdsing vegetohon. The
kxndscope design fior Lot 1 incomeorafies the goal fo- create on cpen spoce
neighbarnocd deveicoment by blending buldings inlo fhe envilonment setfing. Tre
londscope design will be Smple rofner fhon compiex. nalunin appeoronce, and fres
of arfiicicl oppeorng geomelic poilems, sach as evenly spoced, sinaighl rows o feees
o shnuibs olong driverwys o properhy ines.

Type and size of plants cf the Fme of plonSing ond when maolure
Teees: 15 goion minimum size of plonfing. 18” malure hesgiht maepdmaem
Shrubs: 5 gollion minimium S2e of pignEng. § e height
Pesenniok: | gollon mimemm sipe of planfing,
Succuients: 1 gailon minemunm tips of ploniing. 1™-3'madune height
Groundoovers. | goion menimeam s2e of plonfing. 17-3'mahss heigh?
Grass: | gaolion minimosm sze of plonfing, 1°-3'mature height

HNote: Heighd it for inees and shrubs &187-87 per the Seo Shel Esiofie Design Guidaines

Method of mainfenance

Al improvements jo be maindoined by the developer Lnil moinlencnce responsicliby s
tumed over 1o e individudf homeowner.

Pescenioge of londscaping

Lot | tohcl onec: 23,588 sq i,

Lot | Londsoope onea fircisding bofn semomensoll anal open space lonaseapa): 1978539, B
Pescend of iondscopes B4% of lot os londscope

HADE

Statement of Water Conserving
Imigation Design

Tre folioing principtes of imigation design ufiized on This project are
dreched speciicoly 0s consenving woler and improving the eficiency of
the: imigoSon system:

= Al imgafion sholl be drip or dipline emitters. Mo overheod spray
he0ds will be used.

» Imigaion hydrozones sholl be odusied occonding to water neads
cred wealher

= UiErofion of imigotion syshemn mosisr waive,

= UfEzation of imipafion system “smar] confrolier™ with waoler
budgeting fesatune.

= Ezoton of mgaticon syshem flow sensor.
= Ufieodion of noin shud-off device connecied jo inigoSon cominolier
To heiip mointain the: imigafion efSiciency os intended in the design.

limigofion syshem sholl be tested and maindeined on o monniy basss by
fthe maindenance s$off,

SCALE: 1'=10"

—-—

NORTH 0 10 20 0 &0

Water Conservation Notes

The Sollowing water comsersafion fechnigoes shall be employed in thi
Project:

«  Water oorserang plants. defired os “Low™ or “Very Low™ in Ehe
“Woler Use CiossBootion of Londsoope Soecies™ [WIRCOLS V.
University of Coliomia Coopenafive Bdenton). shall be uiizedin
100R of fre Solcl plonf orea

» Imigafion system shall be separaled inte definct hydrozones bosed
on piont maferial types. exposure ond orentiafion.

» 5od omendmenis and mukch tholl be uilized 1o mowe woler
holdEng copocity of sod

« Aydomatic imigofion sysiem shall uize “smaorf conlboles™
lechnology wilih woler budgeling lsobune o odins waler
oppicafion besed on sod mokshue andioriocal weoSher dofol

SMH

ENVIRONMENTAL DESIGN

SUMMERS/MURPHY & PARTNERS, INC.
978 OS0S STREET, SUITE B6
SAN LUIS OBISPO, CA 93401
(805) 439-3209
08-14-2017 SMP #742382

*  Lownis roft used.




SITE PLAN AREA NOTES
PROPOSED ALLOWED o I
1. SIEFEMPROVEHERTS a1 sqfe ZTON sqfL | i 1 | = :‘;i—a& T!;.;
rchiding patios wnder 347 | ' 2 15
; t | I Mowedit  165.4° |
o3 L | \ :
= r2a
2 PRIVATE FENCED YARD E55 sg it 10O S Fe. 1'—-—'—»—} - Lt L e S i
3 BALDNS FOOTPRMNT | |
House 2592 sqFL l i 1 e
Se0sgit. !
Covened Petios « Decks 236 saft. \ 1 st grade B4 S
Total 3,108 sqFft 2 p00sqf il'| Il 1\ "“"f""f: :gg
\ Mo
4, DREEMAT o4 st 1200 sg . H \ \ 1 F
(Hot Imclding existing curt cut) I 1 >
5. FERMEABLE SURFACE CALCHLATION i 1 \ L - excisting cone.
cat
Lot Area s 20409 sqit. I | 1 [ } 5
hreas [ | li Al
Biuiking 4 Gowered Areas ERETETS 3 net. grade s4.T 1
L mpermeatie ske mprovis CELT LS | k Y roofrisge  d945 —
Drivesay (w584 5f pavers) S04 sgit. [N 1 sowedtt 10T b
Tots mpermestis Argss S018 sgft I | I y
: | I 1 1
Permestie Area Percestage 5% i 20%
B LOT COVERASE I : I I i
H
Buidrg 5,108 sqft. I f
Lot Coverage 15% 45% M I I II
7. LANDSCAPED AREA 3,284 sqft I | ! i
=8 I L Tihersr ivaiogy ary inctruwred s of movior s are
B AREA OF SITE DSTIRBANGE @35 acres }l I { repeety of SEcvese [ P, ALLE desscistea, LIP.
& 85-I AT Arsgm wved ather xgarmtion o e frarogs
9. SETBACKS/SULDMS ENVELGPE LIS ™ —=r—f e e for mar v e specified progect
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top of paek top of bars e i | I Projet:
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= Top of bank setback estabiished per Environmental Condition, I 1
Biciogical Resources s4b. = z
= PUE and drainage easement boundany is paraiel to and 106.00 it i f,_‘l oL o s o
south of norteem property ine. 1 MR i
messured from the hack of cort and sidemalc. o€ street sides and' 1o H | | I EST“TES
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H I I J
| ! ’
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SIZE DOOR FRAME DIMENSION E
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SEA SHELL ESTATES -LOT 1 EXHIBIT C

Energy Efficiency & Green Building Features:

Site & Landscaping - The majority of the site will be left undisturbed and in a natural state.
New planting will be primarily drought-tolerant and fire-safe with no lawns. Driveway will be
primarily semi-permeable pavers.

Solar Control - The building has deep roof overhangs on the south side to control heat gain
from summer sun. Windows have been concentrated on the south to maximize winter heat
gain.

Solar PV System - Roof form allows for good sun exposure for roof-mounted solar panels.
A solar PV system will be installed. Size of system is based on an average household of
similar size in Morro Bay with capacity to offset the charging of an electric car.

Exterior Finish - Cedar siding has been specified for durability and natural resistance to
moisture damage.

Exterior Insulation - To increase total wall R-value and decrease air leakage, the walls and
roof will include a layer of rigid foam insulation in addition to insulation in the wall cavities.

Windows - High-quality windows have been specified for high thermal performance using
argon gas and composite frames made with recycled glass and wood material.

Skylights will have LoE4 glass and will be operable for natural ventilation and provide
natural daylighting in the kitchen.

Appliance and Lighting - Appliances will be chosen that exceed minimum federal efficiency
standards to reduce overall energy and water use. Lighting will be high-efficacy LED
fixtures throughout the house to reduce energy demands.

Space Heating - Use properly sized high-efficiency equipment. A heat recovery ventilation
system was researched, but determined to be minimally effective in this climate.

Water Heating - High-efficiency tankless water heater with insulated supply piping.

Rain Water Storage - The garage roof will be diverted to a 400 gallon rain water storage
container to be plumbed to an irrigation system. This system can supplement irrigation
demand between rain events during the rainy season. Minimal irrigation will be needed
during dry months for the drought-tolerant landscaping.

Demand Control Recirculation System - Eliminates cold water wasted while waiting for hot
water at the point of use.

Energy Efficiency Rating:

A Title 24 Energy Report has been provided showing that the house will exceed current
benchmarks for energy efficiency by 26%. For comparison, current standards are
approximately 20% higher than when the project was first approved in 2008.
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Project Description

Sea Shell Estates - Lot 1
301 Sea Shell Cove
December 6, 2017

Setting
The property is located on the east side of Highway One in the Seashell Estates subdi-

vision that was established in 2009. The project site, 301 Sea Shell Cove, Lot 1 of the
Seashell Estates subdivision, is 30,038 square feet and is in the R-A zoning district.
Sea Shell Cove is a private road accessed from Teresa Drive near the intersection of
South Bay Boulevard and Highway One.

Project Description
Project History

The Seashell Estates is a 10 lot residential subdivision approved on June 15, 2009 by
the City of Morro Bay. The intent of the subdivision was to create residential lots that
conserve open space and maintain natural vegetation with homes that will fit in with the
surrounding area. When the subdivision was approved, the building envelopes and
footprint sizes were defined and approved for each lot.

The tract improvements for the subdivision were completed in spring 2014 and now the
property owner desires to construct the first single family home.

Additional restrictions on some lots included a 50 foot buffer from the top of bank of the
drainage swale located on the west side of the property as well as other biological miti-
gations for the on-site habitat. A biological habitat mitigation monitoring plan was ap-
proved by the City which established areas on each of the lots for the placement of the
building within an approved building envelope. When the tract improvements were con-
structed, it was decided, and authorized by the City, that mapping, mitigation and
restoration of the entire subdivision would be more appropriate than having each indi-
vidual lot perform separate mapping, mitigation and restoration programs. Please refer
to previously submitted biological reports and maps.

Design Manual

In creating a unique vision for this residential subdivision, a Design Manual for the de-
velopment of the homes was approved by the City to assist owners and builders with
their projects. The Design Manual states:

“The Sea Shell Estates is planned to explicitly harmonize with its natural setting.
The goals for development at The Sea Shell Estates have been to understand
the inherent, unique qualities and limitations of each site, to respond to the forces
of the sun, wind and rain to seek an appropriate fit with the topography and exist-
ing vegetation. The Sea Shell Estates, like nature, is not static. The Sea Shell Es-
tates idea is not just about individual homes; it is about creating an open space
neighborhood development by blending buildings into the environment setting.”
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“The Sea Shell Estates Design Manual contains a creative blend of design phi-
losophy, general concepts and specific rules that takes into account and deter-
mines whether any specific improvement is compatible with The Sea Shell Es-
tates. The document articulates guidelines for site development and architecture
at The Sea Shell Estates, recognizing that each site is unique and that excel-
lence in design ultimately means consistency with the shared image that is The
Sea Shell Estates.”

The Sea Shell shared image is summed by stating, “"LIVING GENTLY WITH
THE LAND" is a phrase that has been used to describe the way of life at The Sea
Shell Estates. It also expresses an approach to architectural design that is about
respecting the existing character of the place and the unique context of each
building site. It is about building in a manner that is appropriate to this special
place.

The Design Manual is an important part of this project and is also recorded with the
CC&R’s to ensure that the future building will be in compliance with the shared vision.
As for this specific project, the architect that helped create the Design Manual is also
the architect for this single family residence and brings a thorough understanding of the
guidelines to the project.

Both the CC&R’s and the Design Manual have defined a process for any work at
Seashell Estates which includes a “Design Review Committee (DRC)”. The DRC’s re-
sponsibility is to assist Lot Owners and ensure compliance with the Design Manual.
DRC approval is required for each new project. However in this case the CC&R De-
clarant and project applicant are one in the same so, Section 5.6 of the CC&R’s pro-
vides an exemption from DRC approvals.

Design Manual Sections

Since the Design Manual is quite comprehensive, it is important to note specific sec-
tions that require either DRC approval or special consideration. In order to assist the
City with the review of this project and consistency with the Design Manual, the follow-
ing is a list of Design Manual sections and comments that are applicable to this project.

5.3 Height — Sheet AC-1 shows the outside corners of the house with the existing
grade, building height and allowed height noted. In addition, a graphic from
Highway One that shows the height of this home will not silhouette the ridge-line
is attached to this application. This graphic provides a line of sight section
through the entire tract with an 18’-6’ height plane over the site.

5.4 Vegetation/Landscaping — A landscaping plan is provided.
5.5 Size and Bulk — The house on lot 1 is a low-profile single-level home. The

shed roof forms are sloped to follow the natural contours of the site and are seg-
mented to reduce the mass and size of the roof form. The exterior walls are
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stepped and offset to create smaller wall areas and reduce the apparent size, bulk
and mass of the structure. The building footprint, including garage and ancillary
structures is less than 3,600 square feet.

5.6 Building Setbacks — A 20 foot setback, as measured from the back of street
paving, is indicated on sheet AC-1.

5.6 Private Yard Fenced Areas — A 655 square foot private fenced area is pro-
posed consistent with Design Manual that allows for up to 1,000 square feet of
private fenced area on the north side of the home.

5.6.2 Private Yard Non-Fenced Areas — The project contains uncovered at-grade
patios, steps and walkways that do not exceed 30 inches in height around the
site.

5.7 Parking — The proposed project contains parking spaces for two cars in the
garage and one guest parking space in the driveway area.

5.8 Lighting — An exterior lighting plan is provided on Sheet-AE-1. Lighting cut-
sheets with specifications are provided.

5.10 Service Areas — Trash receptacles will be located in a designated corner of
the garage.

6.1 Grading and Drainage — Grading will be minimized and confined to the build-
ing footprint and driveways. The garage floor level is set above the house footprint

to follow the natural contours of the site. Cut & fill numbers provided on Sheet
C-1.

6.2 Grading and Drainage Information — See Sheet C-1 for site topography and
preliminary grading and drainage information.

6.3 Grading and Drainage Plan — See Sheet C-1 for site topography and prelimi-
nary grading and drainage information.

6.4 Finished Grade — See Sheet C-1 for site finish grades.

6.16 Driveways — As indicated on Sheet AC-1, the square footage of the driveway
is 904 square feet which is under the maximum allowable 1,200 sq. ft.

6.16.2 Driveways — Surface Material — The driveway surface proposed shall be
concrete with 564 square feet of semi-permeable pavers

7.1.1- Roof Slope — The roof pitch is 2:12 as indicated on Sheets A-2 & A-3.
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7.1.2 Permitted Materials — The roof material will be asphalt composition shingles
as shown on Sheet A-2 & A-3. A material and color board is also included with
this application.

7.2 Exterior Walls- Materials — The proposed wall material is cedar siding with a
semi-transparent stain that blends with the surrounding environment and is non-
reflective. Additionally, the Munsell color requirements are provided on color
board.

7.2.1- Foundation Walls — Siding is designed to come within 8 inches of and be
paralle! to finished grade. See note on Sheets A-2 & A-3.

7.3 Utility Infrastructure — The utility information is shown on the Preliminary Grad-
ing, Drainage & Utility Plan. As per the Design Manual, the electrical meter and
the gas meter are recessed into the exterior wall.

7.4 Windows —The windows will be installed without trim as shown on the eleva-
tions on Sheets A-2 & A-3. From the interior, the windows are placed and sized to
create and frame specific and dramatic views of the Chorro Valley and surround-
ing hills. Window placement has been designed with careful thought to passive
solar heating in winter and are provided with overhangs to reduce summer heat-

ing.

7.4.2 Glass — Samples and specifications of the windows are provided with this
application. -See cut sheets.

7.5.1 Materials and shape — Skylights are proposed in the Kitchen and Master
Bathroom. The specifications and cut-sheets are provided with this application.

7.6 Solar Collectors — A 4.08kW 12-panel solar electric system is proposed. The
system is designed to offset electricity usage for a house of similar size in this cli-
mate.

7.6.1 Location — Panels will be located on the south-facing slope of the roof. The
dominant roof area is facing south.

7.6.2 Materials — Panels will be as non-reflective as possible. Specifications and
cut-sheets are provided with this application.

7.7 Finishes — Since this is the first home, there aren’t any surrounding homes
that need to be taken into consideration. Hence, the finishes proposed are de-
signed for compatibility with the surrounding hills and natural areas by using the
earth tone colors. A material and color board is provided with this application.

7.7 .1 Finishes - Approvals — A color and material board is provided with this appli-
cation.
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7.7.2 Finishes- Window Frames — Window frames are proposed to be a neutral
dark bronze. A color and material board is provided with this application.

7.8 Fencing — Fencing shall be constructed of the same cedar material used for
wall siding. A color and material board is provided with this application.

7.9 Deck Railings — No deck railings are proposed as the topography allows for
decks and patios to be at grade.

8.1 Landscape Design — A planting plan per the approved plant palette list in the
Design Manual and water management plan is provided on the Conceptual Land-
scape sheet.

8.5.1 Pavement — All paved walks and patios are proposed as colored/textured
concrete. The color and texture of the concrete will blend well with the natural
setting of the site.

8.5.2 Drainage — Impermeable surfaces have been kept to a minimum. See Site
Plan on Sheet AC-1 and the Conceptual Landscape Plan.

8.5.3 Materials — The landscape plan shows pathways of decomposed granite
and patios with colored/textured concrete.

8.8.2 Heights and Views — The site plantings are minimal, and mostly grasses and
low shrubs with a few smaller trees for articulation in areas. Larger screening
trees were avoided as they will stick out and look unnatural on this site. Smaller
trees will also prevent future issues with blocking neighbors’ views.
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Green Building Features

Site & Landscaping - The majority of the site will be left undisturbed and in a nat-
ural state. New planting will be primarily drought-tolerant and fire-safe with no
lawns.

Solar Control - The building has deep roof overhangs on the south side to control
heat gain from summer sun yet allow low-angle winter sun in.

Solar Access - Roof form allows for good southern exposure for roof-mounted so-
lar panels.

Solar PV System - A 4.08kW 12-panel solar system will be provided.

Wall Insulation - Walls will have a layer of exterior rigid foam insulation to provide
additional elimination of thermal bridging from interior to exterior. This is one of the
five basic principles of passive house construction.

Exterior Finish - Cedar siding has been specified for durability and natural resis-
tance to moisture damage.

Windows - High-quality windows have been specified for high thermal perfor-
mance and durability.

Lighting - Lighting will be high-efficacy LED throughout to reduce energy de-
mands.

Rainwater Collection - A 400 gallon rainwater storage tank will be located in the
garage with piping installed from the garage roof to the tank and out to supple-
ment a drip irrigation system.

Greywater System - A greywater system was considered for this project, but found
to be inappropriate for the site conditions. Greywater systems for irrigation rely on
the ability of the soil to absorb and percolate additional water from untreated
household sources. Because the subsurface soil on this lot consists of highly
weathered bedrock at only 1-5 feet below topsoil, site conditions are not con-
ducive to absorbing additional moisture. Also, drought-tolerant and native vegeta-
tion does not benefit from year-round watering. The rainwater collection system
listed above is more efficient at distributing water during the rainy season between
rain events.

Aesthetics - This project has been designed for compatibility with the surrounding
hills and natural areas by using the earth tone colors and will not obstruct a pro-
tected view.
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Site & Project Data:
Site Size: 30,038 square feet
Building Envelope: 6,600 square feet
Proposed Home: 2,192 square feet with 580 square feet garage

Building Footprint: 3,108** square feet

: Moo Propéé"e“d R
. Front Setback 20 ft 20°-3"

Z From back of street

_ paving _ ‘
Side Setback (north) | 5 ft | 6 ft |
Side Setback (south) 25 ft : 51 ft 11 in

'Rear Setback 50 ft from top of bank 50 ft 3 in to t.0.bank

i 64°-8" to property line
Building Footprint 3,600 sq ft 2772 sqft

Lot Coverage 45% max 15%*
Building Height 18'-6" 18'-4"
Parking | 2 in garage + 2 in garage +

1 guest space in driveway : 1 guest space in driveway

* Lot area for lot coverage caiculation was measured from the back of curbs and
sidewalks on the street sides and to the property lines on the north and west. See
Area Diagram Detail 51 on Sheet AC-1.

** Building footprint includes house, garage and covered patios.

Conclusion:

This is the first project proposed for Seashell Estates, therefore great care has been
taken to design a home that can be used as a model for the future homes in keeping
with the goals created in the Design Manual.
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SEASHELL ESTATES

EXHIBITD LOT1
LOT 1 VIEW FROM THERESA DRIVE LOOKING SOUTHEAST
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SEA SHELL ESTATES
301 Sea Shell Cove - LOT 1

ROOF

FASCIA

SIDING & FENCES

WINDOWS & DOORS

GARAGE DOOR

COLOR & MATERIAL SCHEDULE

MATERIAL COLOR MUNSELL#  IYPE MANUF'R
ASPHALT SHINGLE ROOFING HEATHER BLEND 7.BYR 4VI6C LANDMARK CERTAINTEED
WOOD FASCIA DESERT SAND S§T-145 10YR BVIGC STAIN BEHR
CEDAR SIDING SANDAL ST-121 7.5YR 6VIBC STAIN BEHR
WINDOWS & SKYLIGHTS DARK BRONZE 7.5YR avic FACTORY ANDERSEN

GARAGE DOOR DESERT SAND SC-145 10YR 8VI6C PAINT BEHR
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FIBREX" MATERIAL.
STRONG ON PERFORMANCE.

GENTLE ON THE ENVIRONMENT.

With Fibrex® composite material, you get the best of both worlds: a top-performing product
that is environmentally responsible.

Developed by Andersen, Fibrex material is a revolutionary structural composite material that
blends the very best attributes of vinyl and wood. Fibrex material saves on natural resources
because it is composed of 40% wood fiber by weight reclaimed from the manufacture of Andersen®
wood windows. Special polymer formulations surround and fill each wood fiber, enabling top performance.

The result is a material that pravides uncommon value and enhances the quality of any project. In use for nearly j
two decades in Andersen products, Fibrex material has proven its strength and durability in all types of climates.

A REVOLUTIONARY BUILDING MATERIAL

¢ Fibrex material is twice as strong as vinyl, so weathertight
seals stay weathertight

s |t blocks thermal transfer nearly 700 times better
than aluminum to help reduce heating and cooling bills

e For exceptional durability, Fibrex material retains
its stability and rigidity in all climates

ENVIRONMENTALLY RESPONSIBLE

e Since Andersen developed the highly sustainable Fibrex
material, reuse of waste wood fiber has prevented
the harvesting of nearly 90 million board-feet of timber

e 100 Series windows can help builders earn LEED®

points in three key categories: Energy & Atmosphere,
Materials & Resources and Indoor Environmental Quality

e 100 Series products meet or exceed California Section
01350 Specification, a California indoor emission
standard — one of the toughest in the country

e Like all Andersen windows, the 100 Series product line
is designed to last* and reduce future waste streams

See how Andersen created Fibrex material
at andersenwindows.com/fibrex

ASK ABOUT
ANENERGY

(KRGO ASINTAST B D
WILEME BATIALY

*Visil andersenwindows.com/warranty or contact your Andersen supplier for details.
All logos and marks are trademarks of their respeclive owners,

4
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%L BI—OC“ lNC. :lllnacft:ﬁ'zzcturers of Quality Masonry Products

| Search
CONCRETE ~ CONCRETE  MORTARLESS  CLASSIC RESALE SACKED
PAVERS MASONRY WALL BRICK REBAR PRODUCTS  PRODUCT!

Eco-Perm Permeable Pavers

Alr Vol Block > Concrete Pavers > Interlocking Concrete Paver Styles > Eco-Perm Permeable Pavers

With Eco-Perm Pavers, you can create plantable pavements.

Eco-Perm Pavers can also be used around trees to allow oxygen infiltration into the soil.

Stocked in Brown/Charcoal Blend. Natural Grey available via special-order.

Eco-Perm Pavers can be installed in several different patterns, e:
different percentage of void.

RECEIVED

City of Morro Bay
Community Development Dept
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A.M. Sun

S O L AR

RECEIVED

City of Morro Bay
Community Development Dept

Save money, go solar today

PREPARED FOR:

Andres Eulate
None Teresa Rd

Morro Bay, CA 93442

PREPARED BY:

Aaron Capps

AM Sun Solar Inc
acapps@amsunsolar.com
805.765.2749

11/10/2017
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Your Solar Solution A-M. Sun

System Design

4.08 kW

System Size

7,099 KWh*

Year 1 Estimated System Production

12 x Mission Solar Energy
Solar Panels

Enphase Energy

Inverters

Annual Usage
7,460 kWh

Estimated System Production*

Production Offset

95%

From Solar

Solar Production vs. Home Energy Consumption

5] Utlhty B Solar Mar  Apr  May  Jun Jul Aug  Sep Oct  Nov  Dec

B Utility Usage B Solar Production

Savings and system production will vary based on final deslgn, utllity rates, and househald energy usage. The actual savings vary based on a number of factors, including weather, shading
from growing trees, damage to system components, your fulure electricity use, and the fluctuation of the price of electricity in your ulility district.

AM Sun Solar Inc | 805.765.2749
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TUBE - model: WS-W26 ~
LED Qutdoor

MODERMN FORMS

ANWAC LIGHTING COMPARNY

Dark Sky Friendly Up & Down Lighl

Fixture Type:

Catalog Number:

Project:
Location:
Brushed Aluminum
=5
Black EI"
| " 2
o 5" o

PRODUCT DESCRIPTION

Pracise engineering using the latest energy efficient LED technology with a built-in reflector for superior aptics; An appealing eylindrical profile with powerful LED
single and dual-ended lighting perfect for accent and wall wash lighting.

FEATURES SPECIFICATIONS

IP65 rated - Wet location listed Construction: Aluminum
Aluminum construction with etched glass

Universal driver (120V, 220V, 277V) Only for W5-W2604
277V option available special order (Only for W5-2605) Dimming: Dims to 10% with an electronic low voltage (ELV) dimmer
Integral transformer In luminaire
Replaceable LED module

Light Source: High output LED

Mounting: Mounts directly to junction box

+ 70,000 hour rated life Finish: Brushed Aluminum (AL), Black (BK), Bronze (BZ),
+ Color Temp: 3000K Graphite (GH), and White (WT)
- CRI:90 RECEIVED
ORDER NUMBER R
MAY 11 2017
LED Delivered Ci
Model Type Height Watt Lumens Lumens Finish - 'tty o[i; Mo;ro Bay
munity Development Dept.
” AL  Brushed Aluminum
WS-W2605 Dark Sky Friendly 5 18W 1235 1145 BK Black
BZ Bronze
GH Graphite
Ws-W2604 Up&D Ligh 7 32w 247 2195
Gt g WT White
Example: WS-W2604-BK Bronze Graphite White
For 277V special order, add an"F" before the finish: WS-W2605F-AL
Modern Forms - A WAC Lighting Company Headquarters/Eastern Distribution Center Western Distribution Center
www.modernforms.com 44 Harbor Park Drive - Port Washington, NY 11050 1750 Archibald Avenue - Ontario, CA 91760
Phone (800) 526.2588 « Fax (800) 526.2585 Phone (516) 515.5000 - Fax (516) 515.5050 Phone (800) 526.2588 - Fax (800) 526.2585

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program. MAR 2014
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12:39pm, Randy

N:\2009\ 09061-Seashell\ Survey\ Drawings\ TM09061.dwg, SHEET 4, Jan 03, 2014
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THIS MAP SHEET IS FOR INFORMATION PURPOSES ONLY,
DESCRIBING CONDITIONS AS OF THE DATE OF FILING AND IS
NOT INTENDED TO AFFECT RECORD TITLE INTEREST PER
SECTION 66434.2(a) OF THE SUBDIVISION MAP ACT. THIS
INFORMATION IS DERIVED FROM PUBLIC RECORDS OR REPORTS
AND | DO NOT IMPLY THE CORRECTNESS OR SUFFICIENCY OF
THOSE RECORDS OR REPORTS.

JAMES RANDAL ELLISON
LS7065, EXP. 12/2012
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SURVEYOR'S NOTE:

GRAPHIC SCALE
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1 inch = 40 feet

LEGEND:

1. EACH LOT IS LIMITED TO A MAXIMUM 6,600 SQUARE
FOOT BUILDING ENVELOPE. THIS ENVELOPE IS TO BE
LOCATED WITHIN THE DEVELOPMENT LIMIT LINE SHOWN FOR
EACH LOT. WITHIN EACH ENVELOPE A MAXIMUM OF THE
FOLLOWING ARE ALLOWED:

3,600 SQ. FT. BUILDING FOOTPRINT

1,000 SQ. FT. FENCED AREA, AND

2,000 SQ. FT. UNFENCED AREA.

6,600 SQ. FT. TOTAL

2. BUILDING FOOTPRINT DEFINITION: THE 3,600 SQUARE
FOOT BUILDING FOOTPRINT IS THE CUMULATIVE SQUARE
FOOTAGE OF ALL COVERED STRUCTURES WITHIN THE
BUILDING ENVELOPE (IE. HOME, GARAGE, ACCESSORY
BUILDING AND UNCOVERED DECKS OVER 30 INCHES IN
HEIGHT). UNCOVERED DECKS UNDER 30 INCHES IN HEIGHT,
PATIOS, WALLS, DRIVEWAYS AND WALKWAYS ARE NOT
INCLUDED AS STRUCTURES AS IT PERTAINS TO LOT
COVERAGE.

3. AFTER THE 6,600 SQUARE FOOT BUILDING ENVELOPE
HAS BEEN ESTABLISHED ON EACH LOT, THE REMAINING AREA
WITHIN THE DEVELOPMENT LIMIT LINE SHALL BE
TRANSFERRED INTO THE OPEN SPACE CONSERVATION
EASEMENT BY A METHOD APPROVED BY THE CITY, PRIOR TO
ISSUANCE OF BUILDING PERMIT.

4. THAT PORTION OF EACH LOT OUTSIDE THE 6,600
SQUARE FOOT BUILDING ENVELOPE IS TO BE AN OPEN
SPACE EASEMENT WITH USES RESTRICTED TO NATURAL
VEGETATION PRESERVATION. ANY GRADING OR CULTIVATED
LANDSCAPING SHALL BE PROHIBITED FROM THE
CONSERVATION OPEN SPACE AREA IN ORDER TO PROTECT
THE NATURAL RESOURCES.

5. WILDLAND URBAN INTERFACE: PRIOR TO ISSUANCE OF
BUILDING PERMIT THE OWNER SHALL DEMONSTRATE THAT
PROPOSED CONSTRUCTION WILL COMPLY WITH FIRE,
BUILDING, AND CALIFORNIA PUBLIC RESOURCES CODE
(SECTION 4291), RELATIVE TO BUILDING CONSTRUCTION,
VEGETATION CLEARANCE / MANAGEMENT AND DEFENSIBLE
SPACE.

6. NO FURTHER SUBDIVISION OF THESE LOTS SHALL BE
ALLOWED AT ANY TIME.

ABOVE
~_GRADE

ENGINEERING

1304 Broad Street, San Luis Obisgo, CA 93401
phone:(805) 540-5115 e fax:(805) 540-5116

A California Corporation ® Scoft Stokes PE # 58256

ADDITIONAL MAP SHEET

TRACT 2870

SEASHELL ESTATES

BEING A SUBDIVISION OF PARCEL 1 OF LOT LINE ADJUSTMENT MBAL—-08-0159

OF A PORTION OF LOT 11 PER BOOK 1 OF MAPS AT PAGE 6
CITY OF MORRO BAY
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA

SEPTEMBER, 2012 JOB NO.09061 SHEET 4 OF 4 SHEETS
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P.O. Box 1406
4 5 d B San Luis Obispo
Acoustics California 93406
David Lord, PhD di@435dB.com tel. 805.704.8046
Sarah Taubitz, MSME st@45dB.com www didB.com
July 17,2017
Project 1739
RE:  Sea Shell Estates Requested by:
Lot 1, 301 Sea Shell Cove Seashell Estates c/o Al Marshall
Morro Bay, CA Attn: Robin Fayette
541 E. Chapman Ste. E
Orange, CA 92866
1 Summary

45dB Acoustics has reviewed regulatory requirements of the Morro Bay Noise Element for the
proposed single-family residence located at the above address. This assessment is to accompany
a Permit application to the City of Morro Bay.

The existing sound levels at the proposed residence range from 68 dBA on the south side nearest
Highway 1, down to 64 dBA at the northern edge of the residence. Twenty-year future (year
2037) sound levels increase by approximately one decibel, i.e., 69 dBA nearest Highway 1 down
to 65 dBA at the northern edge of the Project. The noise impact on the site is due primarily to
unmitigated Highway 1 traffic noise. The architectural design is evaluated against the State
Building Code requirement that all residential habitable spaces maintain and interior sound level
of less than CNEL = 45 dBA. The Sound Transmission Class (STC) ratings for construction
assemblies is analyzed and recommendations are made.

In order for the proposed project to meet applicable state and local regulations, the sound
transmission rating for this single-family residence nearest the noise source must meet the
minimum rating of STC 36.

No significant sources of vibration exist at this location.

RECEIVED

Clty of Morro Bay
Community Development Dept.
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2 Introduction

This sound level assessment is intended to determine the off-site and on-site noise impacts
associated with the proposed residential project. The following topics are presented in this report
in response to City of Morro Bay requirements for projects identified by the Noise Element of
the City’s General Plan:

*  The topographical relationship of noise sources and the dwelling

* Identification of noise sources and their characteristics, including predicted noise
spectra at the exterior of the proposed dwelling structure, considering present and
future land usage

* Basis for sound level prediction (measured or obtained from published data), noise
attenuation measures to be applied, and an analysis of the noise insulation
effectiveness of the proposed construction showing that the prescribed interior noise
level requirements are met

*  An assessment of potential short-term construction-related noise and vibration
impacts

* Information on fundamentals of noise and vibration to aid in interpreting the report

3 Project Location

The sound level assessment is for a single-family residence within a subdivision. The Project is
to be located at Sea Shell Estates, directly to the north of California State Highway 1. Figure 1 is
a Google Maps plan view.

Figure 1: View of Project vicinity, north of Highway 1

Highway 1 is the primary, significant traffic noise source considered in this study. The
topographic relationship of the highway to the proposed site is shown in Figure 2.
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Figure 2: Site Section N/ S

|
LOT ! |,
f
WERHAY © | ROA. [PRIVE SEASHELL DEVELOPMENT
| 1

In plan view, the relationship of the residential floor plan to the noise source is diagrammed in
Figure 3.

Figure 3: Residential Plan in relation to traffic noise source

i

The spectral character of sound coming from Highway One is shown in Figure 4. The peak
sound level is centered at 630 Hz, which has an impact on sound transmission by various
construction materials, particularly windows.
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Figure 4: Predicted Highway Noise Third Octave Spectra at 63 dBA
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4 Regulatory Setting

Noise regulations are addressed by federal, state, and local government agencies, discussed
below. Local policies are generally adaptations of federal and state guidelines, adjusted to
prevailing local condition

4,1 Federal Regulation
The adverse impact of noise was officially recognized by the federal government in the Noise
Control Act of 1972, which serves three purposes:

a) Promulgating noise emission standards for interstate commerce.
b) Assisting state and local abatement efforts.
¢) Promoting noise education and research.

The Department of Transportation (DOT) assumes a significant role in noise control. Surface
transportation system noise is regulated by the Federal Transit Administration (FTA). Freeways
that are part of the interstate highway system are regulated by the Federal Highway
Administration (FHWA). The State Highway and its access and service roads are the sole noise
source considered relevant for the Project analysis.

4.2 State Regulation

California State Code Section 65302 mandates that the legislative body of each county and city
in California adopt a noise element as part of its comprehensive general plan. The local noise
element must recognize the land use compatibility guidelines published by the State Department
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of Health Services. The guidelines rank noise land use compatibility in terms of normally
acceptable, conditionally acceptable, normally unacceptable, and clearly unacceptable.

Title 24, Chapter 1, Article 4 of the California Administrative Code (California Noise Insulation
Standards) requires noise insulation inside single-family detached housing to provide an annual
average noise level of no more than 45 dBA CNEL. When such structures are located within a 55
dBA CNEL (or greater) noise contour, an acoustical analysis is required to ensure that interior
levels do not exceed the 45 dBA CNEL annual threshold. In addition, Title 21, Chapter 6, Article
I of the California Administrative Code requires that all habitable rooms shall have an interior
CNEL of 45 dBA or less. The 2013 California Green Building Standards Code (CGBSC),
Division of the State Architect - Structural Safety (DSA-SS) (CCR, Title 24, Part 11) submittal
guideline, chapter 5 contains mandatory requirements for acoustical control.

The performance method may be used to comply with CGBSC in the following way:

“...wall and roof-ceiling assemblies exposed to the noise source making up the building
or addition envelope or altered envelope shall be constructed to provide an interior noise
environment attributable to exterior sources that does not exceed an hourly equivalent
noise level (Leq -1Hr) of 50 dBA in occupied areas during any hour of operation.”

This report provides noise contours utilizing existing Caltrans traffic count data, and therefore
the performance method may be utilized for building design, adjusted to match or exceed
calculated / modeled noise levels as presented here.

4.3 Local Regulation

The City of Morro Bay General Plan, Noise Element Part 1 Policy Document provides regulation
and guidelines regarding noise. The Noise Element provides the conclusions, recommendations,
and strategies necessary to ensure an appropriately quiet and pleasurable interior environment for
the residents of the proposed project. Since the regulation of transportation noise sources such as
roadway and train traffic primarily fall under either State or Federal jurisdiction, the local
jurisdiction generally uses land use and planning decisions to limit locations or volumes of such
transportation noise sources, to avoid development within noise impact zones, or to shield
impacted receivers or sensitive receptors.

5 Sound Level Analysis

As Highway 1 is the primary noise source (and the only transportation source) for this Project,
we have verified outdoor noise level with existing traffic data using noise prediction software, in
order to determine recommended noise mitigation measures to achieve interior noise level less
than CNEL = 45 dBA.

5.1 Existing Sound Level

The SoundPlan noise model uses the site plan drawing, topographic data and Highway 1 traffic
volume to generate a sound level contour map. Highway 1 traffic volumes are provided by
Caltrans’ Traffic Census Program. SoundPlan provides the resulting daytime, evening, nighttime,
and overall CNEL noise levels for the project, which are evaluated against applicable
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regulations. Traffic data is adjusted for 1% growth per year over the next 20 years to 2037, and
input into the SoundPlan model again to determine the future noise levels.

Figure 5: Traffic volumes data used for noise model input

2015 Traffic Volumes (for ALL vehicles on CA State Highways)

Back Back Ahead  Ahead

Past Back Ahead

Dist Rt co MT.: Desaription Peak  Peak A:M‘ Pesk  Peak M:;T
Hour Menth Hour Menth

05 om SLO 28.82 MORRO BAY, SOUTH MORRO BAY 2400 28500 26100 2500 24000 21500
05 0m 5LO 20618  MORRO BAY, NORTH MORRO BAY 2500 24000 21500 2400 26500 24900

SoundPlan® calculates the sound level contours for the entire calculation area. The software
calculates sound attenuation of environmental noise over complex terrain, uneven ground
conditions, and with complex obstacles. The modeling software calculates the sound field in
accordance with ISO 9613-2 “Acoustics - Attenuation of sound during propagation outdoors,
Part 2: General Method of Calculation.” The standard states that “this part of ISO 9613 specifies
an engineering method for calculating the attenuation of sound during propagation outdoors, in
order to predict the levels of environmental noise at a distance from a variety of sources. The
method predicts the equivalent continuous A-weighted sound pressure level under
meteorological conditions favorable to propagation from sources of known sound emissions.
These conditions are for downwind propagation under a well-developed moderate ground-based
temperature inversion, such as commonly occurs at night.” The resulting equivalent noise levels
Community Noise Equivalent Levels (CNEL, also Leq) are shown in Figure 6 below for the site
layout.

Noise levels are lowest (63 dBA) on the north side of the Project, away from Highway 1. Noise
levels exceed 66 dBA for the southern elevation of the project (facing Highway 1).

6 Vibration Analysis

The potential for vibration near a highway is defined and described in the Federal Transit
Administration Transit Noise and Vibration Impact Assessment document. The approximate
human threshold of perception to vibration is 70 VdB (Vibration Velocity Level, dB). Buses,
trucks and heavy street traffic at 50 feet distance from the highway is equal to 70 VdB or less.
Vibration levels along transportation corridors are proportional to the speed and weight of the
vehicles as well as the condition of the roadway and vehicle engines and tires. Typically, the
setback to the 70 VdB contour along roadways is 100 feet or less from the centerline. The current
project is located further than this distance from the highway. Therefore, vibration levels are
anticipated to be less than the human threshold of perception, assuming roadways are properly
maintained without large holes/irregularities.
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Figure 6: Area existing CNEL Sound Level Contour Map (CNEL = dBA)
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6.1 Future Sound Level
The calculated future Ldn/CNEL (year 2037) at each location across the site will be

approximately 1 dB greater that those depicted in Figure 6, assuming future traffic growth rate of
approximately one percent per year. A detailed contour map is shown in Figure 7.

The Maximum Exterior Noise exposure compatible with noise sensitive uses without mitigation
is generally 60 dBA CNEL. Based on the modeled noise environment for the Project, future
habitable spaces shall be protected from excess noise by enhanced building assemblies, walls,
doors and windows. The habitable spaces facing south toward Highway 1, wall / window
composite STC rating shall be sufficient to bring the interior habitable space sound level below
CNEL = 45 dBA when doors and windows are closed. A composite / combined wall / glazing
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Figure 7: Detail of Existing Sound Level Contour Map (CNEL = dBA)
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assembly of STC 36 or greater facing the highway noise source is required for the Project to
comply with State Building Code. It is prudent to provide an engineering factor of safety and to
allow for some variance due to construction imperfections and flanking noise and to provide a
potential margin of acoustic comfort for inhabitants of the residence.

7 Construction Assemblies
Analysis of the elevation facing the noise source consists of three steps:

1. Determine the sound transmission characteristic of exterior wall assembly.

2. Determine the sound transmission characteristics of glazing / doors

3. Determine the overall composite sound transmission through all assemblies facing the
noise source.
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The Living Room on the side of the residence facing the noise source is selected for further
analysis of sound transmission characteristics of construction assemblies required to reduce
sound transmission to less than CNEL = 45 dBA in the habitable space. The critical wall facing
the noise source is shown in Figure 8
Figure 8: Living Room Elevation facing noise source selected for analysis
of construction assemblies to achieve an interior sound level less than CNEL = 45dBA
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7.1 Exterior Wall Assembly

Figure 9: Analysis of exterior wall assembly for living room wall facing the noise source.
The wall is a 2”x4” single stud wall, 16” o.c. with stucco or Hardie Board exterior on OSB

and interior 5/8” GWB. The resulting STC value is STC 38 (OITC 30)
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7.2 Exterior Glazing Assemblies

Figure 10: Exterior glazing sound transmission
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7.3 Composite Wall / Glazing

Figure 11: Analysis results of composite Overall STC for

wall / glazing in living room facing noise source

O rasd

»% 000 00 um A

W1 Ot

STC 36d

W W N W W N e
[

Fetal lany 2% [ s 1 f1n 1t i o s 3 is it AIEET]

7.4 Outdoor / Indoor Sound Transmission

Figure 12: Sound Transmission of composite wall, given future sound levels. Room Sound
Level is indicated as 40 dBA, which provides additional Factor of Safety
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8 Noise Mitigation Recommendations

Ordinary construction using best practices shall incorporate STC values for assemblies matching
those shown for the planned wall detail, minimum STC 38 and specified window / door glazing,
minimum STC 34. Acoustic sealant meeting ASTM C834 shall be used on all construction
joints facing the noise source. Moldable putty pads meeting ASTM E814 shall be used on all
wall penetrations, junction boxes facing the noise source. Exterior vents shall be located on East,
West or North elevations, facing away from the noise source.

Consideration should be given to solid railing for the deck outside the living room, facing the
noise source to reduce sound level from 66 dBA toward the recommended level of 60 dBA.
Laminated glazing can be used for the a noise-barrier deck railing to maintain view and also to
mitigate cold ocean breezes.

With the above noise mitigation measures, all applicable regulations are met.

9 Conclusion

Compliance with California Green Building Standards Code (CGBSC) for interior spaces on the
Project is achieved by using enhanced and standard construction wall assemblies and windows
and doors that comply with CGBSC with the above STC values as defined in Section 8 of this
report.

No mitigation of construction noise and vibration impact is required due to the short period of
construction, the anticipated phased scheduling of construction; the distance to potential
residential receptors; and given the daytime weekday hours of operation.

With the specified window and exterior wall assemblies in future project plans, this project
complies with the interior noise requirements of the State Building Code.

for 45dRB Acoustics, LLC

by David Lord, PhD

July 17, 2017
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11 Appendix

11.1 Glossary

A-Weighted Sound Level [units of dBA or dB(A)]

The sound pressure level in decibels as measured on a sound level meter using the internationally
standardized A-weighting filter or as computed from sound spectral data to which A-weighting
adjustments have been made. The ear does not respond equally to all frequencies, but is less
sensitive at low and high frequencies than it is at medium or speech range frequencies. Thus, to
obtain a single number representing the sound level of a noise containing a wide range of
frequencies in a manner representative of the ear’s response, it is necessary to reduce the effects
of the low and high frequencies with respect to the medium frequencies. The resultant sound
level is said to be A-weighted, and the units are dBA. The A-weighted sound level is also called
the noise level. A-weighted sound levels correlate well with subjective reactions of people to
noise and are universally used for community noise evaluations.

Air-borne Sound:
Sound that travels through the air, differentiated from structure-borne sound.

Ambient Sound Level:

The prevailing general sound level existing at a location or in a space, which usually consists of a
composite of sounds from many sources near and far. The ambient level is typically defined by
the Leq level.

Background Sound Level:

The underlying, ever-present lower level noise that remains in the absence of intrusive or
intermittent sounds. Distant sources, such as Traffic, typically make up the background. The
background level is generally defined by the L90 percentile noise level.

Community Noise Equivalent Level (CNEL):

The Leq of the A-weighted noise level over a 24-hour period with a 5 dB penalty applied to
noise levels between 7 p.m. and 10 p.m. and a 10 dB penalty applied to noise levels between 10
p.m. and 7 a.m. CNEL is similar to Ldn.

Day-Night Sound Level (Ldn):
The Leq of the A-weighted noise level over a 24-hour period with a 10 dB penalty applied to
noise levels between 10 p.m. and 7 a.m. Ldn is similar to CNEL.

Decibel (dB):
The decibel is a measure on a logarithmic scale of the magnitude of a particular quantity (such as
sound pressure, sound power, sound intensity) with respect to a reference quantity.

Energy Equivalent Level (Leq):

Because sound levels can vary markedly in intensity over a short period of time, some method
for describing either the average character of the sound or the statistical behavior of the
variations must be utilized. Most commonly, one describes ambient sounds in terms of an
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average level that has the same acoustical energy as the summation of all the time-varying
events. This encrgy-equivalent sound/noise descriptor is called Leq.

Field Sound Transmission Class (FSTC):

A single number rating similar to STC, except that the transmission loss values used to derive the
FSTC are measured in the field. All sound transmitted from the source room to the receiving
room is assumed to be through the separating wall or floor-ceiling assembly.

Outdoor-Indoor Transmission Class (OITC):

A single number classification, specified by the American Society for Testing and Materials
(ASTM E 1332 issued 1994), that establishes the A-weighted sound level reduction provided by
building facade components (walls, doors, windows, and combinations thereof), based upon a
reference sound spectra that is an average of typical air, road, and rail transportation sources. The
OITC is the preferred rating when exterior fagade components are exposed to a noise
environment dominated by transportation sources.

Percentile Sound Level, Ln:
The noise level exceeded during # percent of the measurement period, where # is a number
between 0 and 100 (e.g., L10 or L90)

Sound Transmission Class (STC):

STC is a single number rating, specified by the American Society for Testing and Materials,
which can be used to measure the sound insulation properties for comparing the sound
transmission capability, in decibels, of interior building partitions for noise sources such as
speech, radio, and television. It is used extensively for rating sound insulation characteristics of
building materials and products.

Structure-Borne Sound:
Sound propagating through building structure. Rapidly fluctuating elastic waves in gypsum
board, joists, studs, etc.

Sound Exposure Level (SEL):

SEL is the sound exposure level, defined as a single number rating indicating the total energy of
a discrete noise-generating event (e.g., an aircraft flyover) compressed into a 1-second time
duration. This level is handy as a consistent rating method that may be combined with other SEL
and Leq readings to provide a complete noise scenario for measurements and predictions.
However, care must be taken in the use of these values since they may be misleading because
their numeric value is higher than any sound level which existed during the measurement period.

Subjective Loudness Level:
In addition to precision measurement of sound level changes, there is a subjective characteristic
which describes how most people respond to sound:

e A change in sound level of 3 dBA is barely perceptible by most listeners.

e A change in level of 6 dBA is clearly perceptible.

e A change of 10 dBA is subjectively perceived as being twice (or half) as loud.
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11.2 Calculating CNEL

Housing and Urban Development (HUD) Code of Federal Regulations (CFR), Part 51
Environmental Criteria and Standards, along with Federal Highway Administration (FHWA)
guidelines are used for estimating CNEL values based on “design hour” traffic flow
measurement.

Highway projects receiving Federal aid are subject to noise analyses under the procedures of the
FHWA. Where such analyses are available they may be used to assess sites subject to the
requirements of this standard. The Federal Highway Administration employs two alternate sound
level descriptors (23 CFR 772.12):

(1) The A-weighted sound level not exceeded more than 10 percent of the time for the
highway design hour traffic flow, symbolized as L10; or

(ii) The equivalent sound level for the design hour, symbolized as Leq. The day-night
average sound level may be estimated from the design hour L10 or Leq values by the
following relationships, provided heavy trucks do not exceed 10 percent of the total
traffic flow in vehicles per 24 hours and the traffic flow between 10 p.m. and 7 a.m. does
not exceed 15 percent of the average daily traffic flow in vehicles per 24 hours:

(a) CNEL = L10 (design hour) - 3 decibels
(b) CNEL= Leq (design hour) decibels

Existing highway traffic noise measurements are made to represent an hourly equivalent sound
level, Leq. Statistical accuracy requires a minimum measurement of approximately eight
minutes. Most highway agencies have automated measurement equipment and typically measure
15-minute time periods to represent the Leq. This is acceptable if unusual events do not occur
during the noisiest hour.

Measurements along low-volume highways may require longer measurement periods (e.g., 30-60
minutes) to attain desirable statistical accuracy. If information is not available to identify the
noisiest hour of the day or if there is public controversy at a specific location, 24-hour
measurements may be necessary.

The FHWA stipulates the use of noise meters with sufficient accuracy to yicld valid data for the
particular project (ANSI S1.4-1983, TYPE II or better). The measurement procedure shall ensure
measurements have consistent and supportable validity. Traffic conditions, climatic conditions,
and land uses at the time of measurement shall be noted.

11.3 Characteristics of Sound

‘When an object vibrates, it radiates part of its energy as acoustical pressure in the form of a
sound wave. Sound can be described in terms of amplitude (loudness), frequency (pitch), or
duration (time). The human hearing system is not equally sensitive to sound at all frequencies.
Therefore, to approximate this human, frequency-dependent response, the A-weighted filter
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system is used to adjust measured sound levels. The normal range of human hearing extends
from approximately 0 to 140 dBA. Unlike linear units such as inches or pounds, decibels are
measured on a logarithmic scale, representing points on a sharply rising curve. Because of the
physical characteristics of noise transmission and of noise perception, the relative loudness of
sound does not closely match the actual amounts of sound energy. Table 1 below presents the
subjective effect of changes in sound pressure levels.

Table 1: Sound Level Change Relative Loudness/Acoustic Energy Loss

0 dBA Reference 0%
-3 dBA Barely Perceptible Change 50%
-5 dBA Readily Perceptible Change 67%

-10 dBA Half as Loud 90%
-20 dBA 1/4 as Loud 99%
-30 dBA 1/8 as Loud 99.9%

Source: Highway Traffic Noise Analysis and Abatement Policy and Guidance, U.S.
Department of Transportation, Federal Highway Administration, Office of
Environment and Planning, Noise and Air Quality Branch, June 1993.

Sound levels are generated from a source and their decibel level decreases as the distance from
that source increases. Sound dissipates exponentially with distance from the noise source. This
phenomenon is known as spreading loss. Generally, sound levels from a point source will
decrease by 6 dBA for each doubling of distance. Sound levels for a highway line source vary
differently with distance because sound pressure waves propagate along the line and overlap at
the point of measurement. A closely spaced, continuous line of vehicles along a roadway
becomes a line source and produces a 3 dBA decrease in sound level for each doubling of
distance. However, experimental evidence has shown that where sound from a highway
propagates close to “soft” ground (e.g., plowed farmland, grass, crops, etc.), a more suitable
drop-off rate to use is not 3.0 dBA but rather 4.5 dBA per distance doubling (FHWA 2010).

When sound is measured for distinct time intervals, the statistical distribution of the overall
sound level during that period can be obtained. The Leq is the most common parameter
associated with such measurements. The Leq metric is a single-number noise descriptor that
represents the average sound level over a given period of time. For example, the L50 noise level
is the level that is exceeded 50 percent of the time. This level is also the level that is exceeded 30
minutes in an hour. Similarly, the 102, L08 and L25 values are the noise levels that are exceeded
2, 8, and 25 percent of the time or 1, 5, and 15 minutes per hour, respectively Other values
typically noted during a noise survey are the Lmin and Lmax. These values represent the
minimum and maximum root-mean-square noise levels obtained over the measurement period.
Because community receptors are more sensitive to unwanted noise intrusion during the evening
and at night, State law requires that, for planning purposes, an artificial dB increment be added to
quiet-time noise levels in a 24-hour noise descriptor called the CNEL or Ldn. This increment is
incorporated in the calculation of CNEL or Ldn, described earlier.
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11.4 Evidence of Compliance

Evidence of compliance shall consist of submittal of an acoustical analysis report, prepared
under the supervision of a person experienced in the field of acoustical engineering, with the
application for building permit. The report shall show topographical relationship of noise
sources and dwelling site, identification of noise sources and their characteristics, predicted noise
spectra at the exterior of the proposed dwelling structure considering present and future land
usage, basis for the prediction (measured or obtained from published data), noise attenuation
measures to be applied, and an analysis of the noise insulation effectiveness of the proposed
construction showing that the prescribed interior noise level requirements are met. If interior
allowable noise levels are met by requiring that windows be unopenable or closed, the design for
the structure must also specify the means that will be employed to provide ventilation and
cooling, if necessary, to provide a habitable interior environment.

11.5 Accuracy of Acoustic Modeling Results

SoundPlan is one of several industry-standard, commercial software packages typically utilized
by acoustic consultants today. The modeling software calculates the sound field in accordance
with ISO 9613-2 “Acoustics - Attenuation of sound during propagation outdoors, Part 2: General
Method of Calculation.” This Standard defines the estimated accuracy for sound sources at
heights of zero to five meters (0-5 m) as +/- 3 dB for source distances of up to 1000 m (1 km).
Further, is estimates the accuracy of the calculation for sound sources at heights of five to thirty
meters (5-30 m) to be +/-1 dB for source distance of up to 100 m away from the receiver, and +/-
3 dB for source distances of between 100 and 1000m away from the receiver. These estimated
accuracies are considered by 45dB Acoustics to be the same as the uncertainty, or error, on the
resulting sound level contours for any model created. Flat terrain is generally expected to have
lower error/uncertainty (higher accuracy); complex terrain situations may produce resulting noise
level contours error/uncertainty at the high end of these stated estimates. Error/uncertainty has
not been added to the results presented. It is appropriate to add additional sound mitigation,
and/or higher STC values to designed structures, to create the highest possible level of
confidence that noise standards are fully met.
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BUILDING ENERGY ANALYSIS REPORT

PROJECT:

Lot 1, Sea Shell Estates
301 Sea Shell Cove
Morro Bay, CA 93442

Project Designer:

Pults & Associates, LLP
3592 Sacramento Dr., Suite 140
San Luis Obispo, CA 93401
(805) 541 - 5604

Report Prepared by:

Michelle Dunn, CEA
Central Coast Energy Compliance
1675 Granache Way
Templeton, CA 93465

(805) 434-3844
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Central Coast Energy Compliance

Job Number:
04-20-17

Date:
12/4/2017

The EnergyPro computer program has been used to perform the calculations summarized in this compliance report. This program has approval and is

authorized by the California Energy Commission for use with both the Residential and Nonresidential 2016 Building Energy Efficiency Standards.

This program developed by EnergySoft Software — www.energysoft.com.
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CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD

CF1R-PRF-01
Project Name: Lot 1 Calculation Date/Time: 15:01, Mon, Dec 04, 2017 Page 1 of 8
Calculation Description: Title 24 Analysis Input File Name: Sea Shell Lot_1_12-02-17.ribd16x
GENERAL INFORMATION
01 Project Name | Lot 1
02 Calculation Description | Title 24 Analysis
03 Project Location | 301 Sea Shell Cove
04 City | Morro Bay 05 Standards Version | Compliance 2017
06 Zip Code | 93442 o7 Compliance Manager Version | BEMCmpMgr 2016.3.0 (934 SP1)
08 Climate Zone | CZ5 09 Software Version |EnergyPro 7.2
10 Building Type | Single Family 11 Front Orientation (deg/Cardinal) | 93
12 Project Scope | Newly Constructed 13 Number of Dwelling Units |1
14 Total Cond. Floor Area *#nu 2182 15 Number of Zones |1
16 Slab Area (ft%) [ 2192 17 Number of Stories |1
18 Addition Cond. Floor Area(ft?) | nia 19 Natural Gas Avallable |Yes
20 Addition Slab Area (ft?) | n/a 21 Glazing Percentage (%) | 27.4%
COMPLIANCE RESULTS
01 Building Complies with Computer Performanice . __ N
02 This building incorporates featurés that reguire . ifiedl HERS rater undef the supervision of a CEC-approved HERS provider.
03 This building incorporates one ormore Special Fe —y BE v
] MRS U P2 E
ENERGY USE SUMMARY
04 05 06 o7 08
Energy Use (KTDVIt-yr) Standard Design Proposed Design Compliance Margin Percent Improvement
Space Heating 14.84 11.28 3.56 24.0%
Space Cooling 0.00 D.00 0.00 0.0%
1AQ Ventilation 1.14 1.14 0.00 0.0%
Water Heating 8.01 7.92 1.08 12.1%
Photovoltaic Offset - -1.80 1.80 ——
Compliance Energy Total 24.99 18.44 6.55 26.2%
Registration Number:  217-P0165551564-000-000-0000000-0000 Regisfration Dale/Time: 2017-12-04 16:13:44 HERS Provider: CalCERTS inc.

CA Building Energy Efficiency Standards - 2016 Residential Compliance Report Version - CF1R-09012017-934 SP1

Report Generated at: 2017-12-04 15:03:45
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CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD
Calculation Datel/Time: 15:01, Mon, Dec 04, 2017
Input File Name: Sea Shell Lot_1_12-02-17.ribd16x

CF1R-PRF-01
Project Name: Lot 1 Page 2 of 9

Calculation Description: Title 24 Analysis

ENERGY DESIGN RATING

Energy Design Rating (EDR) is an alternate way to express the energy performance of a building using a scoring system where 100 represents the energy performance of the Residential
Energy Services (RESNET) reference home characterization of the 2006 International Energy Conservation Code (IECC) with California modeling assumptions. A score of zero represents
the energy performance of a building that combines high levels of energy efficiency with renewable generation to"zero out” its TDV energy. Because EDR includes consideration of
components not regulated by Title 24, Part 6 (such as domestic appliances and consumer electronics), it is not used to show compliance with Part 6 but may instead be used by local
jurisdictions pursuing local ordinances under Title 24, Part 11 (CALGreen).

As a Standard Design building under the 2016 Building Energy Efficiency Standards is significantly more efficient than the baseline EDR building, the EDR of the Standard Design building
is provided for Information. Similarly, the EDR score of the Proposed Design is provided separately from the EDR value of installed PV so that the effects of efficiency and renewable
energy can both be seen

EDR of Standard Efficiency EDR of Proposed Efficiency EDR Value of Proposed PV + Battery Final Proposed EDR
46.8 43.4 30.3 1341
[ Design meets Tier 1 requirement of 15% or greater code compliance margin (CALGreen A4.203.1.2.1) and QIl verification prerequisite.
O Design meets Tier 2 requirement of 30% or greater code compliance margin (CALGreen A4.203.1.2.2) and Qll verification prerequisite.

O Design meets Zero Net Energy (ZNE) Design Designation requirement for Single Family in climate zone CZ5 (Santa Maria) (CALGreen A4.203.1.2.3) including on-site
photovoltaic (PV) renewable energy generation sufficient to achieve a Final Energy Design Rating (EDR) of zero or less. The PV System must be verified.

Notes:
« PV System downsized to 2.29 kWdc (a factor of 0.561) due to cap of 1 x proposed design electric use
+ PV generation will be capped @ proposed design electric use (no battery)

ENERGY DESIGN RATING PV SYSTEM INPUTS - DETAILED e Wl el = e ol
. - W E — F ua_ .o.._..-._u... | o y ..~\| - .
DC System Size (kWdc) Module Type = 5 1 OFf | Azimith (deg)) Tiltinput ° | Array Angle (deg) _sﬂ_.__..ﬁ. 2) Inverter Eff. (%)
- gy e E § .8 i 8 8 Ll .
4.08 ST 0. g g livs B eul wn S 5278 el gl nia nia 9%
= 1 T < 5 ™ < 7 9 v, i i
REQUIRED SPECIAL FEATURES
The following are features that must be installed as condition for meeting the modeled energy performance for this computer analysis.
* PV System: 4.1 kWidc
* Ducts with high level of insulation
* Non-standard duct location (any location other than attic)
+ Recirculation with demand control, push button
Registration Number:  217-pp16555156A-000-000-0000000-0000 Regisiration Date/Time: 2017-12-04 16:13:44 HERS Provider: CalGERTS inc.

CA Building Energy Efficiency Standards - 2016 Residential Compliance Report Version - CF1R-09012017-934 SP1 Report Generated at: 2017-12-04 15:03:45
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CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD

Project Name: Lot 1

Calculation Description: Title 24 Analysis

Calculation Date/Time: 15:01, Mon, Dec 04, 2017
Input File Name: Sea Shell Lot_1_12-02-17.ribd 16x

CF1R-PRF-01
Page 3 of 9

HERS FEATURE SUMMARY

The following is a summary of the features that must be field-verified by a certified HERS Rater as a condition for meeting the modeled energy performance for this computer analysis. Additional detail is
provided in the building components tables below.

Building-level Verifications:

» IAQ mechanical ventilation
Cooling System Verifications:
« - None --

* Duct Sealing

¢ - None —

+ High quality insulation installation (Ql)

HVAC Distribution System Verifications:

« Ducts located entirely in conditioned space confirmed by duct leakage testing
Domestic Hot Water System Verifications:

BUILDING - FEATURES INFORMATION

01 02 03 04 05 06 o7
Number of Dwelling Number of Ventilation Number of Water
Project Name Conditioned Floor Area (ft?) Units Number of Bedrooms Number of Zones Cooling Systems Heating Systems
Lot 1 2182 1 3 1 a 1
ZONE INFORMATION F P ¥ e WMM WM? i pom o
01 ¥ ) | 1318 05 07
Zone Name Zone Type - I~ HVAC SystemName |~ [ Y ._Height .| Water Heating System1 | Water Heating System 2
‘Whole House Conditioned Res HVAC1 2192 10.5 DHW Sys 1 nfa
OPAQUE SURFACES
01 oz 03 04 05 06 o7 08
Name Zone Construction Azimuth Orientation | Gross Area (ft%) | Window & Door Area (ft%) | Tilt (deg)
North Wall 2x6@24 Whole House R-23 2x6@24 Wall + R-3.3 3 Right 600 95.4 90
East Wall 2x6@24 Whole House R-23 2x6@24 Wall + R-3.3 93 Front 524 132 90
South Wall 2x6@24 Whole House R-23 2x6@24 Wall + R-3.3 183 Left 615 242 90
Wiest Wall 2x6@24 Whole House R-23 2x6@24 Wall + R-3.3 273 Back 561 123 90
Interior Surface Whole House>>__Garage__ R-23 2x6@24 Wall nla n/a 108 24 nfa
Morth Wall __Garage___ R-0 Wall 3 Right 216 0 a0
East Wall __Garage__ R-0 Wall a3 Front 252 112 20
South Wall _ _Garage R-0 Wall 183 Left 144 0 80
West Wall _ Garage__ R-0 Wall 273 Back 252 0 80
Registration Number:  217-Po16555156A-000-000-0000000-0000 Registration Date/Time: 2017-12-D4 16:13:44 HERS Provider: CalCERTS inc.

CA Building Energy Efficiency Standards - 2016 Residential Compliance

Report Version - CF1R-09012017-934 SP1

Report Generated at: 2017-12-04 15:03:45




EXHIBIT H

CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD

CF1R-PRF-01
Project Name: Lot 1 Calculation Date/Time: 15:01, Mon, Dec 04, 2017 Page 4 of 9
Calculation Description: Title 24 Analysis Input File Name: Sea Shell Lot_1_12-02-17.ribd16x
OPAQUE SURFACES - Cathedral Ceilings
01 02 03 04 05 06 o7 [1]:] 09 10 1
Orientatio Skylight Area | Roof Rise Roof Roof Tilt Roof Roof Framing
Name Zone Type n Area (ft2) (ft2) (xin12) Pitch (deg) Reflectance | Emittance | Factor
N. Roof R-38 w R-7.5 XPS VWhole House R-38 TJl @24 + R-7.5 XPS Right 648 B.6 2 0.17 9.46 0.1 0.85 0.07
S. Roof R-38 wiR-7.5 XPS Whole House R-38 TJI @24 + R-7.5 XPS Left 1544 0 2 017 9.46 0.1 0.85 0.07
Roof __ Garage___ R-0 Roof Right 580 0 2 0.17 9.46 0.1 0.B5 0.07
.m...n.h.rt = ._m _%.-lvhw mvnl_ U_WUHJQ .Lﬂm| 3 U.M : . - -
R ~AIL s 1 ™ 1 §
e el H S e @ R § 2 ‘_H.. i S &
- E P D R M 1 1 = -
Registration Number:  217.p016555156A-000-D00-0000000-0000 Registration Date/Time: 2017-12-04 16:13:44 HERS Provider: CalCERTS inc.

CA Building Energy Efficiency Standards - 2016 Residential Compliance

Report Version - CF1R-08012017-934 SP1

Report Generated af: 2017-12-04 15:03:45




EXHIBIT H

CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD CF1R-PRF-01
Project Name: Lot 1 Calculation Date/Time: 15:01, Mon, Dec 04, 2017 Page 5 of @
Calculation Description: Title 24 Analysis Input File Name: Sea Shell Lot_1_12-02-17.ribd16x
FENESTRATION / GLAZING
01 02 03 04 05 06 07 08 09 10
Height Area
Mame Type Surface (Orientation-Azimuth) Width (ft) (ft) Multiplier _“nnn_ U-factor | SHGC Exterior Shading
E- 2626 picture Window North Wall 2x6@24 (Right-3) e - 1 6.3 0.32 0.33 Insect Screen (defaulf)
E- 2626 picture 2 Window North Wall 2x6{@24 (Right-3) 1 6.3 0.32 0.33 Insect Screen (default)
E- 2626 picture 3 Window North Wall 2x6@24 (Right-3) 1 6.3 0.32 0.33 Insect Screen (default)
A- 3046 casement Window MNorth Wall 2x6@24 (Right-3) 1 13.5 0.32 0.28 Insect Screen (default)
A- 3046 casement 2 Window North Wall 2x6@24 (Right-3) 1 13.5 0.32 0.28 Insect Screen (defaulf)
A- 3046 casement 3 Window Morth Wall 2x6@24 (Right-3) 1 13.5 0.32 0.28 Insect Screen (defaulf)
A- 3046 casement 4 Window MNorth VWall 2x6@24 (Right-3) 1 13.5 0.32 0.28 Insect Screen (defaulf)
A- 3046 casement 5 Window North Wall 2x6@24 (Right-3) 1 13.5 0.32 0.28 Insect Screen (defaulf)
F- 3030 picture Window Narth Wall 2x6@24 (Right-3) 1 .0 032 0.33 Insect Screen (default)
A- 3046 casement 6 ‘Window East Wall 2x6@24 (Front-93) 1 135 p.32 0.28 Insect Screen (default)
A- 3046 casement 7 Window East Wall 2x6@24 (Front-93) 1 135 0.32 0.28 Insect Screen (defaulf)
A- 3046 casement 8 Window EasiWall 2:6@24 (Foit93) | 8 1 | 135 | 032 | 028 | InsectScreen (defauly
B- 3060 casement Window ast Wall 93) § n— |l B4 180 | oa | ozs Insect Screen (default)
G- 3046 picture Window b EastWelf2x6@24 (Frontas) L ot 5 [ %1 ¥ ea3% | o032 | 033 | Insect Screen (defaul)
D- 5060 picture Window %\ EastWell 20@24/(Front93) 1| 14— ) |Wv— | o 1~ [2300 | 032 | 033 | insectScreen (defauly
D- 5060 picture 2 Window East Wall 2x6@24 (Front-83) 1 30.0 0.32 0.33 Insect Screen (defaulf)
2- 16080 SGD Window South Wall 2x6@24 (Lefi-183) 1 128.0 0.31 0.28 Insect Screen (defaulf)
A- 3046 casement 9 Window South Wall 2x6@24 (Left-183) 1 13.5 0.32 0.28 Insect Screen (defaulf)
A- 3046 casement 10 Window South Wall 2x6@24 (Left-183) 1 135 0.32 0.28 Insect Screen (defaulf)
A- 3046 casement 11 Window South Wall 2x6@24 (Left-183) 1 135 0.32 0.28 Insect Screen (defaulf)
B- 3046 picture Window South Wall 2x6@24 (Left-183) 1 13.5 0.32 0.33 Insect Screen (defaulf)
C- 3080 corner Window South Wall 2x6@24 (Left-183) 1 18.0 0.34 0.29 Insect Screen (default)
3- 3080 Glass Door Window South Wall 2x6@24 (Left-183) 1 24.0 0.33 0.21 Insect Screen (default)
C- 3060 corner 2 Window South Wall 2x56@24 (Left-183) 1 18.0 0.34 0.29 Insect Screen {default)
B- 3046 picture 2 Window West Wall 2x6@24 (Back-273) 1 13.5 0.32 0.33 Insect Screen (default)
B- 3046 picture 3 Window West Wall 2x6@24 (Back-273) 1 1356 0.32 0.33 Insect Screen (defaulf)
C- 3080 corner 3 Window West Wall 2x6@24 (Back-273) 1 18.0 0.34 0.29 Insect Screen (defaulf)
C- 3060 corner 4 Window West Wall 2x6@24 (Back-273) 1 18.0 0.34 0.29 Insect Screen (default)
B- 3060 casement 2 Window West Wall 2x6@24 (Back-273) — —_— 1 18.0 0.32 D.28 Insect Screen (default)
Registration Number:  217-P016555156A-000-000-0000000-0000 Registration Date/Time: 2017-12-04 16:13:44 HERS Provider: CalCERTS inc.
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EXHIBIT H

CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD

CF1R-PRF-01

Project Name: Lot 1 Calculation DatefTime: 15:01, Mon, Dec 04, 2017 Page 6 of 9
Calculation Description: Title 24 Analysis Input File Name: Sea Shell Lot_1_12-02-17.ribd16x
B- 3060 casement 3 Window West Wall 2x6@24 (Back-273) - - 1 18.0 0.32 0.26 Insect Screen (defaulf)
4- 3080 Glass Door Window West Wall 2x6@24 (Back-273) —_ e 1 24.0 0.33 D.21 Insect Screen (defaull)
VCS 2222 Skylight M. Roof R-38 w R-7.5 XPS (Right-3) 1 3.4 0.53 D.24
WCS 2234 Skylight N. Roof R-38 w R-7.5 XPS (Right-3) 1 52 0.53 D.24
OPAQUE DOORS
01 02 03 04
Name Side of Building Area (ft?) U-factor
Doecr Interior Surface 24.0 1.00
16070 Door East Wall 112.0 0.50
OPAQUE SURFACE CONSTRUCTIONS
o1 02 03 04 05 06 07
Total Cavity Winter Design
Construction Name Surface Type Construction Type Framing R-value U-factor Assembly Layers
* Inside Finish: Gypsum Board
+ Cavily / Frame: no insul. / 2x6
= I » Exterior Finish: Wood
R-0 Wall Exterior Walls 2 nonel gl #0290 Siding/sheathing/decking
< B by B L L + Inside Finish: Gypsum Board
it ey e » Cavily / Frame: no insul. / 2x12
N Ld & - 2 2 O) ™ = R * Roof Deck: Wood Siding/sheathing/decking
R-0 Roof Cathedral Ceilings | Wood Framed Ceiling™~ 2x12@24in. 0.C. ™~ none™" 0.487 * Roofing: Light Roof (Asphalt Shingle)
+ Inside Finish: Gypsum Board
» Cavily / Frame: R-23 / 2x6
» Sheathing / Insufation: R3.3 Sheathing
» Exterior Finish: Wood
R-23 2x6@24 Wall + R-3.3 Exterior Walls Wood Framed Wall 2x6 @ 24 in. O.C. R 23 0.048 Siding/sheathing/decking
* Inside Finish: Gypsum Board
» Cavity / Frame: R-38 / 2x12
» Roof Deck: Wood Siding/sheathing/decking
* Above Deck Insulation: R7.5 Sheathing
R-38 TJl @24 + R-7.5 XPS Cathedral Ceilings | Wood Framed Ceiling 2x12 @ 24 in. O.C. R 38 0.023 * Roofing: Light Roof (Asphait Shingie)
+» Inside Finish: Gypsum Board
» Cavity / Frame: R-23 / 2x6
R-23 2x6@24 Wall Interior Walls Wood Framed Wall 2x6 @ 24 in. 0.C. R23 0.059 » QOther Side Finish: Gypsum Board
Registration Number:  247.p018555156A-000-000-0000000-0000 Registration Date/Time: 2017-12-04 16:13:44 HERS Provider: CalCERTS inc.
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CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD CF1R-PRF-01

Project Name: Lot 1 Calculation Date/Time: 15:01, Mon, Dec 04, 2017 Page 7 of 9
Calculation Description: Title 24 Analysis Input File Name: Sea Shell Lot_1_12-02-17.ribd16x
SLAB FLOORS
01 02 03 04 05 06 07
Name Zone Area .._wmv Perimeter (ft) Edge Insul. R-value & Depth |Carpeted Fraction Heated
Slab-on-Grade- exposed Whole House 177 20 None 0 Mo
Slab-on-Grade- covered Whole House 2015 205 None 1 No
Slab-on-Grade __Garage__ 580 84 None ] No

BUILDING ENVELOPE - HERS VERIFICATION

01 oz 03 04
Quality Insulation Installation (Qil) Quality Installation of Spray Foam Insulation Building Envelope Air Leakage CFM50
Required Not Required Mot Required nfa
WATER HEATING SYSTEMS
o1 02 03 04 05 06
Name System Type Distribution Type Water Heater Number of Heaters Solar Fraction (%)
Recirculation with demand control
. " 11 J
DHW Sys 1 DHW P a SR | .Mwh.UIE_ Im.mﬁmqllﬂ I} 1 0%
1 : s g . ™ | o il
WATER HEATERS . 8% L ~i\ i, _
01 02 03 mﬁ.m il Pl e TR Y 10 11 12
T [ T7 F 7T 5 TinpatRalings |V Tanki | Stndby
Heater Tank Uniform Energy Pilot / Insulation Loss [ First Hour Tank Location
Element Number | Volume Factor / Energy Thermal R-value Recovery Rating / MEEA Heat Pump or Ambient
Name Type Tank Type of Units (gal) Factor [ Efficiency | Efficiency (Int/Ext) Eff Flow Rate Brand / Model Condition
Consumer
DHW Heater 1 Gas Instanianecus 1 0.400000 0.96 UEF 180,000 Btuhr [0} nfa 6 GPM nia nia
(UEF)
SPACE CONDITIONING SYSTEMS
01 02 03 04 05 06
SC Sys Name System Type Heating Unit Name Cooling Unit Name Fan Name Distribution Name
Res HVAC1 Qe %Mﬁaﬁ:ﬂn Cookng Heating Component 1 Cooling Component 1 HWVAC Fan 1 Air Distribution System 1
HWVAC - HEATING UNIT TYPES
01 02 03 04
Name System Type Number of Units Efficiency
Heating Component 1 CntrIFumnace 1 95 AFUE
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EXHIBITH

CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD CF1R-PRF-01
Calculation Date/Time: 15:01, Mon, Dec 04, 2017 Page 8 of 9

Project Name: Lot 1
Input File Name: Sea Shell Lot_1_12-02-17.ribd16x

Calculation Description: Title 24 Analysis

HVAC - DISTRIBUTION SYSTEMS

o 0z 03 04 05 06 o7
Name Type Duct Leakage Insulation R-value Duct Location Bypass Duct HERS Verification
Air Distribution System 1 DuctsinAll Sealed and tested B Conditioned zone None AT
HVAC DISTRIBUTION - HERS VERIFICATION
01 02 03 04 05 06 o7 113
Duct Leakage Duct Leakage Verified Duct Verified Duct Buried Deeply Buried Low-leakage
Name Verification Target (%) Location Design Ducts Ducts Air Handler
Air Distribution System 1-hers-dist Required 5.0 Required Mot Required Not Required Not Required nfa
HVAC - FAN SYSTEMS
01 02 03 04
Name Type Fan Power (Watts/CFM) HERS Verification
HWVAC Fan 1 Single Speed PSC Fumace Fan 0.58 nfa
IAQ (Indoor Air Quality) FANS Pl Val ol o o i __ “
01 02¢) ] : B E e i€ I T it R & 05 06
— L - - -1 O =
ﬂuﬂﬁa ; B e nd Beme ¥ N e ol . el o IAQ Recovery
Dwelling Unit 1AQ n..mﬂ -l E B dAQ WattsiCFM> ~, 1 s 11AQFan Type ;> Effectiveness(%:) HERS Verification
SFam IAQVentRpt 52 T T o2 ~ | Defaut 0 Required
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EXHIBIT H

CERTIFICATE OF COMPLIANCE - RESIDENTIAL PERFORMANCE COMPLIANCE METHOD CF1R-PRF-01
Project Name: Lot 1 Calculation Date/Time: 15:01, Mon, Dec 04, 2017 Page 9 of 9
Calculation Description: Title 24 Analysis Input File Name: Sea Shell Lot_1_12-02-17.ribd16x

DOCUMENTATION AUTHOR'S DECLARATION STATEMENT
1. | cerify that this Cerificate of Compliance documentation is accurate and complete.

Documentation Author Name: Documentafion Author Signature:

Michelle Dunn Qﬁhﬁh@m@@ Dunn
Company: Signature Date:

Central Coast Energy Compliance 2017-12-04 15:13:39
Address: CEA/MERS Certification Identification (If applicable):
1675 Granache Way R-13-99-10012
City/State/Zip: Phone:

Templeton, CA 93465 805-434-3844

RESPONSIBLE PERSON'S DECLARATION STATEMENT

| certify the following under penalty of perjury, under the laws of the State of California:
1. | am eligible under Division 3 of the Business and Professions Code to accept responsibility for the building design identified on this Certificate of Compliance.
2, | certify that the energy features and performance specifications identified on this Certificate of Compliance conform to the requirements of Title 24, Part 1 and Part 6 of the California Code of
Regulations.

3. The building design features or system design features identified on this n_m_.__aﬂ_m oﬂne._.ﬁmm:nm are no_.ﬁ_m_ma with the information provided on other applicable compliance documents,

worksheels, calculations, plans and specifications m:g..a.mn%ﬁ.m enfo Cel s building vM._.I_.ﬁm_uu__nm:n:
Responsible Designer Name: 5 ¢ Aw 3 - e Emnm_. rn._mmﬁ_.iwu
Frances F Gibbs o 1 - e ] L n_.ul I & § ?.}... & g\ﬂ\%
Company: - M E R C | Date Signed: + "TINE D
Steven D Pults AlA & Associates LLP ) ) o - mg.?.ﬁ.oh 16:13:44
Address: License:
3592 Sacramento Drive, Ste 140 C-26942
City/State/Zip: Phone:
San Luis Obispo, CA 93401 805-541-5604

Digitally signed by CalCERTS. This digital signature is provided in order to secure the content of this registered document, and in no way implies Registration

Provider responsibility for the accuracy of the information.

Easy to _,__qm_.&_
at CalCERTS.com
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