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, March 6, 2018
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.

B-1

B-2

CONSENT CALENDAR

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

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.

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 Permit and Conditional
Use Permit approval for the construction of a new 2,118 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. Project was previously heard at the 12-
19-17 Planning Commission meeting and continued to a date uncertain.

CEQA Determination: Categorically exempt Section 15303, Class 3

Staff Recommendation: Conditionally Approve

Staff Contact: Cindy Jacinth, Senior Planner (805) 772-6577

Case No.: Amendment (A00-052) to CUP #16-92

Site Location: 885 Embarcadero, Morro Bay, CA

Proposal: Request for Amendment of Conditional Use Permit # CUP 16-92 for renovation of
existing commercial restaurant, including interior improvements, enclosing existing 157sf
outdoor patio area to interior dining area, proposed roofing and exterior facade changes.
Proposed project also includes repair of existing piers and concrete deck, replacement and
relocation of existing floating dock with expansion of water lease. This project is located within
the WF/PD/S.4 zoning district and within the original jurisdiction of the California Coastal
Commission.

CEQA Determination: Categorically Exempt, Section 15301, Class 1

Staff Recommendation: Conditionally approve

Staff Contact: Cindy Jacinth, Senior Planner, (805) 772-6577

Case No.: UP0-487/AD0-129

Site Location: 2770 Elm Street, Morro Bay, CA

Project Description: Conditional Use Permit and Parking Exception for an addition to an
existing single-family residence with a nonconforming side-yard setback, building separation,
and parking situation. Specifically, the Applicant proposes to add a 461 sq. ft. single-story
addition to an existing 896 sq. ft. residence located in within the R-1/S.2 zoning district and
outside of the Coastal Commission Appeal Jurisdiction. The parking exception is to allow for a
one-car garage and one required parking space to be located in tandem in the driveway.

CEQA Determination: Categorically exempt Section 15303, Class 3.

Staff Recommendation: Conditionally Approve

Staff Contact: Joan Gargiulo, Assistant Planner, (805) 772-6270

NEW BUSINESS

Review of Harbor Advisory Board and Planning Commission subcommittee meeting summary
for Measure D and Working Waterfront held January 11, 2018.
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Staff Recommendation: Review material and provide input to staff.
Staff Contact: Scot Graham, Community Development Director

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 March 20, 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
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
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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 March 6, 2018

# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments |Engineering Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
Hearing or Action Ready Projects:
1 Ferrin 2770 EIm 7/7/117 | CPO-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. Resubmittal Rcv'd 1/4. Requires a parking approved 8/10/2017
garage expansion exception application
ig
2 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 12-19-17. Approved 6/7/17
living, 580sf garage, 336sf covered patio & Project continued to a date uncertain with direction
decks. regarding development limit line encroachment. Potential
PC hearing date of 2/6/18 - waiting on resubmittal..
Agendized for 3/6/18. )
c
3 Branch 885 Embarcadero 1/8/18 A00-052 CUP Amendment of #CUP16-92 Major Mod. Under Initial Review. Correction letter sent 2/9/18.
Proposed work includes interior & exterior Tentatively agendized for 3/6/18 PC meeting
remodel of Otter Rock building, deck repair,
and relocation of floating dock.
cj
30 -Day Review, Incomplete or Additional Submittal Review Projects:
4 Scott 2940 Hemlock 2/23/18 CP0-567 New 1,266 sq. ft. single-family residence Under Initial Review
i9
B Frye 3400 Toro 2/21/18 CP0-566 New single-family residence with an attached [Under Initial Review
accessory dwelling unit
i9
6 Matson Bay 787 Main Street & 280 Morro 1/17/18 S00-130 Lot Line Adjustment Under initial review. Deemed incomplete, letter sent to
Bay Blvd applicant 2/16/18
nh
7 Matson Bay 271 Pacific 1/17/18 S00-131 Cert of Compliance Under initial review. Approved, recording documents in
process.
nh
8 Matson Bay 767 Main Street 1/17/18 S00-132 Cert of Compliance Under initial review. Approved, recording documents in
process.
nh
2/28/2018 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 Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
9 Kitzman 355 Quintana Place 1/26/18 A00-000-053  |Lot Tie and modification to parking lot for Under initial review. Deemed incomplete, letter sent to
Culligan Water applicant 2/21/18
nh
10 Reeves 1169 West 2/9/18 | UP0-514/CP0-565 [New 3,901 sq. ft. single-family residence with |Under Initial Review
detached 980 sq.ft. garage
nh
11 Borchard 508 Blanca 2/9/18 CP0-564 New 1,800 sq. ft. single-family residence with [Under Initial Review
453 sq. ft. garage and 364 sq. ft deck
ig
12 Van Buerden 701 Embarcadero 2/6/18 UP0-513 Minor Use Permit for a change to the existing |Correction Letter sent 1/18
signage program
ig
13 Van Buerden 945 Embarcadero 5/24/16 UPO0-446 Conditional Use Permit for House of JuJu Incomplete letter sent 6-23-16 to Applicant and Applicant Conditionally
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.. Resubmitted 2/5/18.
ci
14 DeGarimore 1001 Front St. 1/29/18 A00-054 Amendment to CUP to modify project Under initial review.
description to remove proposed new awning
and allow for seasonal operation of kiosk for
Virg's Landing. cj
15 Kisinger 220/222 Main Street 1/23/18 | UP0-512/AD0-130 [CUP - One time addition of less than 10% to  |Under Initial Review. Correction letter sent. Waiting for
an existing structure with a nonconforming resubmittal. Requires a parking exception. Resubmittal
use (duplex in R-1) and a parking exception |Rcv'd 2/26
ig
16 Wright 2996 Alder Ave 1/18/18 CP0-562 3 story, 3 unit apartment building in the R- Under initial review. Deemed incomplete, letter sent to
4/SP zone applicant 2/20/18.
nh
17 Johnson 128 Rennell 1/10/18 CP0-561 Demolreconstruct 1,362 sq. ft. SFR with 496 |Incomplete letter mailed 2-9-18
sq. ft. garage, and 240 sq. ft. covered front
porch
nh
18 Stollmeyer 3310 Main 12/19/17 UP0-508 Conceptual review of residential development [Under initial review. Pc review of concept plan at 1/16 PC
in the MCR/R-4/SP. Two SFRs with attached |hearing. After Action Letter sent 1/18. Waiting on full
ADUs on two adjacent parcels formal application submittal
ig
19 Branch 885 Embarcadero 1/8/18 UP0-511 Miinor Use Permit to recognize allowable Under Initial Review. Correction letter sent 2/9/18.
uses per Master Lease Agreement for City Resubmitted 2/13/18.
lease site cj
20 TLC Family 833 Embarcadero 1/2/18 UPO0-509 Demolreconstruction of existing Off the Hook |Under Initial Review. Correction letter sent 2/13/18
Enterprises Building.
ci
2/28/2018 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 Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
21 Osborne 450 Piney 11/16/17 CP0-556 Administrative Coastal Development Permit  |Under Intial Review. Correction Letter sent 12/14.
for demolition of existing single family Resubmittal rcv'd 2/1/18
residence, construct new 3,008SFR, 460 sf
garage, 214sf decks, 58sf porch
ig
22 Madding 458 Dunes St 11/7/17 UP0-503 Remodel & addition to existing single family (Under Intial Review. Correction letter sent 12/13.
home; addition is 373sf.
ci
23 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
24 Kwai 2780 Main 9/15/17 UP0-493 Minor Use permit for reduction in commercial |Under Initial Review. Correction Letter sent 10/17.
use to limit commercial use to the first floor |Resubmittal rcv'd 1/5. Requires a parking exception.
and expansion of residential use to limit Application received 2/5. Minor corrections emailed to
residential use to second floor. No additional [Agent 2/23
square footage is proposed
ig
2 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. Applicant must
remove cooking facilities in lower portion of existing SFR.
Has not yet complied to date (2/13) Another Letter sent
2126 i9
3 Guesno 210 Atascadero 6/1/17 CP0-544 / UPO- [Coastal Development Permit and Conditional PN- Disapproved
481 Use Permit for commercial change in use 7/5/17
nh
4 Morgan 101 Fig St. 4/12/17 UPO0-476 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.
nh
5 Huber 2783 Coral Ave 2/24/17 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). MND per memo dated
application). Property located at corner of update in process. 3/16/17
San Jacinto & Coral Ave.
nh
2/28/2018 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 3




# Applicant/ Property

Project Address
Owner

Date

Permit Numbers

Project Description/Status

Planning Comments and Notations

and Notations

Building/Fire Comments

Engineering Comments
and Notations

Harbor/Admin
Comments and
Notations

Project Planner

6 Eisemann

535 Atascadero

10/12/15

CP0-490 & S00-
125

Parcel map application & CBP-te-split1+R-4-
zonedHotinto-twolots:

Incomplete letter sent 11-5-15. Received revised plans
and communicated via email to applicant regarding plan
corrections. Resubmittal under review. Correction letter
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. Subdivision Review Committee tentatively
scheduled for 1/30/18. Correction Letter sent 2/22

PN- Disapproved
per Memo dated
8/10/2017

Gambril 405 Atascadero Rd.

5/13/15

CP0-475 / UPO-
417

New construction of 10,000sf commercial
retail on vacant lot

WM. Under review. Will need Arch and Traffic reports.
Resubmittal received 8/11/15. Incomplete letter sent
9/4/15. Resubmitted 2/13/18. Under Review.

PN-Plans
Disapproved. Req.
Stormwater & plan
update-8/24/15

nh

Planning Commission Continued projects:

3

Erlendson 299 Sienna

9/1/17

CPO0-560

UP0-491/AD0B-123- Application altered. Applicant now requests

Coastal Development Permit for a secondary
dwelling unit to be located within the existing
2-car garage.

0/3 _ ) S T
:  ori ittal )
resubmit:  Under Review. Correction Letter sent 1/24/18

Seashell Estates,
LLC

361 Sea Shell Cove

1/26/15

CP0-459/ UP0-401

Coastal Development Permit/Conditional Use
Permit for new SFR. Lot 4 of 1305 Teresa
Subdivision

Reviewing CC&R Design Guidelines. Deemed complete 3-
2-15. Anticipate 4/21 PC hearing. Project continued to a
date uncertain. CJ.

2/23/15 FD Cond App
TP

BCR has for review
2/3/15

¢j

2/28/2018

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 Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
5 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 performed. |BCR- New design cj
Permit number for tracking purposes only County |be complete on 4/27/2012. SWCA submitted draft |.S. to concept completed.
issuing permit. Demo existing and replace with |City on May 1, 2012. MR-Reviewed MND and met with Needs new MND for
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 plant
issues brought up by neighbors during initial P.C. meeting. set up on site will
Project has been redesigned and will be going forward with further reduce
concrete tanks. Modifications to the MND are in process. impact. 5/5/14 -
Neighborhood meeting conducted with Engineering on Cannon contract
9/27/2013. Revising project description and MND. signed to finish
permit phase.
Construction will be
delayed to FY15/16
Projects Appealed or Forwarded to City Council:
6 City of Morro Bay Citywide 6/19/13 A00-015 Sign Ordinance Update. Text Amendment Text Amendment Modifying Section 17.68 "Signs". No review performed. [N/R
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
S9
Environmental Review
2/28/2018 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 5




# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments |Engineering Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
7 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. Draft MND available for public comment
2/28/18 to 3/30/18.
ng
8 Bay 1501 Quintana 11/29/16 |UPO0-463/CP0-525 |Coastal development permit & Conditional Under Initial Review. Bio Report and Phase 1 Arch report PN- Conditionally
Pines/Shorebreak Use Permit for Bay Pines Solar Project. rcv'd. Waiting for preliminary title report. Rcv'd 3/15. Sent Approved, 6/5/17
Energy to PW: Under Review. Correction letter sent 4/12/2017.
Rcv'd email resubmittal 5/5, resubmittal under review.
Requires Initial Study ig
9 City of Morro Bay N/A UP0-423 MND for Chorro Creek Stream Gauges Applicant requesting meeting for week of 9/9/13. SWCA No review performed. [MND complete. Cut cj
performing the environmental review. Received completed permit checks to
MND from Water Systems Consulting (WSC) on 4/1/15. RWQCB and CDFW
Routed to State Clearinghouse for required 30 day review on 2/27/15
period. Tentative hearing 8/4/15. No recent activity.
Final Map Under Review Projects:
10 Tract 2812 2400 Main St/ Morro Mist 6/13/16 Map Final Map - Tract 2812 / 23 lot subdivision and |Initial submittal for final map processing received 6-13-16. PN- Approved
1 common lot Correction letter sent 7-6-16. Draft CC&Rs received. Public Imp. On
Resubmittal received 1/5/17. Corrections sent 4-7-17. 1/9/2018. Waiting on
Resubmittal received 6-16-17 and 9-5-17. CC&Rs Final Map
approved. Draft affordable housing documents prepared resubmittal/
and sent to Applicant 11-28-17
C]
Projects requiring coordination with another jurisdiction:
11 City of Morro Bay Outfall Original jurisdiction CDP for the outfall and Coastal staff is working with staff. Coastal letter received [No review performed. |City provided
for the associated wells 4/29/2013. Discussed project with Coastal staff in response to CCC on
meeting 11-18-14. 7/12/13. Per Qtrly
Conference Call
CCC will take
30days to respond
12 City of Morro Bay 170 Atascadero Project requires a Coastal Development Waiting for outcome from the CDP application for the No review performed. [BCR- Phase 1 Maint
Desal Plant Permit for upgrades at the Plant. Final action [outfall. Discussed project with Coastal staff in meeting 11- and Repair project is
taken Sent to CCC but pursuant to their 18-14. underway. Desal
request the City has rescinded the action. plant start-up
scheduled for
10/15/13. Phase 1
complete and
finaled. Phase 2 on
hold as of 7/22/14.
2/28/2018 955 Shasta Avenue Morro Bay Ca 93442 805-772-6261 6




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

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

13 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.
14 City of Morro Bay Citywide 10/16/13 A00-013. A00O- |(Zoning Text Amendment - Second Unit Secondary Unit Ordinance Amendment. Ordinance 576 No review performed.
029: Ordinance passed by City Council in 2012. 6-11-13 City Council
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:
15 Verizon / Knight 184-Main new location, 11/19/14 [UPO0-394 and CPO-|Coastal Development Permit and Conditional [Under Review. JG. Incomplete. Waiting on response from PN- Conditionally
Corner of Main and Cabirillo 512 Use Permit for installation of new Wireless Tricia Knight. Wants to keep project open and figure out approved 6/14/16
Facility/Verizon antennas on existing pole. 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
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# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments |Engineering Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
16 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 ig
telecommunication site at church JG. Partial resubmittal rcv'd via email 9/18
Grants
17 California Coastal |City-wide 4/6/16 $400,000 Grant for LCP update to address sea-|Grant agreements for both the grants are in place and No review performed. |N/A
Commission, level rise and climate change impacts. Round [grant administration has been turned over to Michael
California Ocean 3 Grant award of $200,000 for Lateral Access |Baker International, per terms of the GP/LCP update
Protection Council Plan, and ESHA delineation. contract. Received signed grant agreement for $200,000
LCP Planning grant by CCC for Round 3 awards 2-27-17.
S9
18 City of Morro Bay City-wide Community Development Block Grant/HOME | Staff has ongoing responsibilities for contract management |[No review performed. | N/R
Program - Urban County Consortium in coordination with County staff 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. ¢i
19 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.
cj
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-|Disapproved by jo  [Emailed comments
land. No activity on this project. Remains in plan|16-17. 10-17 (see memo) on 10-3-|on 10-20-17.
check. 17
2 Hauck 206 Bradley Ave 1/5/18 B-31835 Remodel garage, frame new ceiling, drywall Approved by jg on 1-26-18 Disapproved by hb 2-5-18 - Emailed
ceiling & walls, replace 8' x 6' 8" on 1-17-18 comments to
property owner. PB
3 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 sentto Ca, PN- Disapproved 1-17-18 - Received
Landing to replace with 2 story new structure 11-27-17. CJ Code Check 1-5- per memo dated resubmittal and
Fire: Approved by mv on 1-22-18 17.Sent CA code 1/18/17 routed to BLDG (CA
check 11/14/17. Code Ck), PW &
FIRE. PB
4 Bulatov 2980 Hemlock 9/11/17 B-31651 Remodel existing SFR, new 1st, & 2nd floor Disapproved by jg on 9-8-17. Disapproved by cdl  |Disapproved by jo  [1-24-18 - Received
addition(1444sq.ft.) new 310 sf deck above on 9-18-17. on 9-15-17. submittal & routed to
BLDG (w/ soils),
PLAN, PW. & FIRE
(route when one is
back). PB
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# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments |Engineering Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
5 Warmerdam 2901 Juniper 12/15/17 B-31812 Single Family Alteration Remodel of existing Diapproved by jg 12-27-17 BLDG - CA Code Ck |PW- Disapproved by|1-16-18 Emailed all
home Disapproved on 1-16-jb on 12/21/17. plan review
18 comments & (waiver
request on 1-19-18)
to Trevor Miller PB

6 Linkwiller/Balch 535 Kern Ave 5/10/17 B-31504 118sq.ft. 1st. Floor addition new bathroom & Approved by rr (constitutes the one time addition to a non |Disapproved by CA [Conditional ApprovalResubmited on 11-
porch 102 sq. ft. second floor addition new conforming structure) 11/20/17 PZ Code Ck on 12-27-17 |jb (see memo)on 17-17.
observation room decrease size of existing PB 11/22/17. PZ 1-3-8 - Emailed
bathroom & deck. comments to Agent

(Cody @ Ferriera)
7 Goldstein 142 Kodiak 1/3/18 B-31817 Addition & Remodel Disapproved by jg on 1-12-18 Disapproved by CA |Disapproved by jbon
Code Ck (see memo) [12-2-17 1-17-18 - Emailed all
on 1-12-18 plan review
comments to
Architect (Goldstein)
& advised of plans
for p/u. PB
8 Wright 520 LaJolla 7121/17 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.

9 Cole 1030 Las Tunas 1/30/18 B-31852 Single Family Addition Permit Disapproved with correction memo by nh on 2/1/18. BLDG - Disapproved
by hb on 2-1-18

10 Sterkel 1115 Las Tunas 1/23/18 B-31845 368 sf addittion, & 175 sf exterior deck Disapproved with correction memo by nh on 2/6/18. Disapproved by hb
on 1-24-18

11 Moss 730 Luisita St 1/29/18 B-31850 Relocate bathroom light & fan switch & reroute
same existing wiring to new junction

12 Boisclair 900 Main 12/19/17 B-31810 Raise existing stage 6" to add additional sound BLDG - Approved by
deadning. Create front of stage perimeter ac on 12-26-17 PB

13 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 comments

11-14-17. on 11-3-17. 11/21/27

14 Henderson 958 Marina 10/18/17 B-31732 Replace interior finish, repair & reinforce exiisting |Under review Disapproved by rr on 11-1-17. Project Approved by cdl on  [Approved by jb on
structure & replace electrical mechan.& plumbing [requires planning entitlements. 11-3-17. 10-23-17.
systems on 2ndary unit

15 Robison 1185 Main St. 1/22/18 B-31842 Residential Elevator Installation Disapproved by sg on 1-29-18 Disapproved by hb

on 1-29-18

16 Kinsinger 222 Main St. 11/22/17 B-31786 149 Sq. Ft. addition & interior remodel of kitchen, | Disapproved by jg on 1-12-18 Approved by sg on 1- [Approved by jb on
bath and living-room. 12-18 11-22-17.

17 Millerstein 844 Main St. 11/17/17 B-31781 Com. Alteration Re-enclosed storage area & Approved by rr on 12-8-17 Disapproved by cdl  [Approved by jb 1-25-18 - Received
upgrade to allow for office space in addition to on 11-27-17. 11/22/17 resubmittal and
storage upgrade exterior to match surrounding routed to BLDG

ONLY. PB RR
18 Sonic 1840 Main 10/17/17 B-31730 Sonic Drive-in Restaurant, 1395 sf building, 1020 [Corrections sent 12-8-17 California Code Disapproved by jb  |1-2-18 - Emailed
sf covered patio, 2646 sf covered parking Check reviewing for |on 11-21-17. BLDG (code ck)
building code. comments to
architect. PB
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# Applicant/ Property Project Address Date Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments |Engineering Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
19 Morro Mist LLC 2402-2446 Main 7/5/16 |B-31067 through B{Building Permit applications for 23 new town Disapproved. Corrections sent 8-3-16. cj. Resubmittal Disapproved by cdl  [PN- Approved
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.
units. 23 separate applications.
20 Lau 2780 Main 9/15/17 B-31680 Remodel existing resteraunt/ apartment. Reduce |Disapproved by jg 10-18-17. Disapproved by cdl  |Disapproved by jo  [Emailed comments
size of restaurant by 500 sf and add that to the on 9-22-17 on 9-22-17. on 10/19/17.
Apartment.
21 Assembly of God 615 Monterey 1/24/18 B-31847 Interior remodel, restore converted garage back BLDG - Disapproved
Church to original garage, repair framing & floorjoist, by hb on 1-29-18
ploorplan changes, upgrade plumbing &
electrical to current code, new roof & exterior.
22 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 nh 2-7-18 [Approved by cdl on [Approved by jo on  |Emailed comments
cell site. 10-26-17. 10-17-17. on 10/31/17
23 Rangoussis 655 Morro Bay Blvd 2/2/18 B-31860 Remove deteriorated mansord roof edge from Disapproved by nh on 2-7-18. Approved by planning (nh)
existng roof canopy, and replace with new 2/20/18.
mansard.
24 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
25 2584 Nutmeg Ave 2/2/18 B-31862 Retaining Wall - Approx 25' in length, staggard
heights on slope at the southwest corner of
property.
26 401 Pico St. 12/27/17 B-31821 New single car garage & build addition BLDG - Approved by [PW - Disapproved
ac on 1-3-18 PB by jb (see memo) on
1-9-18 PB 1-22-18
provided comments
to owner. PB
27 Colmer 501 Quinn Ct, 11/16/17 B-31775 SFR- New Disapproved by cj 12-21-17 Sent to CA code ck. |Approved by jb on
12-13-17 11-30-2017
28 Colmer 505 Quinn Ct, 11/16/17 B-31774 SFR- New Disapproved by c¢j 12-21-17 Sent to CA code ck. [Approved by jb on
12-13-17 11-30-2017
29 Colmer 557 Quinn Ct, 11/16/17 B-31776 SFR- New Disapproved by cj 12-21-17 Sent to CA code ck. |Approved by jb on
12-13-17 11-30-2017
30 Giannini 750 Radcliff 9/15/17 B-31681 Remove & Replace antenna on tower, Approved by JG ON 10-1-17 Approved by cdl on 9-|Approved by jb on
19-17. PZ 11-13-17
31 Brisson 341 Sicily 9/12/17 B-31670 Single Family Alteration Conditional approval 9-27-17. RR Disapproved by cdl  [N/A Emailed comments
on 9-21-17. on 9/28/17
32 Sotelo 2101 Sunset 10/3/17 B-31698 Proposed detached accessory building 625 sq. ft. |Disapproved by jg on 10-16-17. Approved by hb, Disapproved by jb  |Emailed owner
when 3 items are (see memo) on 1-23-|10/20/17.
completed (see 18 PB
memo) on 1-18-18
33 Forde 564 Zanzibar 1/16/18 B-31837 Single Family Alteration Disapproved by sg on 1-29-18 BLDG - Disapproved
by hb on 1-19-18
2/28/2018 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 Comments Harbor/Admin Project Planner
Owner and Notations and Notations Comments and
Notations
Planning Projects & Permits with Final Action:
1 MacMillan 590 Morro Bay Blvd 8/17/17 A00-051 Minor modification to UP0-460 for Distasio's |Under review. Additional minor modification proposed and
restaurant 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.
Changed proposal. Need to modify again based on
unpermitted work done in the field. Spoke with Applicant's
rep. 1/24. Updated submittal required )
19
2 Gelman 2784 Indigo 12/12/17 | CP0-559/UP0-507 |CDP and CUP for a new SFR in the Cloisters [Under Intial Review. Project to be noticed and tentatively
subdivision schedlued for 2/20 PC Hearing
i9
2/28/2018
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AGENDA NO: B-1
MEETING DATE: March 6, 2018

Staff Report

TO: Planning Commissioners DATE: February 28, 2018
FROM: Cindy Jacinth, Senior Planner

SUBJECT: Continued Public Hearing - 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

BACKGROUND: g r:

On December 19, 2017, the Planning
Commission reviewed this project ,
and continued the hearing to a date

uncertain. The direction by the Planning Commission was to make certain plan revisions
regarding building encroachments into the development limit line as well as architectural

Prepared By: WM Department Review: _ SG




Planning Commission
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March 6, 2018

changes related to the garage, landscaping, and proposed conditions of approval that were
presented in the staff resolution for approval (Exhibit B- After Action Letter, 12/28/17).

PROJECT DESCRIPTION:

The revised plans now show a 2,118 square foot single-story home with a 580 square foot
garage, 316sf of covered patios and decks, and 3 patio/deck areas, one of which is covered
(Exhibit D). Project architecture remains modern and minimalist with design consistent as
previously presented during the December 2017 Planning Commission hearing.

After Action Letter:

After the December 19, 2017 Planning Commission hearing, staff sent an action letter with the
direction of the Planning Commission (Exhibit B). Each of those direction items is organized
below with PC direction and brief discussion of applicant response as follows:

1. Development Limit Line. The project as previously presented encroached four feet into
the development limit line. Although it met the minimum front setback, it did not meet
the requirement for the development limit line.

Applicant response - The Applicant has submitted revised project plans which remove
the previous four foot encroachment into the development limit line (Exhibit D). The
front setback is now 24 feet. As a result the proposed home is slightly smaller reduced
from 2,772sfto 2,118sf. The revised elevations reflect a minor change to the location of
the front door which now faces the street where it was previously perpendicular to the
street (Exhibit D).

2. Patio & Deck Roofing / Angled Posts: The Planning Commission was supportive of
modifying the patio and deck roofing as well as the angled post design on the south side
of the home and the plans remain as previously presented.

Applicant response — no change. Agrees with Planning Commission.

3. Proposed Fence area and walkway. The Planning Commission direction was to revise
plans to eliminate the paving and fence located within the open space setback along the
north property line.

Applicant response is that project plans have been revised to reflect this change and
condition 15 has been deleted.

4. Driveway Width - Planning Commission discussion regarding the driveway accepted the
driveway approach as proposed. However, the requirement is a condition of the tract
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map approval and cannot be modified without a map amendment. The after action letter
directed plan revision to be consistent with the tract and remove the inaccurately shown
ADA sidewalk around the curb cut.

Applicant response is that the revised plans have kept the driveway width as proposed at
20 feet to allow for vehicular access and proposes a four foot level sidewalk extension
behind the curb to allow for a future sidewalk based on sidewalks allowed pursuant to the
Sea Shell Estates Design Manual.

Staff response to this item remains unchanged and is recommending that Planning Commission
retain condition 19. Guideline section 6.16 does not allow for modification by owner. It says
driveways shall be the same width as the curb openings, not including the transitions unless
authorized by the City Engineer, property owner, adjacent property owner and the Community
Development Director (aka Public Services Director).

5. Trash Enclosure Although Planning Commission discussion regarding condition 21 was
supportive of the trash enclosure, the requirement is to have a minimum 20’ x 20’ garage
area.

Applicant response - The plans now show a clear space of 20’ x 20’ in the garage area.

6. Green Building. The Planning Commission discussion was that energy efficiency stands
shall be at least 25% above Title 24 as required by the subdivision Design Manual, but
that the 25% would be tied to the 2016 Building Code.

Applicant response — Applicant accepts the condition. Planning condition 19 in Exhibit
A states 25% above the 2016 California Building Code.

7. _Applicant proposed condition 25 / Approve with conditions This item was requesting
that the Planning Commission approved the project as presented at the December 2017
hearing and is no longer applicable as plans have been revised.

8. ESHA. Provide a 50 foot setback from top of bank.

Applicant response: Plans show the 50 foot setback as determined by Applicant’s
biologist as of the summer of 2017. The biologist and surveyor will provide a statement
that the ESHA line has been accurately mapped.

Staff response: Staff recommends condition 21 remain on the project to ensure certification of
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accurate ESHA boundaries.

9. Landscape Plans. The Planning Commission direction was to provide more fully
developed landscape plans that incorporate screening of Highway 1 as well as revise
plans to tie the plant list to the landscaping site plan.

Applicant response — The Applicant’s response stated the landscape plans have been
revised to provide more detail with additional screening and the plan now ties the plant
list to the site plan.

Staff response: The landscape plan does not tie the plant list to the site plan. The applicant has
been advised of this issue and revised plans will be made available at the PC meeting.

10. Solar — The Planning Commission discussion included adding solar panels on plans as
well as reduce glare.
Applicant response — The plans have been revised to add solar panels and now propose
anti-reflective glare.

PROJECT ANALYSIS:

The original staff report presented at the December 19, 2017 Planning Commission hearing
covered a complete analysis of the project’s approval and consistency /recommended conditions.
That staff report is available online at:
http://www.morro-bay.ca.us/ArchiveCenter/ViewFile/Item/4453.

The project as revised addresses the majority of the direction of the Planning Commission. The
outstanding items are the issue of the driveway width, maintaining the condition on the ESHA
delineation, and revising the landscape plan as noted by the staff response in red font above.

Staff Recommendations:

Driveway: As stated in the December 2017 Planning Commission staff report, per Design
Guideline 6.16, staff recommendation was and remains to reduce the driveway width
immediately behind the approach because it exceeds the standards and includes curb transitions
areas. The driveway should 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. The proposed
driveway can accommodate parking into the garage or on the driveway width. (Exhibit A
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Planning Condition 18.)

ESHA: Consistent with other approved projects where the City’s LCP policies on ESHA on or
within the project require precise delineation of the ESHA boundaries, staff is recommending
that Planning conditions 17 and 20 remain on the project (Exhibit A).

PUBLIC NOTICE:

Notice of a public hearing on this item was posted at the site and published in the Tribune
newspaper on February 24, 2018, 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:

The revised plans reflect the changes as directed by the Planning Commission at its December
2017 public hearing. 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 06-18 and retain original conditions proposed for the issues of
driveway width and ESHA as discussed in the staff report.

EXHIBITS:

Exhibit A — Planning Commission Resolution 06-18

Exhibit B — After Action Letter dated December 28, 2017

Exhibit C — Applicant Response dated January 10, 2018

Exhibit D — Graphics/Plan Reductions date-stamped January 10, 2018



EXHIBIT A

RESOLUTION NO. PC 06-18

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 2,118 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
continued the hearing to a date uncertain; and

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 March 6, 2018, 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.




EXHIBIT A

Planning Commission Resolution 03-18
CP0-543 & UP0-480
Page 2

2. The project is in conformance with the applicable conditions of approval for Tract 2870

(Case No. VITM #S00-062, UP0-183, CP0-207).

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 January 18, 2018,
for the project at 301 Sea Shell Cove depicted on plans date stamped January 10, 2018
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.
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5. 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
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.
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3. Fire Safety during Construction. Fire safety during construction shall be in accordance with

2016 California Fire Code Chapter 33, et seq.

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


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

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.
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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.

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. In
addition, the landscape plan submitted shall also tie the plant list to the site plan.

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.
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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
disturbed areas beyond the building envelope once construction is complete, to the
satisfaction of the Community Development Department.

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 and shall be shown on construction plans 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
other special conditions require paving per City regulations.

Green Building. The project shall include all the project components outlined in the list
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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% above the 2016
California Building Code. The applicant shall submit documentation to this effect to the
satisfaction of the City Building Official.

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 issuance of a building
permit, 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 6th day of March, 2018 on the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Gerald Luhr, Chairperson

ATTEST:

Scot Graham, Planning Secretary

The foregoing resolution was passed and adopted this 6th day of March, 2018.
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CITY OF MORRO BAY

COMMUNITY DEVELOPMENT DEPARTMENT

955 Shasta Avenue
Morro Bay, CA 93442

December 28, 2017

Seashell Estates, LLC

541 Chapman Ave. Suite E
Orange, CA 92866
Attention: Al Marshall

SUBJECT: 301 Sea Shell Cove Use Permit and Coastal Development Permit Application
(UP0-480 & CP0-543) - After-Action Letter

Dear Mr. Marshall,

On December 19, 2017, the Planning Commission held a public hearing to consider the
above referenced planning permits and continued the hearing to a date uncertain. The
discussion of the Planning Commission included feedback for your project as noted below
which will be necessary to address prior to rescheduling for a new public hearing:

1. Development Limit Line. The building encroaches 4 feet into the development limit
line on the east side of the property (front yard). At the meeting, your
representative, Cathy Novak, proposed that this be addressed via a certificate of
correction although it is uncertain whether this would be the correct mechanism to
address the tract map versus tract conditions issue. Please submit a copy of the
tentative map approved for this subdivision so staff can better evaluate possible
solutions. Your surveyor, Above Grade Engineering, also may propose an approach
and submit to the City for evaluation.

2. Patio & Deck Roofing/ Angled posts: On condition 14, the Planning Commission was
okay with modifying patio and deck roofing condition as requested by applicant.

3. Proposed fence area & walkway: On condition 15. The condition may be altered if
the plans are revised to eliminate the paving and fence located within the open
space setback area along the north property line.

4. Driveway width: As explained by staff, although the Planning Commission was okay
with the driveway approach as shown, and was also okay with the driveway
widening out to 20 feet from the curb transition, the requirement is a condition of
approval of the map and cannot be modified without a map amendment. Also, the
plans are inaccurately drawn in that they show a ADA sidewalk extending around
the curb cut on sheet A-1.

5. Trash enclosure: Regarding condition 21, the Planning Commission was okay with
the condition in that the condition does not require you to move the trash enclosure
outside, but rather that the trash enclosure/receptacles and any other
improvements cannot be within the required minimum 20’ x 20" garage area. Also,

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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Planning Commission direction appeared to reflect concurrence with removal of the
requirement to add additional natural light in the garage.

6. Green Building: The Planning Commission agreed that the condition for Title 24
energy efficiency standards to be at least 25% above Title 24 would remain, but the
consensus was that the +25% requirement would be tied to the 2016 California
Building Code, and not less than subsequent building code amendments.

7. Applicant proposed Condition 25. The Planning Commission did not support or
provide direction to staff to add a new condition regarding building envelope lines
that would have allowed the project to be approved at the meeting by conditioning
the front and rear building envelope lines to be adjusted prior to issuance of a
building permit.

8. ESHA: The consensus of the Planning Commission was that the 50-foot setback
from top of bank should be enforced with accurate mapping of the ESHA.

9. Landscape Plans: Provide more fully developed landscape plans that incorporate
better screening of Highway 1. Also, revise landscape plans to tie the plant list to
the landscape site plan.

10. Solar: Show solar panels on plans. Reduce glare of rooftop solar panels to mitigate
impact of glare to Highway 1 traffic.

Sincerely, /

Whitney Mcllvaine, Contract Planner
for Cindy Jacinth, Senior Planner

Cc via email:
Cathy Novak Consulting
Andres Eulate, Pults and Associates

Enc: Applicant requested modifications to conditions, submitted at the 12-19-17 PC
hearing
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Ms. Cindy Jacinth

City of Morro Bay Community Development Department
955 Shasta Street

Morro Bay, CA 93442

RE: 301 Sea Shell Cove Use Permit
and Coastal Development Permit Application
(UP0-480 & CP0-543) -After-action Letter response

Dear Cindy,

This letter is in regards to your letter dated December 28, 2017 for the after action items
that are needed to address to reschedule the Planning Commission meeting. | am
responding in the same order as your letter for ease of review and consistency.

1

Development Limit Line. Above Grade Engineering has prepared a letter of
explanation that the Additional Map is included with the Final Map for informational
purposes only and that the conditions of approval for the Map should be used to
set the actual location of the front development limit line. It further offers, if
necessary, that a certificate of correction can be done to the additional map sheet
to correct the number and graphic representation. For further information on
additional map sheets, please refer to the Subdivision Map Act Section 66434.2.
Second, you requested a copy of the Tentative Map however since the Map has
been recorded, we are providing a copy of the recorded Final Map. The Above
Grade Engineering letter, SMA section and Final Map are attached for your review.
Patio & Deck Roofing/ Angled posts. This is confirmation regarding condition #14
and no action is necessary on our part.

Proposed fence area & walkway. The plans have been revised to eliminate
the paving and fence located within the open space setback area along the
north property line.

Driveway width. The plan as proposed has kept the driveway width at 20 feet to
allow for vehicular access without driving over dirt or landscaped area as well as, a
4t level sidewalk extension behind the curb cut designed per City Public Works
Standard B-6. The extension was planned to allow for a future sidewalk or
walkway along the road edge if the owners desire. The driveway width and
location is not graphically represented on the Final Map and also is not a condition
of approval but rather a Design Manual section. The Design Manual section 6.16
allows for modifications when approved by the owner and City. Therefore it is not
necessary to amend the Final Map.

55 92 Sacr amenta D.'” Suite [40I
San Luis Obispo, CA 93401
(805) 541-5604
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Trash enclosure. The water heater has been relocated and the plans now show
there is a 20' x 20' clear space in the garage as required by the City.

Green Building. The applicant is OK with the condition for Title 24 energy
efficiency standards to be at least 25% above Title 24. For clarification purposes
we understand this condition to mean that the project will meet a 25% above base
standard when calculated from the 2016 California Building Code. In addition any
future building code standards will also need to be met and those standards can be
used as a part of the 25% requirement, if they were not part of the 2016 building
code.

Applicant proposed Condition 25. The project remains as originally proposed with
the front and rear development limit lines. Since the applicant has provided a letter
from Above Grade Engineering stating the front development limit line is consistent
with the conditions of approval at 20’ from back of pavement and also that the Final
Map is consistent with the SMA , we are requesting that the Planning Commission
approve the project as presented. If the City determines that the project is
consistent with the conditions of approval but feels that a certificate of correction is
necessary to adjust the front and rear building envelope lines, we respectfully
request that, as a part of the condition, it read “prior to issuance of a building
permit”.

ESHA. The project as presented shows a 50’ setback from top of bank as
determined by the biologist in the summer of 2017. The applicant will provide a
statement from the biologist and project surveyor that the ESHA line has been
accurately mapped.

Landscape Plans. The landscape plan has been revised to “more fully” develop
the plan with better screening of Highway 1. In addition the landscape plan has
been revised to tie the plant list to the landscape site plan.

Solar. The plans have been revised to show the solar panels. The potential solar
panel glare will be mitigated by the selection of a non-reflective panel surface.

Thank you for your time and consideration in this matter. Please let me know if you have
any additional questions.

Sincerely,

Andres Eulate
Project architect

CC.

Kevin Zinngrabe
Al Marshall
Cathy Novak

Architecture, Planning Graphics

3592 Sacramento Dr — Suite 140
San Luis Obispo, CA 93401
(805) 541-5604
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Attachments:
Above Grade Engineering letter
Subdivision Map Act Section 66434.2
Final Map
Revised plan set
List of modifications for plan sheets

Architecture, Playiing Graphics
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SEA SHELL ESTATES

LOT 1

301 SEA SHELL COVE
MORRO BAY, CA

VICINITY MAP

Sea Shell Cove

SITE —

SYMBOLS

(i}gfﬂ@@@?

DIMENSIONAL GRID LINE

DOOR MARK
REFER TO DOOR SCHEDULE

NINDOWN MARK
REFER TO NINDOW SCHEDULE

WNINDOW ABOVE
REFER TO NINDOW SCHEDULE

REFERENCE NOTE

DETAIL NUMBER
SHEET SHOWN ON
SECTION

SHEET SHOWN ON

DIRECTORY

ARCHITECT
PULTS & ASSOCIATES, LLP
3592 SACRAMENTO DRIVE,SUITE 140
SAN LUIS OBISPO,CA 943401
(605) 541-5604

GEOTECHNICAL
G.5.. (GEO SOURCE)
141 SUBURBAN ROAD

SAN LUIS OBISPO,CA 93401
(8605) 543-54493

CIVIL ENGINEER - SURVEY
ABOVE GRADE ENGINEERING
1304 BROAD STREET
SAN LUIS OBISPO, CA 943401
(8605) 540-5115

CIVIL ENGINEER - GRADING
ABOVE GRADE ENGINEERING
1304 BROAD STREET
SAN LUIS OBISPO, CA 943401
(605) 540-5115

LANDSCAPE ARCHITECT
SUMMERS MURPHY & PARTNERS
4749 02095 STREET, SUITE B6
SAN LUIS OBISPO, CA 943401
(8605) 4349-3204

GENERAL NOTES

1. The General Contractor shall be responsible for verifying all existing
conditions before commencing with any work.

2. Allwork shall comply with all current codes, ordinances & regulations
of applicable administrative authorities; 2016 CBC, CMC, CPC, CEC,
CENC and CALGreen, City of Morro Bay, including the 2006 Public
Works Department Engineering Standards.

3. The building described on the following pages is equipped with a fire
sprinkler system. Shop drawings shall be submitted and approved by the
City Building and Fire Departments prior to fabrication and
installation of the system. System design shall meet all requirements of
State Fire Marshall, NFPA, and City regulations.

PROJECT SUMMARY

LEGAL:

ZONING:

APN:

LOT AREA:

SETBACKS:

BUILDING:

LOT COVERAGE:

PERMEABLE
SURFACE:

MAX HEIGHT:

CONST TYPE:

OCCUPANCY:

TRACT 2570

SEA SHELL ESTATES

LOT 1

R-A/PD

065-412-004

.69 ACRES (30,038 SF)

ALLOWED PROPOSED
FRONT: 24 FT 24 FT 3 IN
NORTH SIDE: S5FT 6 FT
SOUTH SIDE: varies 49 FT 10 1IN
REAR: SOFT SOFT 9 IN

to top of bank

HOUSE 2,118 SF
GARAGE 580 SF
COVERED PATIOS & DECKS 316 SF
TOTAL 3,014 SF
DRIVENAY 1,200 SF 752 SF
FENCED YARD 1,000 SF 560 SF

15%

16%

ALLOWED:
PROPOSED:

v-B

R3

18'-6" ABOVE NATURAL GRADE
LESS THAN 18'-6"

T-1 TITLE SHEET

T-2 CONDITIONS OF APPROVAL

ClviL

c-1 PRELIMINARY GRADING, DRAINAGE & UTILITY PLAN
c-2 SETBACKS ¢ LOT DIMENSIONS

LANDSCAPE

L-1 PLANTING PLAN

ARCHITECTURAL

AC -1 SITE PLAN

A-1 FLOOR PLAN

A-2 EXTERIOR ELEVATIONS
3 EXTERIOR ELEVATIONS

-4 SITE SECTION
5 DOOR ¢ NINDOW SCHEDULES
-1 EXTERIOR LIGHTING PLAN

TOTAL 12 SHEETS
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Architecture, Planning & Graphics

3592 Sacramento Dr, Suite 140
San Luis Obispo, California 93401
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These drawings are instruments of service and are
property of Steven D. Pults, AIA & Associates, LLP.
All design and other information on the drawings
are for use on the specified project
and shall not be used otherwise without the
expressed written permission of
Steven D.Pults, AIA & Associates, LLP .

Project:
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H City of Morro Bay

Morro Bay, CA 93442 ¢ 805-772-0200
www morro-bay ca.us

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

"CASE NO: Vestlog Testathve Subdivision Map SOO62 Conditional Use |
Permit UPO-138 Coastal Development Permbt CPO-207

_—— -

o Poaa s HERERY APPROVED AND 5S1UED FOR

SITE ADDRESS 1305 Terena

APPLICANT New Life Trast - Catty Novak, agent

APN: 0634114008 LEGAL: A resubdiviseon of Porton of
Lot || of Rancho San Bemardo; COC
2006084201

APPROVED BY:
PLANNING COMMISSION

DATE APPROVED: Jume 15, 2000

MITIGATED NEGATIVE DECLARATION

CUQA DETHRMINATION:

DESCRIFTION OF APFROVAL: Vesting Temative Ssbdmision Map SOO062 Condinonal Use Pensst Procise Plan
UPO-138 Coastal Developesent Permit CRO-207, for 8 custom residential 10 lot conservation subdivision and open
space casomaent om 4.7 acres.

THIS APFROVAL IS CONDITRONAL AND IS VALID ONLY IF CONINTIONS (ATTACHED) ARE MET AND ONLY
AFTER THE APPLICABLE APPEAL PERIOD. Falwee 10 comply with the comBithons of this permir shaV, of the discrmion of
the Pubiic Services Direcior pursuant o Masicapal Code Secasom §7.60 ) 50, render s onntlessens nnl snd voud

PERMIT EFFECTIVE DATE & INFORMATION APPLICABLE TO YOUR PROJECT IS OUTLINED FOLLOWING
THE BOX CHECKED BELOW,

X VYOUN PROFEXTY IS LOCATEO IN THE CITY OF MORRO Sy JURISDICTION, THERE IS AN AFFEAL PERIOD OF
TEN (10 Calondr dps WITHIN WHICH TIME VOUR PERMIT BS AFFEALANLE TO THE OTY COUSCn

| FOUK PROFERTY IS LOCATED IN THE COASTAL COMMISSION AFFEALS JURISDICTION.  Th Coy dovmn
wpcalable 16 S Calfornas Coseal Commumios parmast w0 the Calfiornca Padhc Fovource Uode, Soction J0G00. The spplicant or any agareved
porsen sy el s Gepuin 10 B Cosnal Commmesian it TIN (10) Mocking dis following Connieson reder of this soode  Agpodls
waae b e wriing sod shoukd b sddroond te Califernia Coattad Commrton, 715 Frost Sweet. e 500, Sands Crme. CA 95000, Phone: S08-427-
861 B pou have sy Quentions, please call the Caty of Moo [y Pl Servites Dopertment, 17242001

_IF NOT APPEALED, YOUR PERMIT WILL BE EFFECTIVE: June 26, 2009

_ATINSI: [N LR ) DATE:  June 23, 2009

Alheen Nygasad, Axscciate Parmer

FOR; Hruce Ambe, Public Services Director
THIES AMSCRETIONARY AEIREKAR WNILDOES NOTHIONSTRUUTEEA BUIDING FERMIIEUC SERVICES

5 Harbor Stroet Y05 Haebeor Street 715 Harboe Street 955 Shanta Stecet

FRLCREATION AND PARKS
004 Kennedy Wiy

POLICE DEPARTMENT
£50 Nyorso By Bordleverd

CITY ATTORNLY
945 Shavia Avense

HARBOR DEPARTMENT
7% Embarcadeso Boad

d. Buildsng Design
i. Building height shall be a maximem of 18°-6" calculated as in the Design
Masuval document by-City standards and no more than two stones. Second
stonies shall be lamited to 75% of footprint.
il Massing, size, foundations, color, and chasacter shall be comypatidle with the
samounding neighborhood and rural seing
ik Passive solar systems and other encrgy saving design are encousaged

e Landscape paletes: fenced private area and wnfenced private transstion arca shall pot
include invisive species or trees over 876", Only natural existing vepettion i
permitied with the conservation open space casemert

L Fae Management
Fasate W7 dedemrable e i —stenciiros ssihin boskling - ensulope 707 dire
§

» - 1wl opon- s sk I by the-fire
by ond-qasiised-bestogist: Individual Jots shall meet fire codes for setbacks,
buildisg, and mai ¢ standards for wildland imicrface

& Muptenance

i Provision for an HOA o ssmilar entaty 10 hold responsability for maistenance of
COMmMON ancas,

il Maistenance responsibalities, schedules, roatine and standands, and foe sharing
shall be established in the maintenance agroements, Agreoments shall include
provissons 10 maintun Ml common faclilies by qualified professsorals
including roads, draimage and dotention strectlures, tract landscapang, and
matigation and monitoning for conservation arcas

19. Colors amd Matenals: Prior to issuwance of a building permit, the Planning and Building
Director shall ensure compliance of all exterior colors and materials, including fescing
matenials as approved om the attached Exhibit(s).  All other coloes and matenals not so
specifically approved may be approved by the Director sccording to the following objectives
achiove compatibality with colors and materials used in the on-site smprovements, achicve
compatibility with the architectural design of the smprovements. achieve comganbslity with
sarounding land uses and properties: preserve the character and integrity of the zome.

20. Undergrounding of Utilitics: Parsuant 1o MBMC Section 17.48.050, prior to final occupancy
clearance, all on-site wtilities including electrical, telephone and cable television shall be
installed underground.

. Commen Dovesay Access and Maintenanie: An easreenit of covenast consistent with

Section 17.43.030 E shall be recorded for all parcels fo have access 1o the commea driveway

"

CONDITIONS
For SOO-06TUPO-TSRCPO-207
VESTING TENTATIVE ¥
e VELOPMEN

| Thas Vesting Tentative Tract Map, Conditiomal Use Precise Plan Penmit, and Cosseal
Development Permat 1s granted for the use as described in the stafl report and the on plass
recoived by the Public Services ment, (“Exchibit C* of the staff repors). The Vestiog
Temative Tract MaT 2870 dated March 25, 2009 is gramted approval.  The approval is
modified, howeves, by the following Conditions of Approval

[

Inasgurate Wathin Two Years: If the appeoved use is mot establishod within two (2) years of

the effective dale of thas appeoval, this approval will smomatically become null and void.

However, upon written roquest by the applicat prior to the expiration date of thas approval,

up o two (2) coc-year lime extensions may bo grasted.  Said cxtensions may be graniod by

the Publse Services Director, wpon finding that the project complies with all applicable

I:lm ssions of the Moero Bay Municipal Code, General Plas and Local Coastal Program Land
s¢ Plan (LCP) in effect at the time of the extension request

1. Chasges: Minor changes to the project descniption and/or conditions of approval shall be

subject 0 review and approval by the Public Services Director. Any 'xm. os to this
approved permit determined not 1o be minor by the Dircctor shall roquire the filing of an
amendment subject 1o Plassag Conmsssion review

4. Complance with the Lan- All roguirements of any law, ordinance or regulation of the Suate
of Califomiéa, City of Morro Bay, and any other governmental entity shall be complied with
in the exercise of this approval. This project shall meet all applicable requirements under the
Moero Bay Munscipal Code, and shall be consistent with all programs and policses contained
in the certified Coastal Land Use Plan and General Plan for the City of Moo Bay.

$ iold Harmlcss: The applicant, as & comdition of approsal, hoaehy agrees to defond,
indemnify, and hold hasmbess the City, sts agents, officers, and cmployees, from any claim,
action, or procceding aganst the City as a resalt of the action or inaction by the City, or from
any claim to attack, set aside, void, or annul thas approval by the City of the applicant’s
project; or licants faslure to comply with condibons of approval. This conditson and
agreement shall be banding om all succossors and asssgns

11, Comphasce with Conditions:  The applicant’s establishment of the wse andor development
of the subject property coestitetes acknowledgement and acceptance of all Conditions of
Approval. Compliance with end exccution of all conditions listed hercon shall be required
prior to obtainang final building inspection clearance. Deviation from this ragairement shall
be penmitted only by written consent of the Public Services Director and/or as authonzad by
the Plannieg Commission.  Failere to comply with these conditions shall render this
entitlement, i the discretion of the Director, null and void. Costinuation of the use without
a valid entitlemen will comstitute a violation of the Mormo Bay Munscipal Code ad s a
misdemeanor

12, Utility Services: AN water and sewer impact foes shall be paid a1 the time the building permit
15 ssued

CONDITIONS OF AFPPROVAL FOR TRACT 2570 MORRO BAY

City of Morro Bay

Morro Bay, CA 95442 « B05%-772-0200
www.morro-bay ca us

EXHIBIT A

FINDINGS FOR APPROVAL

For Precise Plan Conditiceal Use Pemuat, Coastal Developensnt Permat, and Viesting Tentative
Tract Mg , SOO-062UPO-138/CPO-207

California Eavironmeatal Quality Act (CEQA)

A

That for purposes of the Califormia Envirczseental Quality Act, Case No. SOO-062UPO-
138/CP0O-207 has an adoptod Mitigsted Negative Declaration, Apeil 13, 2009,

I

G

ise Plan

. That the peoject is an allowable wuse in jts zoning district and is also in acordance with the

cemfied Local Coastal Program and the General Plan for the City of Morro Bay based on the
analysis; and

The establishment, maintenance, or operatson of the use apphiad for will not be detrimemal 1o
the health, safety, morals, comfort and general welfare of the persons residing or working in
the neighborbood of sech peoy § use a8 the project Is consastent with all applicable zoning

aad plan requarements; and

The use will not be injunous or detimontal to property and improvements in the
naghborhood or the general welfare of the City since the project, as conditioned, will be
conducted consistent with all applicable City regulations

Subdiviy

Modafication of development standards is warranted to promote orderly and harmonious
developmnent

Meodsfication of development standards will enhance the opportunity %o best utilize special
characterstics of an area and will have a beneficial effect on the area.

The peoposed project mects the parpose and intent of Conscrvatson subdivissons 10 presorve
open space within ressdential developmsents; minimaze the environmental and visual impacts

of new developenent om critical matural resources and histonically and culturally significant
sites and structarcs; provide an interconnestod network of pérmancut open spake; eacourage a
more efficient form of development that consumes loss open land and conforms 1o existing
topography and natural features: redoce erasion and sedimentation by minimizing lind
disturbamce and romoval of vogetation. enhamce the commwenity character, permil clusterng of
houses and structures which will reduce 13¢ amount of infrastructure.

FINANCE ADMINISTRATION
o Street 7% Marhor Stecct

Y5 Mty

HARSOR DEPARTMENT
1175 Emibarcsdero Road

"

23

24

FIRE DEPARTMINT

715 Hasboe Stoeot Vi Shavts Steet

CITY ATTORNEN POLXE DEPARTMEANTY
955 Shavia Avorue 5% Maro Bay Boalevand

and backing arcas over parcels 1o allow for access 10 the parking provaded. The cascmment or
covenat shall inclade the responsibilitios of maintaining the roadway.

Landscape apd lmigation Plag: Prior 10 the issuamnce of a bailding permit, a final tragt
landscapeng plan, prepared and stamped by 3 liconsod Landscape Professicsal, (be.,
Landscape Architect, Architeet, or Landscape Costractor) shall be submitted for review and
approval by the Director of Public Savices m accordance with all requircenents of Section
17.48.290 of the MBMC. Said plan shall be comsistont with the preliminary landscape plan
and inchade a planting plan showing the specics, mmmber, sizo, and Jocation of all plant
malenals.  An urigation plan shall isclude the proposed method and location of irrigation,
Native and/or droaght tolerant plant and trec specics shall be used 10 the maximum exten
feasible. Street trees shall by selocted fram the Master City Street Tree List prepared by the
Public Works Department. The landscape plans shall also inclede fncing detasls

Teming of LasmSscuping: Prior 10 sssuance of & fizal Certificate of Occupancy or final grading
or pablic improvements, all requircd tract plantisgs, grosmdcover and imgation systems shall

be in place to the satsfaction of the Director of Public Services. The landscape consultant

saall provide & watermg schedule and certify that all plantings and smigation systems have
been instalied parsuant 10 the appeovad plans paior o issuance of the final Cortificate of
Occupaney

Maumcsance of Landscagang: Al roguared plant materials shall be maintained in accordance
with the watering schodule as specifiad m the spprovad landscape plam notes. All landscaping
shall be cared for, maintained, watered, prunod and kept in a healthy growing condition for
the kife of the project. Where roquired plant(s) have not survived, st shall be promptly

replaced with new plant materials of smilar species. functional, size, and charactonstics as

specificd in the approved landscape plant notes.

25 Conditions of Approval on Building Plass: Prior %0 the issuance of 3 Building Permit, the

-

final Condisons of Approval shall be attached 10 the set of approved plass, The et

comtaming Conditions of Approval shall be the sam size as other plan sheets and shall be the

last sheet in the set of Building Plans

Fhe applic s 1o repmrad-tes pay e Daepostomnt Sesiund Eeaefew (oo o NevativedReclorsinn
et of—No Edfect Fanding along withra-feeofio-the County Clerk. The-funds shati-reammle
povrvivhe et Caoty ool Nom bants Clbares anh ddedivensd to e it Servaces Degariment

Wil ve v esb-dheappreoval The lusds will-be formardal akmy witn G Fovemmmseniol

Betermminmtion-io-de-Coums-Ceek Bannee-wath Califrmin Conde 0f Rogulatson-Fitlo44,

Hre-Loumy-osern-t

Prvaastenns 5 Subudivimmon 3, Chaplor+-Sacine T35 bylanp-tive Notwe of Deernimalion skeny

wiih e foe 1o revpanred wadlin 34 -dave oF the prsseut appeovel wnd his ive etlect of staring o

daluy stabstenf Jemiabons pened forchalicnpes W the decison 1o ploce of 180day penod
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Property_Line Venification It is owner’s responsibility to verify lot limes.  Prioe 10
foundation mnspection the lot comers shall be staked and setbacks marked by a licensed
peofessaonal

Park In-beu Feg. Prior 2o recondation of the Fimal Map requirements of the City of Momo Bay
for dodication of land for park purposes and’or payment of foc.n-lice thereof shall be met
(MBMC Section 16.11.005)

PURBLIC W S N NS

o

i

The povate stroct, off Tercsa Drive, shall be comstructed per City Standasd A7 and
desgned to canry a wehicle with a 60,000 Tb wheel koad.  The culde-sac shall be
constructod per Cuty Stasdard A-S with a modifiod radius of 42 1t sed 3 2% cross slope in
the cul-de-sac bulb shall be comstructod with ather standard concrete curb and gutter or a
rolked concrete carb and guttor with the same hydraslic capacity as a standard cerb and
gticr. The stroct adjacent the fire hydrants shall be 26 feet wide for a distance of 20 feet
per California Fire Code.

All pubhic and private imgeovements including; Teresa Dr and sidewalk exiensson, Cal-
de-sac, detention facility, porous walkway, ufilitics stubbed %o cach lot and street trees
shall be built or boaded for prior 1o Final Map recordation

Fhe Developer-shall puy e pro-rete fatr share 10 the Cily as an smpacs foetowend the

r of pal sewer smy o ol Uve IHl statson #3 45 (oumd o be 2t
capacisy - the—doveioper shall Dk the Iit-@atson amnd enter sl an agreement for
reiwbursoment - Prior 1o recardanion of the final map, the swbdnvider shall esker (1) pay thetr
provrara share 10 the Ciey as an impact fee owand the constmuction of musicipal sewer collection
Haders fmpronements Mt R project is contralusary 1o and are ddewiiod (v the adopeed Sewer
Collecrion Syxtem Master Plax Updare, dased May 2006, or (2) if I station 83 & Sund ko be af
capactry, the subdivider ohal construct the Prioetty 1 and 2 1 station bepvoveosents identifiad ix
the Sysaem Master Plan and enrer bnto an agrooment for reimbarsemont parsuant to Title 16-
14.008 of the Morro Bay Musicipal Code, and pay their faiv share for the ressaining dovwssiroas
sewer collection fmprovements idenafied in Figure 34 of sald Marter Plas.

Improvements to Teresa Dnve shall be per the cross sectson on the approved Viesting
Tentative Map with a T of 6 and the R value determined mt the time of construction with
a missmum asphalt sectson of 3 inches.

The existing Teresa Drove shall be evalumed and upgraded to provide a structural section
for a T.1 of 6. Prioe to installing the stripping for the entrance, 1o Teresa Dnve from South
Bay BIwd, cither overlaid or slurry seaded to the satisfactson of the City Engincer

All sutivision improvements shall be per the Vesting Tentative Map, dated March 25,
2009 except as madified by City Coundil approval for SOO0.62UPO-1IRCPO-207 on
Apnil 13, 2009 and this action.

Mag Ast Findi

H. The proposed Vesting Tentative Tract Map 1o create ten residensial lots and an open space
casoment, where the new parcels will have singlo-family resadences that arc consasteas wich
the General Plan and Coastal Land Use Plan because residential development iacludeng
dosign maswal and draft CC&Rs have beca developed 30 guide the homes construction and
the grven parcel sizes are allowed under the land use designation aad 2oning & subdivisson
ordinance.

1 The site is physecally sustadle for the nype and densaty ol development proposed because the
site 15 zomed for suberban residential developenent and afler conssdering the environmental
constraams the pattern of conservation sebdivisson for ten residential logs provides 3
reasonable it 10 the site and still complics with the land use dessgnatson

). The design of the subdivision and relaed improvements will not causc substant:al
CENAL wal damage or sub Ity and avendably injure fish or wildlife o their haboa
bocassc all procautions will be implomented to catch and direct all runoff.

K. The design of the subdivision and tsprovements will not cause scriows pablic healdy
probloms.

L The desgn of the subdwvesion and seliad unprovenents will sot condixct wirh easemenss, acgsired bry e peblic
2t large, for sccem through or use of, pooperty withen the proposcd ssbdivimon becawse 20 casercely soe
regeired for the pobili

As conditioned, the design, architoctwral treatenent, and goneral appearance of all buibdngs
and open space arcas will be in keeping with the character of the surrounding area pursuant to
17.48.200, and will not be incompatible with the wses permitted in the surrounding arcas and
zoning district

A

-

N. The City has avaalablke adoquate water to serve the proposed subdivision based upon the water
regulations and water equivalescy table Exhibit A, enforoed at the time of approval of the
Vesting Tentative Pasoed Map pursuant 1o the certifiod Wator Management Plan and General

Plan LU.22.1.

PUBLIKC SERVICES

RECREATION AND PARKS
1001 Kesnody Way

ENVIRONMENTFAL CONDITIONS

SUMMARY OF MITIGATION MEASURES
Acesthetics

-

No structare shall obstroct or sathovetie the ridgeline when vicwed froen the Highway

The matenals and howse colors shall blend with the hallside so that futere homes do not
dominate the view Or cause allention b them

I Bailding covelopes shall be as small as possible and peotection of the nateral
vegetation and ripanan habital peeserved 1o greatest extent.

Riolagical Resowrces

|

)

A pee-construction suevey by a qualificd Wologist shall occur pnor to development on
cach of the lots sad'or inuance of a coastal permit 1o dotermane if bunchgrass communsty
of special status plant species exist on the propenty.

If bunchgrass commvity, Blochman's dudicya, Cambria Morming glory, or other special
status plast spocecs are determined to be found onsite, then matigation shall be as follows
for any loss of habsiat, one 1o one replacement or proservation of these habilats onsite
shall be requared and an onsite matigation and moniloring program shall be determined by
a qualified biologist, and shall inchade fire management provissons.,

To reduce the potential harm o the adjacent serpenttine bunchgrass and nparian habotat
development of the proposed bomne sites shall be limited m the landscape paletic to non-
mmvasive exotic species and landscape planting within the building envelopes only

To protect the riparian habitat, the following measures are required:

a Mmamize the building envelopes. Tmpacts 10 native vegetatson shall be calculstod prior
to development permits and utilized to determine mitigatson requirements by a qualified
biologist

b. A 80" sethack from top of bank of matural draimage shall be implemonted on Lots 1.2

¢. Minimize impact to the riparian vegetation as much as possible.  Ensurce that npanan
habitat adjacemt to construction arcas are prolected during project construction by
implementing protective measures such as markang the arca with construction fencing
Any loss to ripanian habitat shall be mitigated by developing a restoration plan. The
restoration plan may consist of cnhancement of degraded portions of the cesite
entermittent stream

d. Prevent grading oguipment from crossang, depositing excavatod maserial In of ctherwise
disturbing, the stream channel. Equipment thall be stored and refueled within
designated areas located and'or designed to avoid impact to croeks or tnbutarics

10

The Sse development; grading, drainage, crosion and sediment controls, shall be in
accardance wilh he Stormwater Pollutson Prevention Plan for the entire site

PLANNING CONDITIONS

Final tract landscape plans shall be submsitied for appeoval by the Planning Department
wd shall meet compliance with the approved Comcept Plan, Truer  landscape
improvemsents alowg Teresa Deive frontage of Leve | oand 10, inchwding the detention
hasin, graded slopes amd project servening | shall be installod with fract improvements. of

o E-farst-buiidng porwit. Tract lamdycape improvements along the cul-de
sa ahall be invialied priov 1o final cccupancy om cach lot. Maintenance and replacomont
of dead plam nsatersal shall be included in the CC&Rs

To implement the provisions of the CC&KR's snd Design Manual, a design review
Cosmitiee that includes ot least two technically traamed persons from an aschitocteral fimm
(one shall be a Ecensad archilect) sd one property omner, shall be formed by the HOA or
eguivalent entity in order 10 performs a thind party review of aschatocteral Sesgn and
coetrol poor 1o submatial of a Precsse Plan w0 the City. A letter of approval fom the
Comanittee acknowladging consistency with the Sea Shell Estates Desagn Manaal shall be
provided 1o the Cily with the application for Procase Plan

Building Footprint definition: The 3600 square foot building footprint is the cemulative
square footage of all covered strocturcs withan the building envelope fie. Home. parage.
accessory building and svcovered decks over 30 inches in height). Uncovered decks swder
30 inches (n height, pavsas, walls, and walkways are nor inchaded as structures as i
pertains fo lof coverage

4 Afler the 6,600 sguare foot building envelope has boen establisbed on each lot, the
remalming area within the developesent linst line shall be ransferred into the open space
conservation casement by a method approved by the City,

s Consastent with the appeoved Concept Plan, no further division of the Jots shall be
allowed.

6 A Lot Line Adjustment shall be recorded adjusting the eastern boundary to comply with

the boundary shown on the Vesting Testative Tract map prior to recordation of the Final
Map.
The Design Manuwal shall be wsed as a basis (guideline) for Cuy of Morro Bay approvals

for all subsequent permits.  Any sections of the mamwal which comflict with Calyornia
ssare law, Clty of Marro Bay Municipal Covde or project approvals shall be void.

L CON INS

Access read. Approved Fire apparatus access roads shall be provided for every buikding
constructed when any portion of an extence wall of the fiest story is Jocated more than

STANDARD CONDITIONS

This Condtional Use /Concept Plan permit is grassed for the use as descnbed in the staff
report and the on plans receivad by the Public Services Department, (“Exhibit C* of the staff
reports).  The concepiual Temtatve Tract Map 2570 &auted March 25, 2009 s gramied
appeoval. The appeoval is moditied, however, by the following Conditions of Appeoval

[maugurate Wishin Two Yeus: 11 the approved use 15 not established within two (2) yeaes of

the effective dano of this approval, thes approval will autoenatically bocome null and void

Homwgver, upon written rogaest by the apphcant prior to the expiration dase of this approval,

up 10 two (2) ome-year time extensions may be granted. Said extensions may bo granied by

the Public Services Director, upon finding that the project complics with all applicable

rrmmcm af the Moero Bay Memscipal Code, General Plan and Local Coastal Program Land
Is¢ Plan {LCP) in effect at the tinse of the extension rogues!

Changes: Minor changes to the project descniption and'or conditions of approval sdall be
subject 10 review and approval by the Poblic Scrvices Dizector. Anmy chamges 10 this
approved permit Setermined not 10 be minor by the Director shall require the filing of an
amendment subjoct 10 Planning Commissson review,

Compliance with the Law: All roguiroments of any kaw, ordinance or regulation of the State
of Califormsa, City of Morro Bay, and any other governmental entity shall be complied with
in the exercise of this approval. This peoject shall meet all applicable roguarements under the
Morro Bay Municipal Code, and shall be consistent with all programs and policies contained
in the certified Coastal Land Use Plan and Goneral Plan for the Cuty of Maorro Bay

Hold Hapmless: The applicant, as a condition of approval, hereby agrees %o defond,
wndemnily, and hold harmicss the City, its agents, officers, and employoes, from any clum,
acton, of procecding agaiest the City as a resalt of the action or inaction by the City, or fom
any clasm 10 artack, set aside, void, or annal thes appeoval by the City of the applicast’s
peoject; or spplicants failwre 1o comply with conditioes of approval. This condition and
agreement shall be hinding ca all ssccessors and assigns

Complianse with Copditions: The applicant’s establishement of the use and/or development
of the sulject propesty comstitutes acknow ledgement and acceprance of all Conditions of
Approval. Compliance with and execution of all conditioas listed horeon shall be required
prior 10 obtaining final buibding inspoctson clearance. Deviation from this requirement shall
be permitted only by written consent of the Public Services Director and'or as authorized by
the Plannerg Coemissson.  Failure 10 comply with these conditions shall rendor this
cotitlement, a1 the discretion of the Dircctor, null asd void.  Continuation of the use without
& valid enttlement will constitute & violation of the Morro Bay Municipal Code 2ad is 2
misdemcanor

Utility Services: All water and sower impact fees shall be pasd ¢ the tinse the bullding pemen

o Apply mulching, sceding or other suitable sodl stabilization measures o progect exposed
critical arcas from erosion as soon as feasible afler final grading

1 Implement soil ervsson control plan with Best Management Practices (BMP's)

The following mitigatson mcwssrcs shall roduce construction related impacts 10 Joss tan

sigmficans

4. To ensure that the project does not empact nesting magralory birds or special status birds,
construction should be performed between Junel$ and October 15, I construction
cannot be conducted dunng this tme or extends boyoed this me frame, a pre-
construction survey shall be conducied 10 ensure that birds are ot pestimg 10 he work
arca, If spocial status birds aro nesting i the work arca, the work shall be delayed until
the chicks have Bedgod and el

b.To ensure that the progect does not impact ground nosting birds, construction should be
performed between Augest 15 and March 15, If construction cannot be conductod
during this time or exiends beyomd By time frame, a pre-construction survey shall be
conductad o ensure thal birds are not nosting in the work arca. I special status birds ac
nesting m the work area, the work shall be delayed until the chacks bave Nledged and left

¢ Fire Managoment: Woed mowing and construction activities should be restncted 10 be
performed betwoen Augast 15™ and March 15% in order to avoid nesting birds. Weod
mowing between March 15* and August 13™ 10 avoid impacts 8o the Cambaia Morming
Glory should be cut no shorter than 6 inches. Mowing daring this ime roguires a nestang
bird survey performed by a qualified biclogist within 100" of the work arca. 1f no birds
are present within thas area work, may procecd

d.The area 10 be disturbed by development shall bo shown on a site plan. The wea
which grading is to occur shall be defined on-site by readily sdentifiable barricrs that
will protect the intended and surrounding native habila arvas

¢.The boundaries of the project and equipment access routes shall be mimimized aed
clearly demarcated by flagging or other means to prevent workers or equipaent from
inadvertently straying from the project area, The sumber of access rowtes, number and
size of staging arcas, and the total arca of activity shall be Bmited %0 1he minimun
necessary 10 achieve the project goals.

f. Heavy oquipment and other machinery shall be cleanod when necessary to reduce the
risk of introducing any woedy specics mio the progect ares,

GeslogySell

'n

6.

The applicant shall provide peoject-specific soils and geotechascal reports reguired by the
BuiMing Official  Projoct design amd  comstruction shall be comsistent with
recommendations coatamed in soils and geology reports, & required by the Building
Official, This report shall consider alternatives to foundation design other than slab-on-

"

150° from Fire Depaniment vedacle access (CFC $03.1.1) Plan illestratos a 450" access
road

Dead end access road. Roads in excess of 1507 in length shall be provided with an
approvod tumaround for fire apparatus (CFC 503.2.5). Provide a 42° radius cul de-sac
turnaround with no parking

Access road shall have all-weather driving surface rated by a soil engineer 10 be capable
of seppocting fire apparatus weighang 60,000 (CFC 503.2.3).

Access road. The access road shall have 2 minimuss set roed wadth of 20 foet and a7
curbs panted red or provide approgeiate red sanping at least 6™ wide with “Fire Lane-No
Parking” stoaciled every 20" 10 masntain 20" minimum unobstrectod width (CFC 503.4)

Access road grade shall not exceed 12.00%6 unless authorized by the Chéef. (CFC 503.2.7)

Watcr Sapply a Fire Life Safcty.

Provide theee (3) fire hydeants x allusteated on conceptual plan, The location, number and
type of fire hydrants conneciod 10 a wazer supply capable of delivening the roguired fire-
flow shalll be provided (CFC $08 5).

Fire Sprinklers. All sew cosstruction of the 10-lot subdivisson shall be fully speinkiered,
in accordance with NFPA 13-D. (MBMC 14 60.200) Please submit plans so Moo Bay
Public Services for review

Wildland Urban Interface. Lands o the state are clasaficd by CDF Director in
accordance with the seventy of wildland hazard expected 10 provasl in those arcas and
responsibility for fire protection, so that measeres may be identifiod which will raduce the
posential for Josses of life, property, and resousces from wildfire. The month and castern
bosndaries of the project site are Jocatod next 10 a designated Moderate Hazard Wildland-
Urban Interface Area. Prior 10 issuance of a building pormat, the applicant shall
demonstrace that proposed construction will comply with Fire, Bsalding, and Califomia
Public Resources Code (Section 4291), relative 10 vegetstion clearance and defensible

space.

PLANNING COMMISSION CONDITIONS

The CC&Rs shall include:
A. Requirements for foematson of a design roview commitios and for Ihe review process

B. The document shall include specifics on the Conscrvation Open Space maintenance tasks,
schiedule, amd responsible partics.

L

10

i issued

Property. Line Venfication 1t is owser's respoesibility to verily lot hoes.  Price o
foundation 1sspection the lot comers shall B¢ staked and setbacks marked by a locnsed
peofesstonal.

Park In-licu Fee Prior 10 recoedation of the Final Map requirements of the City of Maorro Bay
for dadscation of land for park purposes and'or payment of feerin-lieu thereof shall be met
(MBMC Section 16.13.005)

"W

Sewer Master Plan Impasct Fog: Pror %0 the sssuance of a building pormat, the
Applicant/Developer shall pay to the City an impact fee toward the constroction of municipal
sewer improvements as desermined by the Engineering Division in accordance with the Sewer
System Master Plan

Tract Map; S1.100 fee. The City Master Foe Schedu’e requires the Applicant/ Developer pay

a Tract Map Fee of $1,100 + direct costs for checking, inspoction, and other provided work
performaed by contracted engineering services.  The final map shall be furnishod oa Mylar
ad @ electnc format.  The files noed to be in the format of .dwg or dxf. PDFs are not
required but may be submimed in additicn to conlims recoed of criginal drawizgs.  The
ApplicantDeveloper shall ssbenit a current title report.

Publsc Improvements:  S404 Plan Check Fee + additional costs.  Public Emprovements are
roquired as set forth in MBMC Section 14.44.

Public Impeovement & Grading Plass Ssbmiual: The Poblic Improvensent Plans shall be
oiled as such shall and submitned %0 the Engineering Divisson of the Public Services
Department.  The Impeovement plans shall be separate of the Geading Plans.  The Grading,
Drainage, and Retaining Wall Plans shall be submitied to the Building Department for thesr
spproval and isssance of 2 “Grading or Buslding Permit™,

Ercston and Sedimentation Control Plan: The Tentative Map shall make reference to control
measures for Pro1ceton against erosion of adjscent property and prevent sediment or debeis
froms entering adjacent propertics, waterway, or ecologically sensitive area. Such control also
scrves a5 an ald ki meeting the National Pollutant Discharge Elsmination Systom (NPDES)
Permit Programy as Authorized by the Clean Water Act and adminestered by the Stae of
Califorssa. The Planm shall be approved by the City prior 2o building permait issuance

PLANNING CONDITIONS

15 Archasology: In the event of the unforeseen encounter of subsurfsce materials suspected o

b of an archacological or palecatological natare, all grading or excavation shall immedisely
cease in the immediate area, and the find should be kfl untouched wmtil » qualified

grade. The goal would be %0 minimaze ot and fill oporation, loss of habitat mitigated by
other sectsons %0 be preserved 1o grealest extent possible, maistaiming the Jowest profile
and roof heights as possible.

Hazards/Hazacdoss Matcrials

»

e

The City Engineer shall review and approved the typical drive sections ca plans for
comphance with City standards.

Two fire hydrants shall bo instalied along the southemn side of the private road and cul-de
s proposed as required by the Fire Department

The applicant enderstands that at the time of baalding construction flee speinklers shall be
required in the new buildings

The appixant shall work with the Fire Department 10 meet the imsent of the code
requiresnent %o buffer around the structures.

W '

Apply for a grading permit and prepase plans that will progect water guality by reducing
the discharge of pollutants (such as siltation to the maximesn extent practicable) and
satssfies the appeopriate waer quality requirement of the Clean Water Act.

Individual howse plans and site development plans shall, 10 the mavimum extent possible,
limit impervious surfaces and direct all runoff in sccordance with City standards 1o the
detention basan,  Evalustion of the detention basin capoacity shall occur peioe %0 tract
nprovements,

"~

The applicant shall pay the in-lice-housing mitigation fee of 20% of the estimated
comstraction cost for & typical bouse design om one of the lots, ( Maumum size 36006 sqft
¥ 52000 preriaqfit-—S7 20000 K- 2000 S 2S00 (3050 g eS80 e b S04 5 0
XD BARRON 3,600 of @ SISO per /sf » SS40.000 x 20%, = S108,000)

The price mitigation sct in the Goology: Biology and Acsthetic sections shall be followed
%0 be conustent with policies

Nowse

Project constroctson within S00 foet of any exesting residences shall be lamited 10 the hours
of 7 am. 1o 7 p.m on weekdays and 8 am. 1o 7 p.m. om weckends. Al large construction
equipesent will be equipped with “critical” grade moise mufilers. Engines will be iaed 0
mmsure lowest possible notse levels. Back up “beepers™ will also be tuned 10 insure Jowest
possible noise levels. Al necessary measures 10 muffle, shicld or enclose construction
shall be } { i ceder to insure that nosse levels at the property line of

b | e 4

he nearest parcels do not exceed TS EBAL

Pablic Sernvices

The Developer shall pay a pro-mta fair share to tho City as an mmpact fos towand the

12

C. The document shall incarporuie the environmental migations appeoved by the Ciay
Council os Apnil 13, 2005,

D. The document shall contain a process for transfeming the buslding envelope arca i excess
of 6,600 square feet 1100 the CONSCIVALION OPCN SPace casomont

2. Designate a definitive pesad color paletie within the CC&EZR"s and Design Manual utidizing the

Munsell book of colors w designae 2 mnge of hues, values, aad chrossas for project
stractures.

18

prafessional archacologst or palcontologist, whichever i appeopriste, is contacted and called
in 10 evaluate and make recomumendations as 1o disposition, mitgation and/or salvage. The
developer shall be lisble for costs assocsted with the professional investigation and
implemenation of any prolective measuces 2 determined by the Director of Public Services.

16. Bulldwg Envglopes shadlt-be shown on the Fisal Map at a maximum of §600 6600 square

foet shall be atribated to 2 3,600 square foot bailding footpriat, a 1,000 square fool
fenced area, and 2,000 square foot unfemced arca

L Opm Space Easement shall be reconded on the final map with uses restnctod 1o natural

vegetation preservatson. Caltivaled landscaping shall be prohibstod from the coaservation
open space area in order 10 protoct the natural resources

- Covenants, Codes and Restnstions (COKRS) and design manual shall be subsaitted with the

final Trmct Map for review and appeoval by planning stafl and the City Anomey, An
casamenit over cach lot will also be provided for the common open space area. The Tract
Map, casement and CC&LRs shall clearly isdicate the common open space arca, The CC&LRs
shall ischale clea provisions for the continuad mainicsance of the Common open SPace arcs
and shall melade provisions for the City 10 force mastenance of comanon arca if the owners
of the parcels fail 10 do so voluntarily, CC&Rs shall abso restrict all landscaping, fescing and
basldings throughout e project 10 continued consistency with plans bereby approved, unless
otherwise approved by the Plaosing Commassion or staff. CC&R's shall include, et not be
himited 1o

a  Site Dessgn ¢
+ Sethack requirements shall be: Side yard §' minimsem from property line, from
yard 20 minkmum measured from back of paving, aad rear yard  as shown ca
the March 25, 2009 map, defensiblo—spme—30c Hoen bsiading
envesone bt line <20 excepiion fordots Qe 2oy
t Stream sethacks foe lots 1-3 shall be SO from top of bank or riparisn
vepstalion
mi, Lighting shall be shaclded and Sowncast 10 not provide glare
iv. Parking on site for guests shall be provided within the building envelope
v, Fencing lemited 1o within building enwelope with same RBeight lmitutions as per
Caty codies

b Open Space
i Open Space ecasement: no development or landscape other than matural
vegetation i3 %0 be Jocatad within the open space easensent

¢ Grading snd Drainage
i Grading shall st occur outside the building envelope with the exception of
grading required for entry dvives. Drainage shall be directed away from
comservation open space to the extest practable as per City Foginecring
and townrd the street for collection in the detention basin

constructon of memicapal sener improvements as determined by the Engincering Division i
accardance with the Waser and Sewer System Master Plan

Recreation

Park in-lieu foes are required to be paid by the Subdivision Ovdinance in an amoum calculsed
as established in that cedinance

Tramsporsation Grovlation

1

»

3

Traffic impact fees shall be pasd proportionane %o the net percentage incrcase in peak hous
eraflic Mows generated by the proposed project. Or reimbursoment for the progects fur share
shall be paid for the roadway improvements made at the intersection of Quintana md South
Bay Biva

tbewantia shall-be tnssetiod it rurms-shong both sides of te pervote 1ood.

In order 10 enaimtain a safe condition while construction activity occurs the applicant shall
wark with the City Eagincer 10 detormine what specific mprov shall be completed
bofore grading and construction activity begins.

Unilings & Senvice Sistems

w o

=

w

The Developer shall pay a proorata fair share 10 tho City as an impact fee soward the
comstrection of municipal sewer improvements as determined by the Engineering Divasion i
accordance wath the Water and Sewer Systom Master Plan

TY COUNCIL CONDITIONS

An HOA or equivalent managoment enbity shall be requared 10 be implementod prior 1o
ocoupancy.

Architectural extenssons may exceed 18'-6™ in height, not inchading satellite dishes
Second story floor area shall be limwted to 75% of farst floor arca.

Individual Jois shall mect fire codes for setbacks, building, and mmintenance standands for
wildland isterface

The accoss drive and cul-de-sa¢ term-2-roumd shall meet misamum Caty stasdands for
safely and access. A 207 wide acoess dnive with four foot pervious walkway shall be
provided em the cul-de-sac per Cily standands

Habitat mitigation shall be implememtad per individsal Jot Sevelopment and restocaton
activitics parformod prior o accupancy

I'he usc of chemical herbicides withim the open pace casement shall be prohibisad by the
CC&R’'s. Herbicide use within the Building Envelope shall be restricied %o
cnvronmentally friendly vancties

Affordable Housing is-licu fecs shall be calostated using o building construction cost of
$150 per square fool

~
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BUILDING ENVELOPE

10 0 5 10 20

(INFEET)

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

(») SPECIFIC CONSTRUCTION NOTES:

1 CONSTRUCT CONCRETE DRIVEWAY.

CONSTRUCT CONCRETE FLATWORK.
PROVIDE WALL PER ARCHITECT.
PROVIDE STAIRS PER ARCHITECT
PROVIDE PATIO PER ARCHITECT.
INSTALL WATER SERVICE LINE.
INSTALL SEWER LATERAL.

INSTALL GAS SERVICE LINE.

© o0 N o O »h 0N

INSTALL SEWER CLEAN OUT.

-
o

CONNECT TO EXISTING UTILITY.

-
-

MATCH EXISTING EDGE OF DRIVEWAY.

-
N

PROTECT-IN-PLACE EXISTING CONCRETE DRIVEWAY.

-
w

CONSTRUCT PERMEABLE PAVER DRIVEWAY.

APPROXIMATE EARTHWORK INFORMATION:

CuUT 125 CY

FILL 50 CY

NET 75 CY CUT

MAX DEPTH OF CUT 2FT

MAX DEPTH OF FILL 1FT

AREA OF DISTURBANCE 0.25 AC

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.
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SITE PLAN AREA NOTES

LLP

PROPOSED ALLOWED l l I | | -
I I
I 1. SITE IMPROVEMENTS 910 sq.ft. 2,000 g, ft. I ‘ I I nat. grade 84.‘4: hat. grade 84.'7: | . §
m\ N\ I (Including patios under 30", | bldg ht 45.15' bldg ht 5.0 |
RN . - | allowedht 103.4 allowed ht 103.2 I
. L
\\ planters, stairs & retaining \ " | | I .
&\ NN walls) | | | | | o
| I
‘ \ " | | N86°58'40" W 184.49" | %
2. PRIVATE FENCED YARD 560 sq ft. 1,000 sq,ft. - —--—t- - - r - - - - - - -—t- - - - - S e ee— - - - - - - - - - e - -
BUILDNG | \ o | %
AREAS 3. BUILDING FOOTPRINT i I I I \ \ © 64'-6"/BULDING ENVELOPE I N\
House 2,118 oq.ft. | v . | .
Garage 580 sq.ft. \ \ | \ |
Covered Patios & Decks 316 sq.ft. '\ \ \ I nat. grade &4.5' \ lcodrIc. [ T e e e e 1 I '
Total 3014 sq ft. 3,600 sq.ft. roof ridge  100.0 \ anding . .
\ | I 608 of =~
\ \ | alowedht  103.0 \ | | i gl O o e i)
4. DRIVEWAY 170 sq.ft. 1,200 sq.ft. " \ \ \ | \ f==—=——=——=———= Garage I b 1fxzi- I | gavers ' i~
(Not including existing curb cut) I \ I 580 of | uest parking | 5 | §
LOT AREA ! \ \ \ I \\ [ i o ® I < | existing conc. Q.4
20,4049 SF 5. PERMEABLE SURFACE CALCULATION \ \ \ | t arad 540 \ II / B N | curb cut :
- nat. grade : | Fin Fir ] -
Impermeable Areas v \ \ | allowedht  102.7' I I f |
i | . Fenced Yard 1529 | '
Building ¢ Covered Areas 3,014 sq.ft. | I L 560 sf |
Impermeable site Improv'ts 1,072 sq.ft. l \ \ | I | Q
Driveway (wW/608& sf pavers) 7152 og.ft. 0 I 220 of Ry —
Total Impelli’meable Areaps 4838 s::.Ft. . ) l, I 50-0" TOP OF BANK SETBACK ’M sand-set I X &
l | pavers I C/D
I conc.
AR EA DIAG RAM Permeable Area Percentage T16% min 20% ! l u ’| I I landing I '
50'-9"
51 1" =40' - 0" 6. LOT COVERAGE | ’J' I o walk nat 9"'ade 83.6'
= - . W CLOSEST POINT TO N R . / 1 ]
oA 20404 sa.ft. . I| | | 8 | OSEST FOINT. L A ;ﬁ;’L :ddﬁte 10145 . Architecture, Planning & Graphics
Building Footprint 3,014 sq.ft. lZ : 3592 Sacramento Dr, Suite 140
I | ! ! o
Lot coverage 15% 45% ! | | &( | | San Luis Obispo, California 93401
| l |Q | 65-2"TO PROPERTY LINE | ' 805/541-5604 wvoice
7. LANDSCAPED AREA 3,289 oq.ft. | Iﬂ I |
) \ I > I I ) These drawings are instruments of service and are
5. AREA OF SITE DISTURBANCE 0.25 acres g I lo | 24'-3" | in property of Steven D. Pults, AIA & Associates, LLP.
S ‘ ‘9 | | L All design and other information on the drawings
9. SETBACKS/BUILDING ENVELOPE LIMITS o | 1% | | I are for use on the specified project
FRONT YARD* 24430 24t | i | | | - and skl o b wsd atbruise it
w | ,
SIDE YARD NORTH 6 ft 5 fe Z 0 I I 14 | | = u_l Steven D.Pults, AIA & Associates, LLP.
SIDE YARD SOUTH*** 449 ft 101in varies 0 | | ] | | Z| v,
REAR YARD** 50 ft 3 into 50 ft to N v | Fin Flr W T
1n I — S - L
top of bank top of bank 0 ! l l Z I covered 24.5 il 0 Project.
o | (i I patio I 9 !
* Public water and utility easement measures 16' from property line. 8 ! % I | }“I g
Open space easement measures 18' beyond public water and utility i I 'n_ | | 8 | L. A
easement. I | 8 | | o) f© '
** Top of bank setback established per Environmental Condition, H | | 18'-0" o 16'-0"
Biological Resources #4b. | | 25-0 L 5 OPEN SPACE SUBLIC NATER
. . |
*** PUE and drainage easemer.n: boundary is parallel to and 106.00 ft l | f nat. grade &35 EASEMENT | & UTILITY EASEMENT
south of northern property line. DRAINAGE E\‘*5EMENT = bldg ht 4425 | RV ATE ACCESS SEA SH EL L
*** | ot Area for permeable surface calculation and lot coverage was ! ‘ I ﬁ I allowed ht 1020 I ¢ SENER EASEMENT 1 ESTATES
measured from the back of curb and sidewalk at street sides and to \ \ pal > I I .
property lines on north and west sides. See diagram on 51/AC-1. I %I Iy nat. grade 2.4 LOT 1
IR y Patio ¢ Hakuays ndat e 1901
ol ' 433 of I :
| \ \ Ql 3 o covered deck I
' \ \ 8 I 3 g 210 of nat. grade &2.¢6' '
b ol bldg ht a4.4'
l \ | |9 1 o 0 allowed ht 101.1 301 SEA SHELL COVE
A | 9|2 - 1 | , MORRO BAY
I Zlm 9 CA 93442
l \ | N Z | |
" | o< g |
l \ \ | mim z | '
I | w |
\ | (UHN) |
| I ¥|0 0
' | Qfm Z I )
| | | | A A | ' Client:
I S |
/ 2x6 cedar cap " l ] I I o I
— [}
| g \ I
2x4 redwd horiz. top rail. l ' ' R R I T B 60-6" BUILDING ENVELOPE - L1l ] TERESA
' | | | 118.84' EASEMENT . DRIVE
ESTATES, LLC
|| | | |
J\Nf — ' aul = '
. 1\ H 2
_\? > - 1x6 T4G cedar bds, vert. ! : g:l
in I qm
B 2x4 redwd stud @ &' o.c. E 2 '
placed between 4x4 post. . I. m‘ﬂ 541 E. CHAPMAN AVE. STE E
| 9 ) i ' ORANGE, CA, 92866
2x4 redwd horz bottom rail. '. 8 % 0
. ) ' I 2z 0 (949) 645 - 1000
il 4x4 redwood post @ &' o.c. ‘..\I,,,, N . '
g j“\ CBSQ44-5DS2 post base ——— 0 <+
Ao
J}II—*HHE7 CETT—T1- . Sheet Contents:
EHH—HH e HH cont. concrete footing
IEIESIESES CoTEPLAN
o SITE PLAN
53 3/4" =1'-0"
cedar fence, see 53/AC- 1
\/ board formed conc
_0| {j / fiber cement bd - o/ wp memb . g
Y R —— #4 @ 24"oc.vert . IE"E |
» 7IIII/' : // #4 @ 24" o.c.horiz ' 60 3%’
— [ A A u_'
< — ga] CCW MiraDRI 860 0 [ @ & "
> — W <
; HH A ) waterproof memb, extend O Duate:
o . | == . down o/ top of foot'g, up min ' O '
ol O | AT 2 4" abv grade, install per manuf < X , 10 MAY 2017
o —¥ ‘ regmte ——— Revised.:
" s 4 ————— CCA MiraDrain 6200XL drain ot e— | 1 DEC 20117
il fabric, extend up to w/in &" of T 5 FEB 2018
fin grade & down over extent T ee—
S of waterproof membrane Tte——
Zz N T |
p2 . " . T ee— .
5 I = 4" conc patio slab T e—
L — 4"¢ perf drain pipe, set in ) Ttm—— e |
L] | ‘ ‘ ——  gravel § wrap with filter fabric TT— e Job No:
] N :m T e— . '
Q N ‘ %4 dowels @ 24" o.c. bend into T e . 1716
- I *~. footing as shown Tt— e .
ey — -
O # —— - [}
1-3" 1-3" S-#4 cont — - ] Sheet-
- . ‘ .
2-p" -

RETAINING WALL CONCEPTUAL SITE PLAN AC -1

3/4" = 1|_0|| 1" = 10' - 0"

54
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AGENDA NO: B-2

MEETING DATE: March 6, 2018

Staff Report

TO: Planning Commissioners DATE: February 28, 2018

FROM: Cindy Jacinth, Associate Planner

SUBJECT: 885 Embarcadero - Request for Amendment (#A00-052) of Conditional
Use Permit # CUP 16-92 for renovation of existing commercial restaurant, enclosing
existing 157sf outdoor rear patio area, an addition of 327sf at building front, proposed
roofing, facade changes. Proposed project also includes deck repair, replacement and
relocation of existing floating dock with expansion of water lease. This project is
located within the WF/PD/S.4 zoning district and within the original jurisdiction of the
California Coastal Commission.

RECOMMENDATION:

CONDITIONALLY APPROVE THE PROJECT by adopting a motion including the

following action(s):
Adopt Planning Commission Resolution 05-18 which includes the Findings and
Conditions of Approval for the project depicted on site development plans dated
December 22, 2017 (Exhibit D).

APPLICANT/AGENT: Cliff
Branch / Cathy Novak
Consulting

LEGAL DESCRIPTION/APN:
City lease sites 90 and 90W /
066-352-054

PROJECT SUMMARY: The
Applicant is seeking an |
Amendment to Conditional g
Use Permit #CUP 16-92 to
allow renovation of the
existing Otter Rock restaurant

Prepared By:  CIJ Department Review:
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with both interior and exterior changes as well as bayside deck repairs and
replacement and relocation of an existing floating dock system.

PROJECT DESCRIPTION DETAILS:

The Applicant has provided a detailed project description (Exhibit B) which itemizes
the complete scope of work relative to the interior remodel of the building, roofing
changes, front facade changes, as well as deck repair work, dock
reconstruction/relocation, and pile work. The project description also includes
construction details, method of construction along with general housekeeping Best
Management practices (BMP).

Interior Renovation

Plans show the existing front of the building will be expanded by 327 sf to
accommodate a new hostess area and customer reception area and improve building
circulation (elevations, plan sheet P3.1). The outdoor waterwheel feature will be
removed and the trash enclosure will be relocated outside from its current indoor
location (floor plan sheet P2.1).

At the rear of the building, an existing 157sf of outdoor patio area will be enclosed to
add new interior customer dining. The wall will be reconstructed with windows along
the west elevation to improve bay views. In addition at the rear of the restaurant, an
existing canvas covered dining area will be enclosed with a new wall and windows on
the west side of the building. The roof will be redesigned to extend over the dining
areas and tie into the existing restaurant portion of the building. These two areas of
expansion total an addition of 484 square feet to the existing building.

In addition, other interior renovations include expanded customer dining, new
restaurant hostess reception, bathroom remodel, HVAC equipment. (Exhibit B —
Applicant Project Description).

Deck Repair & Dock Relocation

As shown on plan sheet P5.0, the existing concrete deck and support components are
proposed for repair. The project also includes reconstruction and relocation of an
existing 6° x 60’ floating dock. The new location would be moved westward
approximately 23 feet and is proposed as 6’ x 42’ in length. The relocation is proposed
in order to tie into the Boatyard dock replacement project previously approved by the
Planning Commission in May 2017. Two existing piles are proposed for removal and
one new 18” steel pile is proposed to support the dock in its new proposed location.
As part of the dock reconstruction, the water lease line boundary will be expanded
westward to add 2250sf to the water lease area aligning with the water lease line
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boundary to the south. The Harbor Department has reviewed the proposed lease line
amendment request and has conditioned the project accordingly (Harbor condition 1).

The goal of the new dock project is to enable a more functional layout of the existing
floating dock system which is accessed from the neighboring lease site to the south
(the Boatyard project).

PROJECT SETTING:

The location is a City lease site (90/90W),occupied by a single-story commercial
building containing the Otter Rock Restaurant and a gift shop. This lease site also
has an existing floating dock.

Adjacent Zoning/Land Use

North | Waterfront (WF/PD, S.4) visitor- | South | Waterfront (WF/PD, S.4) visitor-
: serving, commercial, serving commercial and fishing
dock

East: | Commercial Visitor-Serving(C-VS, | West: | Harbor
PD/S.4), Commercial, vacant lot

Site Characteristics
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Overall Site Area

Land lease: 4,774sf Water lease: 2,530sf (project includes
water lease site (#90W) expansion to 4,805sf).

Existing Use City land and water lease — Existing use is visitor-serving
restaurant and retail space. Existing floating dock.

Terrain Land portion previously developed and paved surface

Vegetation/Wildlife No eelgrass within lease site area.

Access Embarcadero

Archaeological Resources

No known resources.

General Plan, Zoning Ordinance & Local Coastal Plan Designations

General Plan/Coastal Plan
Land Use Designation

Coastal dependent

Base Zone District

WEF, Waterfront Zoning district

Coastal Land Use Plan

Planning Area 6 - Bayfront

Zoning Overlay District

PD, Planned Development overlay

Special Treatment Area S.4

Combining District/Spec. | N/A

Plan

Coastal Zone Coastal Commission original jurisdiction.  Applicant

required to obtain Coastal Development permit from
Coastal Commission prior to issuance of any building
permit.

Parking Requirements

Docks: 1 space per 35 lineal feet. Passenger for hire
vessels are 1 space per 6.5 lineal feet of boat length (Plan
sheet P0.0 incorrectly states 1 space per 6 feet of boat
length).

Restaurant: 1 space per 60 square feet of customer dining
area.

Retail: 1 space per 300 square feet (no change proposed)
The proposed expansion of dining area will result in
additional parking spaces required as calculated on plan
sheet P0.0. Under the City Council parking in-lieu
Resolution 54-16, parking in-lieu fees for the first 4
required spaces can be waived, and in-lieu fees reduced
to only $500 for the remainder of the required spaces.
Applicant has been conditioned accordingly. (Planning
condition 13). Also, see parking analysis discussion
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| [below.

PROJECT BACKGROUND:
The original permit #16-92 was approved by the City as a Concept and Precise Plan
approvals in 1992/1993 and then subsequently amended twice as detailed below.

CUP 16-92

CUP 16-92 was approved by the Planning Commission and City Council in December
1992 and April 1993 to allow the demolition of a former marine/abalone facility and
construction of a retail store and take-out restaurant.

1994 Minor Amendment

The Precise Plan CUP was amended by Planning Commission on 2-7-1994 to allow
construction of glass doors on the street side of the building just behind the existing
water wheel. This amendment was for the purpose of the glass doors to act as a
windscreen.

1995 and 1996 Major Amendment

The Precise Plan CUP was amended by Planning Commission in both 1995 and
1996. In 1995, the amendment allowed for conversion of the rear deck areas to
outdoor seating. In the 1996 amendment, the Planning Commission amended the
CUP to modify the original approval of a take out restaurant to a full service restaurant.

The proposed renovation would update the existing restaurant’s interior space with a
more functional restaurant layout, while also taking advantage of bayside views with
creation of a wall of windows along the entire west side of the building to improve
customer dining experience. The rear outdoor dining area adjacent to the rear exit
would be enclosed with the wall reconstructed to enhance views of the bay.

WATERFRONT MASTER PLAN

Public Access

The project has an existing 10 foot lateral accessway. No changes are proposed
which would narrow the width of this access. A lease site of this size would ordinarily
require a portion of the width to be vertical access, but the previous 1996 approval
waived the vertical access requirement (Finding #5 of Exhibit C) based on the
existence of vertical access within 100 feet of the proposed project.

The proposed repair work will require the closure of the public bayside lateral access
5
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area located directly behind the Otter Rock building for a period of 45 days, based on
the need to reconstruct the existing floating dock (Planning condition 11). Plan sheet
P1.2 depicts the areas proposed to be temporarily closed off during construction.
During the 45 day closure, vertical public access to the bay (on the north and south
sides of the building will still be available, but the lateral access walkway immediately
west of the Otter Rock will be closed during construction. A visual simulation of the
existing and proposed building facades is shown on plan sheet 4.0.

Plan sheet P1.1 shows a proposed interpretive sign to be installed. Similar to recent
waterfront projects, the Applicant is proposing to develop the interpretive sign content
through coordination with the Historical Society. The final form and content of the sign
has been conditioned to be subject to review and approval by the Community
Development Director (Planning condition 12). Proposed public coastal access
signage is shown on the plans at the northwest (proposed) and southwest (existing)
corners of the building. The new sign proposed at the northwest locations will be
similar in design to the existing sign (plan sheet 4.4).

Height

The building height is existing at 17 feet. The portions of new roofing are proposed at
no higher than 14 feet consistent with the Waterfront Master Plan. Therefore, it meets
the requirements for both height and sloping roof treatment as shown on plans.

Planned Development Overlay

Pursuant to the City’s Planned Development overlay requirements (MBMC
17.40.030), the Applicant has submitted proposed color and materials for the project
(plan sheet P4.1 of Exhibit D) and as shown below. The intent of the renovation is to
retain the original building character with the rock facade, existing yellow paint color
to remain, with rear color repainted to match the front. The new roof material finish is
proposed to match existing and the new wall along the west elevation is proposed with
white aluminum clad windows and white hardie board trim. The front elevation of the
building is proposed to change with the removal of the existing waterwheel feature in
order to accommodate an expanded customer reception area, with a proposed white
solid wood/window store front system, and gray composite fencing. Existing and
proposed simulations are on plan sheet P4.0.

The restaurant’s current trash enclosure is located just inside the restaurant. The
renovation would remove this from the inside by constructing a screened trash
enclosure with 6 foot wall and gate outside the restaurant to the right of the front doors
as shown below in the simulations and also shown on the plan elevations (P3.1 and
P4.0, P 4.1 of Exhibit D). The existing landscaping is proposed to remain, as identified
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on the site plan, plan sheet P1.1.

In addition, the applicant is proposing no changes to the existing signage. The plan
sheet elevations (sheet P3.0) indicate the existing 7-square foot Otter Rock sign,
above the restaurant front door, will be relocated above the new door location in the
expanded restaurant reception area at the front of the building.

Parking
The Applicant has provided a parking analysis of existing and proposed parking

requirements based on all uses at this lease site. Although the floating dock to be
reconstructed will be slightly smaller, the increased dining area triggers the need for
additional parking spaces based on the City’s Zoning Code requirement (MBMC
17.44.030) and as noted in the table above. In addition, the previous CUP 16-92
reviewed the parking requirement comparing the difference in use between indoor and
outdoor dining requirements and conditioned the project to pay parking in lieu fees for
6.0 parking spaces. Due to the many amendments to this CUP over the years, City
records do not indicate payment of the 6 parking inlieu spaces so the 1996 inlieu
requirement for 6 spaces has been carried forward and included in the calculations
for this project. If the Applicant is able to provide evidence of payment for these 6
spaces, the requirement could be deemed satisfied, otherwise Planning condition 13
reflects the parking in lieu requirement based on the previous 6 required space plus
the requirement for the proposed project now.

Note that the plans incorrectly calculate the parking calculation for floating dock with
passengers. MBMC 17.44.020.3m requires for passenger for hire vessels, one space
for each six and one-half lineal feet of boat length, not one space per 6.0 lineal feet of
boat length as identified on the plans. Based on this error, and the above discussion
the net required parking would be 12 parking spaces not 11.4 spaces.

Pursuant to City Council resolution 54-16 which allows for parking in-lieu fees to be
waived for the first four parking spaces, the remaining additional parking requirement
of 8 spaces would be conditioned at $500 per spaces, not 7.4 spaces as shown on
the plans) The project has been conditioned accordingly for this parking in-lieu fee.
(Planning condition 13).
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Mach Paint Color To Existing

ENVIRONMENTAL:

An eelgrass survey was performed by Tenera Environmental on October 12, 2017
and found no eelgrass within the project area. The applicant has included with the
project description a description of BMPs to ensure that the project is consistent with
the California Eelgrass Mitigation Policy (CEMP), as administered by the National
Marine Fisheries Service (NMFS). In the event that eelgrass is found prior to the piling
and dock work, in order to avoid potential impacts, the Applicant is proposing a pre-
construction survey to be performed and the project has been conditioned accordingly
to implement this Best Management Practice (BMP). (Planning condition 14).

Under the California Environment Quality Act (CEQA), the project based on size has
been determined to be eligible for a categorical exemption pursuant to CEQA
Exemption, Class 15301, Class 1le which allows for existing facilities where the
addition to existing structures is not more than 2500sf and the new dock would not
result in an increase of more than 50 percent or 10,000 square feet.

PUBLIC NOTICE:

Notice of a public hearing on this item was posted at the site and published in the
Tribune newspaper on February 24, 2018, and mailed directly to all property owners
and occupants of record 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
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proposed project.

CONCLUSION:

The project amendment would renovate an existing waterfront restaurant and floating
dock system at a City lease site. The proposed renovations are intended to increase
the aesthetics and customer dining experience by allowing for additional dining, and
better facing views of the bay along the west elevation. The existing building has been
incrementally remodeled over the years so that there are multiple rooflines that do not
provide a unified roofing system as well as different paint schemes on the different
elevations. The proposed project resolves this and streamlines the exterior fagade
and finishes while retaining the original building character. In addition, the
reconstruction of the floating dock system will be phased to be constructed with the
previously permitted Boatyard floating dock reconstruction. The expansion of the
water lease site allows for the design of the Otter Rock floating dock to be integrated
in design with the approved Boatyard floating dock system.

The project as proposed improves an existing visitor-serving use on the waterfront,
maintains the existing 10 foot bayside lateral access and adds to the overall ambiance
of the waterfront area. As conditioned, it would be consistent with the Waterfront
Master Plan, the City’s General Plan and Local Coastal Program (LCP) and the project
amendment request is consistent with CUP 16-92. Staff recommends that the
Planning Commission conditionally approve the amendment (#A00-052) to
Conditional Use Permit #CUP16-92.

EXHIBITS:

Exhibit A — Planning Commission Resolution 05-18

Exhibit B — Applicant’s Project Description dated January 2018.
Exhibit C — Conditional Use Permit #CUP16-92

Exhibit D — Plans/ Reductions received December 22, 2017
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RESOLUTION NO. PC 05-18

A RESOLUTION OF THE MORRO BAY PLANNING COMMISSION APPROVING AN
AMENDMENT (CASE #A00-052) TO CONDITIONAL USE PERMIT (#CUP16-92) FOR
RENOVATION OF THE EXISTING OTTER ROCK RESTAURANT, ENCLOSING 157SF

REAR PATIO AREA, AN ADDITION OF 327 SF AT BUILDING FRONT, PROPOSED
ROOFING AND FACADE CHANGES AS WELL AS PROPOSED DECK REPAIR,
PILING REMOVAL, INSTALLATION OF 1 NEW PILE, AND REMOVAL AND
RECONSTRUCTION OF EXISTING FLOATING DOCK AT 885 EMBARCADERO.

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
March 6, 2018, for the purpose of considering an amendment (#¥A00-052) to Conditional
Use Permit #CUP 16-92; 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)

A. That for purposes of the California Environmental Quality Act, Case No. A00-052 is
categorically exempt under Class 1le, Section 15301 for existing facilities which
allows for additions to existing structures provided that the addition will not result in
an increase of more than 10,000 square feet and where the new dock would not
result in an increase of more than 50 percent of existing, and where the surrounding
area is not environmentally sensitive based on the eelgrass planning survey
prepared by Tenera Environmental dated October 12, 2017 which found no eelgrass
within the project area. Additionally, none of the Categorical Exemption exceptions,
noted under section 15300.2, apply to the project.

Conditional Use Permit Findings

A. The project will not be detrimental to the health, safety, morals, comfort and general
welfare of the persons residing or working in the neighborhood in that the restaurant
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renovation, new commercial square footage of 484square feet, roofing, and facing
changes, deck repair, reconstruction of floating dock and new pile at 885
Embarcadero are designed to enhance an existing visitor-serving and water
recreation facility, that as designed will provide additional waterfront amenities, an
enhanced customer dining experience with improved interior views of the bay, meets
the maximum height requirement, all of which project components are permitted
uses within the zoning district and said structures comply with all applicable project
conditions and City regulations and is consistent with the City’s Local Coastal
Program.

B. The project will not be injurious or detrimental to property and improvements in the
neighborhood and the general welfare of the City in that the proposed restaurant
remodel and reconstructed floating dock and deck repair in tandem with the work
proposed by the same Applicant at the neighboring lease site to the south known as
the Boatyard seeks to provide a permanent structural solution to the seawall which
previously received emergency repairs in 2016 and the commercial remodel of the
restaurant will not increase height or impair views as all proposed roofing changes
as well as interior changes are proposed to provide a visitor-serving dining
experience to provide additional benefit and improvement to a visitor-serving
commercial use and is consistent with the character of the existing development.

Waterfront Master Plan Findings

A. The proposed project makes a positive contribution to the visual and public
accessibility to the bay while increasing and maintaining commercial fishing industry:

a. Meets the Waterfront plan height limit and maximum building coverage, bulk,
and scale requirements in that the proposed project does not exceed
development standards.

b. The proposed project provides the amenities identified in the WF Plan,
facilitates pedestrian visual and physical access to the waterfront, and takes
advantage of outward views and characteristics of the topography in that the
restaurant renovation reconstructs the wall and windows along the west
elevation and orients the interior floor plan to improve bay views and
enjoyment. It preserves and enhances the views as seen from street-ends
and around the building in that the proposed work does not increase height
nor decrease from the existing 10 foot lateral accessway so that no views are
obstructed.

c. The proposed project makes a positive contribution to the working fishing
village character and quality of the Embarcadero area in that the new project
will reconstruct and lengthen the existing floating dock designed to connect
with the 5-2-2017 approved dock project at 845 Embarcadero also known as
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the Boatyard and allows for recreational or commercial boat rental which will
maintain and enhance views of the bay and will not cause view obstructions.

d. The proposed project recognizes the pedestrian orientation of the
Embarcadero by maintaining the existing 10 foot bayside lateral access and
provides an interesting and varied frontage that will enhance the pedestrian
experience along the waterfront in that the project will assist in the
Harborwalk plan to continue public access along the waterfront and
consistent with the character of the existing development.

e. The project contains the elements of harmony, continuity, proportion,
simplicity, and balance, and its appearance matches its function and the uses
proposed in that the new dock slip, repaired seawall and public lateral access
will be accessible to the public and also in that the modified dock system will
more squarely align with the landside building and Harborwalk provides
articulation that is consistent with the character of the existing development.

f. The proposed project does not diminish, either directly or by cumulative
impact of several similar projects, the use, enjoyment, or attractiveness of
adjacent buildings and provides a visual and pedestrian transition to its
immediate neighbor in that the project of the renovated restaurant, deck repair
and dock reconstruction is consistent with the existing development and no
changes to harborwalk lateral access orientation are proposed; and designed
to blend in with existing development with the dock connecting to the adjacent
lease site to the south also known as the Boatyard and is in keeping with the
architectural style, massing, materials, scale, and use of its surroundings.

Architectural Consideration

A. As required by Ordinance Section 17.48.200 the Planning Commission finds that
the architectural treatment and general appearance of all proposed structures
and open areas are in keeping with the character of the surrounding areas, are
compatible with any design themes adopted by the city, and are not detrimental
to the orderly and harmonious development; of the city or to the desirability of
investment of occupation in the area.

Section 2. Action. The Planning Commission does hereby approve an amendment
(#A00-52) to Conditional Use Permit #CUP16-92 subject to the following conditions:

STANDARD CONDITIONS

1. This permit is granted for the land described in the staff report dated February 28,
2018, for the project at 885 Embarcadero depicted on plans dated December 22,
2017, on file with the Community Development Department, as modified by these
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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 case #A00-052, 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: (@) 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 City, or from any claim to attack, set aside, void, or
annul this approval by the City of the applicant's project; or applicants 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
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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.

7. 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.

8. Conditions of Approval: The Findings and Conditions of Approval shall be
included as a full-size sheet in the Building Plans.

Building Conditions:

Prior to issuance of a building permit:

1. The title sheet of the plans shall include:

Street address, lot, block, track and Assessor Parcel Number.
Description of use.

Type of construction.

Height of the building.

Floor area of the building(s).

Vicinity map.

~pooow

All construction will conform to the 2016 California Building Code (CBC), 2016
California Residential Code (CRC), 2016 California Fire Code (IFC), 2016
California Mechanical Code (CMC), 2016 California Plumbing Code (CPC), 2016
California Electrical Code (CEC), 2016 California Energy Code, 2016 California
Green Code (CGBC), and Accessibility Standards where applicable and all City
codes as they apply to this project.

(Code adoption dates are subject to change. The code adoption year is
established by application date of plans submitted to the Building Division for
plan review.)

2. Building permit plans shall be submitted by a California licensed architect or
engineer when required by the Business & Professions Code, except when
otherwise approved by the Chief Building Official.

3. The owner shall designate on the building permit application a registered design
professional who shall act as the Registered Design Professional in Responsible
Charge. The Registered Design Professional in Responsible Charge shall be
responsible for reviewing and coordinating submittal documents prepared by
others including phased and staggered submittal items, for compatibility with
design of the building.
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The owner shall comply with the City’s Structural Observation Program. The
owner shall employ the engineer or architect responsible for the structural
design, or another engineer or architect designated by the engineer of record or
architect responsible for the structural design, to perform structural observation
as defined in Section 220. Observed deficiencies shall be reported in writing to
the owner’s representative, special inspector, contractor and the building official.
The structural observer shall submit to the building official a written statement
that the site visits have been made and identify any reported deficiencies that, to
the best of the structural observer’s knowledge, have not been resolved.

The owner shall comply with the City’s Special Inspection Program. Special
inspections will be required by Section 1704 of the California Building Code. All
Special Inspectors shall first be approved by the Building Official to work in the
jurisdiction. All field reports shall be provided to the City Building Inspector when
requested at specified increments in order for the construction to proceed. All
final reports from Special Inspectors shall be provided to the Building Official
when they are complete and prior to final inspection.

Mitigation measures for natural occurring asbestos require approval from San
Luis Obispo County Air Pollution Control District.

Conditions to be met during construction:

7.

SITE MAINTENANCE. During construction, the site shall be maintained so as to
not infringe on neighboring property, such as debris and dust.

Conditions to be met prior to final inspection and issuance of certificate of occupancy:

8.

Prior to building division final approval all required inspections from the other
various divisions must have been completed and verified by a city inspector. All
required final inspection approvals must be obtained from the various
departments and documented on the permit card.

A licensed surveyor or engineer shall verify roof elevations, prior to roof sheeting
inspection, when determined necessary by the Planning Division.

Fire Conditions:

1.

2.

Fire Safety. during Construction and Demolition shall be in accordance with 2016
California Fire Code, Chapter 33. This chapter prescribes minimum safeguards for
construction, alteration and demolition operations to provide reasonable safety to life
and property from fire during such operations.

Automatic Fire Sprinklers. The applicant shall provide fire sprinkler protection of
all cantilevered water side elements, restaurant space, retail structure, and trash
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area, in accordance with Morro Bay Municipal Code (Section 14.08.090(L)) and
2016 California Fire Code (Section 903).

3. Standpipes. Marinas and boatyards shall be equipped throughout with standpipe
systems in accordance with NFPA 303. Systems shall be provided with hose
connections located such that no point on the pier or float system exceeds 150
feet from the standpipe hose connection. (CFC 3604.2, 905, and MBMC
14.52.060)

4. Knox key box. Where access to or within a structure or an area is restricted because
of secured openings or where immediate access is necessary for life-saving or fire-
fighting purposes, the fire code official is authorized to require a key box to be
installed in an approved location (CFC 506). Provide a Knox Box on exterior of the
structure, in an approved location. Please obtain a Knox application from Morro Bay
Fire Department during business hours.

5. Fire _extinguishers. One Provide one wall mounted 2A:10-B:C fire extinguisher, and
approved signage, for each 3,000 square feet of light hazard fuel load, Travel
distance shall not in accordance with California Code of Regulations, Title 19,
Division 1.

6. 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).

Public Works Conditions:

The following Public Works conditions shall be satisfied with the Building Plan submittal:

1. Stormwater 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 Stormwater management guidance manual on the City’s website. Projects
with more than 2,500sf of new or redeveloped impervious area are subject to
these requirements. Complete and submit with the building permit submittal the
“SFR Performance Requirement Determination Form”.

2. Construction: Locations of staging area and construction corridors shall be noted.
Show plans to protect public from construction.

3. Frontage Improvements: Per MBMC 14.44.030, frontage improvements are
required whenever the value of the proposed on-site improvements is greater
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than fifty percent of the value of the existing structure as determined by the City
Engineer.

. Sewer Lateral: Indicate and label new or existing sewer lateral and connection. If
an existing lateral is used, perform a video inspection of the lateral and submit to
Public Works via flash drive or DVD, prior to building permit issuance. Lateral
shall be repaired as necessary and all repairs shall be noted on approved set of
plans. A sewer backwater valve and downstream cleanout, extended to grade,
shall be installed on the sewer lateral.

. Sewer Backwater Valve: Indicate and label sewer backwater valve on plan. A
sewer backwater valve shall be installed on site to prevent a blockage or
maintenance of the municipal sewer main from causing damage to the proposed
project (MBMC 14.24.070).

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.
Show locations and types of BMP’s to be installed.

Erosion and Sediment Control Plan: Note the beginning and end termini of the
Floating Debris Barrier on Construction Plans. Silt screens and/ or straw
waddles shall be needed to prevent demolition debris and sediments from
entering the bay in the area of the relocated floating dock. The location of floating
turbidity barriers shall be shown on construction plans. Location of construction
fencing in this area should also be noted on the plans. All construction shall occur
within the project footprint.

Fuels, oils and lubricants used in the course of construction are hazardous
materials and appropriate Best Management Practices (BMPs) must be noted on
the construction plans and used by your contractors. We would like to
emphasize that these BMPs are conditions of the permit and apply to all
construction areas. A designated material mixing, refuelling and equipment
maintenance point should be designated on the Construction Plans and
appropriate BMPs to control spills and runoff from storms or equipment
washdown should be noted. The construction plans shall include a note to this
effect that directs contractors and subcontractors to comply with all conditions of
the permit throughout construction of this project.

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 construction underground service entrances
per the CBC.
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10.Encroachment Permits: A sewer encroachment permit shall be required for any
repairs or installation of a sewer lateral within the City right-of-way or within a
utility easement. 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 Items/Notes to the Plans submitted for Building Permit Approval:

11.No work shall occur within (or use of) the City’s Right of Way without an
encroachment permit. Encroachment permits are available at the City of Morro
Bay Public Works Department located at 955 Shasta Ave. The Encroachment
permit shall be issued concurrently with the building permit.

12. Any damage to City facilities, i.e. curb/berm , street, sewer line, water line, or any
public improvements shall be repaired at no cost to the City of Morro Bay.

13.Due to mandatory water conservation requirements and stormwater requirements
no pressure washing is allowed unless it is directly due to professional
preparation of exterior painting of property. No discharge of non-stormwater is
allowed into the municipal storm drain system and contractor must provide
measures to prevent any discharge for entering the stormwater system.

Planning Conditions:

1. A Coastal Development Permit shall be submitted to the Community
Development Department prior to issuance of a building permit.

2. Inspection: The applicant shall comply with all City conditions of approval and
conditions imposed by the California Coastal Commission and obtain final
inspection clearance from the Planning Division at the necessary time in order to
ensure all conditions have been met.

3. Floating dock. The floating dock shall be publicly available for general public
pedestrian access and either short-term or long-term use by recreational or
commercial boats. Signs discouraging the public from walking on the docks
during daylight hours are prohibited. The docks shall be open to the general
public during at least daylight hours (i.e. one hour before sunrise to one hour
after sunset). Signage shall be provided on the floating dock and shown on the
building plans submitted for approval stating that docks are available to the public
for general pedestrian public access.
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4. Prior to issuance of a building permit, the Applicant shall either acquire all
required regulatory permits and authorizations (i.e. U.S. Army Corps of
Engineers, Regional Water Quality Control Board, California Department of Fish
and Wildlife), or submit documentation that such permits are not required.

5. Eelgrass — Applicant shall submit a pre-construction survey as required by the
California Eelgrass Mitigation Policy (CEMP) to be completed within 30-60 days
prior to issuance of a building permit. Post-construction survey shall be
submitted if required by CEMP protocols. Any change in eelgrass extent shall be
documented and reported to the Community Development Director. If the report
identifies a reduction in eelgrass coverage then a plan shall be prepared to
identify the appropriate mitigations necessary and in line with the specifications
for mitigation of eelgrass habitat as provided for in the California Eelgrass
Mitigation Policy, dated October 2014

6. A Marine Wildlife Contingency Plan shall be developed and approved by the City
of Morro Bay prior to the initiation of pile driving activities. This plan shall describe
specific methods that will be used to reduce pile-driving noise. Power to the pile
driver shall be ramped up to allow marine wildlife to detect a lower sound level
and depart the area before full-power noise levels are produced. The plan shall
identify a USFWS-approved biologist to monitor all construction within the water-
lease area who shall be retained by the applicant. The plan shall describe on-
site marine wildlife monitoring and reporting requirements as well as identify
specific conditions when the biological monitor shall be allowed to stop work,
such as observance of a marine mammal within 100 feet of the project area. The
biologist shall be responsible to monitor for compliance with all environmental
mitigation measures, and regulatory permit conditions (as applicable). The
approved biological monitor shall be present onsite during construction and shall
have the authority to stop construction if any individuals of southern sea otter are
seen within 100 feet of the project area. Construction will be allowed to resume
after sighted otters have left the 100-foot radius of the project area. The species
shall not be disturbed or forced from the project site by equipment, noise, or
other disruptive activity. The monitor will have discretionary authority to
temporarily halt the project if it is determined that the otter, or other marine
mammal, could be affected by the project, even if the animal is beyond the 100-
foot boundary. All construction crew employees shall be informed on the
requirements of this condition.

7. A project-specific Oil Spill Response and Recovery Plan that includes specifics
on reporting and response procedures, available on-site equipment and
contracted services, and responsibilities shall be completed and approved prior
to the initiation of construction activities. Specifically, the project shall include the
following Best Management Practices (BMPs) and shall be included on building
plans submitted for approval:
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a. No refueling of equipment without adequate containment and spill
response equipment. The barge shall have only double contained fuel
storage below decks, with the spill containment and clean up kits on-site
and easily accessible. Spill containment and clean up kits shall include the
following:

b. 150 feet Absorbent Boom 200 square feet Absorbent Tarp (for use during

pile driving operations)

Barrel Absorbent Pads

Container Absorbent Granules

e. Rainwater runoff pollution from equipment stored on deck shall be
prevented through ongoing equipment maintenance and appropriate
double containment.

f. The work area shall be contained within a boom to prevent debris from
falling into the water.

g. All equipment fueling shall take place on the barge, with containment in-
place. No refueling between vessels shall occur.

h. An Absorption Tarp shall be placed underneath any portable equipment
while in use.

i. No equipment shall be permitted to enter the water with any petroleum
products.

j. All equipment used during pile driving operations shall be in good
condition without fuel or oil leakage.

k. Should any equipment begin to leak, that equipment shall be removed
immediately from the barge and repaired or replaced.

I. All vessels shall have portable, regularly serviced sanitation equipment.
No overboard discharge is permitted.

e o

8. Prior to issuance of a building permit, a pile driving plan and hydroacoustical
noise mitigation plan shall be submitted to the Community Development Director
to ensure that underwater noise generated by pile driving activities is minimized
to the maximum extent feasible and does not exceed: (1) an accumulated 187 dB
SEL as measured 5 meters from the source; and (2) peak dB above 208 dB as
measured 10 meters from the source as determined by the Fisheries
Hydroacoustic Working Group. In the instance anything other than a vibratory
hammer is to be used for pile driving activities, the plan shall provide for a hydro-
acoustical monitor to ensure that underwater noise generated by pile driving
activities does not exceed such limits. The plan shall identify the type of method
used to install pilings. Vibratory hammers shall be used where feasible; if another
method is used, a bubble curtain shall be employed to contain both noise and
sediment. The plan shall also provide for additional acoustical BMPs to be
applied if monitoring shows underwater noise above such limits (including, but
not limited to, alternative pile driving methods (press-in pile placement, drilling,
dewatered isolation casings, etc.) and additional noise dampening measures
(sound shielding and other noise attenuation devices).
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9. Netting or fencing around and underneath the project site shall be installed to
catch and remove debris released during and after construction.

10.To reduce potential turbidity-associated impacts, silt screens should be used
when and where they will be effective. The relatively high tidal currents within
Morro Bay could reduce the effectiveness of silt screens and should be
considered prior to placing of these screens.

11. The public access closure shall be limited to no more than 45 days. Any extension of
public access closure beyond 45 days shall be subject to review and approval by the
Community Development Director.

12.An interpretive sign with content relating to the historical nature of Morro Bay
shall be submitted for review and approval by the Community Development
Director and shall be intalled along the Harborwalk lateral access prior to final
occupancy of the building permit.

13. Applicant shall contribute to the parking in-lieu fund for the required eight parking
spaces generated by the addition of customer dining area as required by the City’s
Parking Ordinance. The required parking is calculated at 8 in lieu spaces which
includes a previous requirement of 6 in lieu spaces from CUP16-92 approved on 4-
15-1996 as condition 7 unless the Applicant provides evidence of having satisfied the
6 in lieu spaces, in which case the in lieu parking requirement would be reduced to 2
spaces. Pursuant to the City Council resolution 54-26 dated June 28, 2016, the
amount of the parking spaces shall be calculated as: fees for the first four parking
spaces are waived with the balance of required in lieu parking spaces calculated at
$500 each. The parking in-lieu requirement shall be paid prior to issuance of a
building permit.

Harbor Department Condition:

1. Prior to issuance of a building permit, Applicant shall request in writing to the City
to adjust the water lease lines boundary as described in the 3-6-2018 Planning
Commission meeting staff report for purposes of the dock relocation project.

PASSED AND ADOPTED by the Morro Bay Planning Commission at a regular meeting
thereof held on this 6" day of March, 2018 on
the following vote:

AYES:
NOES:
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ABSENT:
ABSTAIN:

Chairperson Gerald Luhr

ATTEST:

Scot Graham, Planning Secretary

The foregoing resolution was passed and adopted this 6™ day of March, 2018.
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Project Description

Otter Rock Café Renovation and Deck Repair
Conditional Use Permit

January 2018

Setting

The project site, 845 Embarcadero Road, is approximately 7,266 square feet (land
lease is approximately 4,766 sq. ft. and water lease is approximately 2,500 sq. ft.). The
property is located on the western side of Embarcadero Road and adjacent to the
Anderson Inn, Galley and retail shop on the north and the Boatyard to the south. Itis
zoned WF/H (PD/S.4). The site currently has a one story building (restaurant and retail
uses, the Harborwalk and floating docks.

Project Description

Summary: This site has an existing retail shop, restaurant/bar and floating dock.
The proposed project is as follows:

N

© ©

10.
11.
12.

Renovate the customer service area and provide ADA complaint
restrooms.

Enclose the canvas covered restaurant seating area approximately 335
sq. f.t

Add an additional restaurant area by enclosing the approximate 157 sq. f.t
outdoor patio area within the building footprint.

Repair concrete piers/beams/concrete deck under western portion of
existing building.

Relocate the existing floating dock approximately 23’ to the west.
Passengers-for-hire vessels are additionally proposed.

Expand the existing water lease by approximately 2,250 sq. ft.

Relocate existing trash containers to the exterior of the front doors and
provide new customer reception area.

Remove existing exterior waterwheel and maintain existing landscaping.
Removal and redesign existing roof over the dining area to tie in the new
wall and window addition on the west side of the building.

Extend the design of the roof over the eastern side of the building.
Replace HVAC equipment.

Repave the existing concrete entry walkway into building to meet ADA
standards.

Proposed restaurant/bar renovations: There is currently a canvas shaded dining
area approximately 335 sq. f.t and an open air patio that is approximately 157 sq. f.t.
The project as proposed will enclose the outdoor patio within the building and a new
roof will cover the area. In addition a new customer reception area will provide a
friendly entrance to the restaurant and the existing restrooms will be remodeled to
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meet ADA standards. The original building character will remain with the new wall
alterations.

Proposed deck repair work: The existing piers, beams and concrete supports are
in need of repair. All necessary components will be repaired or replaced where
necessary.

Proposed floating dock relocation and pile work: The project as proposed will
relocate the existing floating dock westward approximately 23 feet from its present
location. In addition the existing dock is approximately 6’ wide by 60’ in length. The
proposed dock will be approximately 6’ wide by 42’ in length (approximately 6’
extends into lease site 89W in order to connect the dock system with the proposed
new docks at the Boatyard). Access to this dock is through the gangway located at
lease site 89W and remains as such.

There are two existing pilings that support the current dock. These piles will no
longer be necessary so therefore the piles will be removed. One new 18” steel pile is
proposed at the end of the relocated dock for support.

The floating dock will be used for berthing, boat rentals and passengers-for-hire
vessels.

Eelgrass:

As indicated in the Eelgrass Survey report by Tenera report, October 12, 2017, there is
no eelgrass present at this site.

In conclusion it is proposed that the project include the following to address any future
eelgrass:

1. A pre-construction survey will be performed prior to construction in accordance
with the CEMP.

2. The findings will further determine whether future surveys are required for
eelgrass in the project area and whether eelgrass could be affected by the dock
relocation.

3. Ifthe eelgrass is present measures such as deployment of the buoys, if
feasible, prior to construction to delineate the eelgrass patches may be
proposed to avoid any patches that are discovered.

4. If eelgrass is present in the area where the dock relocation is proposed, at least
one post-construction survey will be done.

5. Any longer-term impact such as a decline from shading by the relocated dock
and boats using the relocated dock, could involve multiple post-construction
surveys and over a longer time period in accordance with the CEMP.

Proposed water lease boundary line adjustment: The existing water lease is
approximately 2,500 sqg. ft. and the existing floating dock is within the lease site
boundary line. The proposed project will add approximately 2,250 sq. ft. (45’ by 50°)
to the water lease area to accommodate the dock relocation. The dock relocation will
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be approximately 14 feet from the edge of the navigation channel so it will not
interfere with the boating traffic.

Project construction work and timing:

The landside of the project will require the temporary closure of the Harborwalk area
as defined on plan sheet #P1.2 for the deck repair and other building construction
which is estimated to be approximately 45 days. The pedestrian area will be closed up
to 45 days and in the event the construction activities have not been completed, the applicant
is required to get a time extension from the City for the additional closure. An unobtrusive
fence or equivalent measure will delineate the construction areas. Since there is no
alternative route for the public pedestrian access along the water side during
construction, the public will only be allowed to walk up to the construction fence and
then will need to exit via the same path they walked in. Appropriate signage
informing the public that the access way is temporary closed for construction will be
placed at the northern, southern and eastern entry points.

Project construction method: The project as proposed will utilize a spud barge as
the platform for the pile driving work. A vibratory hammer will be used for the pile
installation to minimize underwater noise impacts to the greatest extent feasible.

Project construction laydown areas: The materials and other equipment will be
stored on the work barge or at Associated Pacific’s yard (located at 495 Embarcadero
Rd.).

Project construction documents and coordinator: A copy of the construction
documents will be maintained in a conspicuous place on the job site at all times and
available for public review on request.

The project construction coordinator will be Associated Pacific Constructors. Should
any questions arise during construction, an address and phone number (available 24
hours a day) will be posted at the job site so that the contact information is readily
visible from a public area. The construction coordinator shall record the name, phone
number, and nature of all complaints received regarding the construction, and shall
investigate complaints and take remedial action, if necessary, within 24 hours of
receipt of the complaint or inquiry.

Project construction BMP’s: The project as proposed includes the following
safeguards, mitigation measures, actions, and procedures for the protection of the
marine environment:

Standard BMP’s:

I. Material Containment: Particular care shall be exercised to prevent foreign
materials (e.g. construction scraps, wood preservatives, other chemicals, etc.)
from entering harbor or other state waters. Where additional wood
preservatives must be applied to cut-wood surfaces, the materials, whenever
feasible, shall be treated at an onshore location to preclude the possibility
of spills into harbor or other state waters. A containment boom shall be placed
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around all active portions of a construction site where wood scraps or other
floatable debris could enter the water. Also, for any work on or beneath fixed
decks, heavy-duty mesh containment netting shall be maintained below all
work areas where construction discards or other materials could fall into the
water. The containment boom and net shall be cleared daily or as often as
necessary to prevent accumulation of debris. Contractors shall insure that work
crews are carefully briefed on the importance of observing the appropriate
precautions and reporting any accidental spills. Construction contracts shall
contain appropriate penalty provisions, sufficient to offset the cost of retrieving
or cleaning up improperly contained foreign materials.

Construction Plan: All erosion control/water quality best management
practices to be implemented during construction and their location shall be
noted on the plan. Silt fences, or equivalent apparatus, shall be installed at the
perimeter of the construction site to prevent construction- related runoff and/or
sediment from entering into the Pacific Ocean to the maximum extent
feasible. The Construction Plan shall, at a minimum, include the following
required criteria specified via written notes on the Plan:

A. All work shall take place during daylight hours. Lighting of the beach and
water area is prohibited.

B. All construction materials and equipment placed on the land during
daylight construction hours shall be stored beyond the reach of tidal
waters. The only exceptions shall be for: (1) erosion and sediment
controls (e.g., a silt fence at the base of the piles) as necessary to contain
runoff and/or sediments at the construction site, where such controls are
placed as close to work area as possible, and minimized in their extent;
and (2) storage of larger materials beyond the reach of tidal waters for
which moving the materials each day would be extremely difficult.

C. Construction (including but not limited to construction activities, and
materials and/or equipment storage) is prohibited outside of the defined
construction, staging, and storage areas.

D. Equipment washing, refueling, and/or servicing shall not take place on
the beach or pier.

E. All materials shall be properly stored and contained so that these
products will not spill or otherwise enter the coastal environment.

F. Equipment washing, refueling, and/or servicing shall not take place over the
water.

G. The construction site shall maintain good construction site
housekeeping controls and procedures (e.g., clean up all leaks, drips,
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and other spills immediately; keep materials covered and out of the
rain (including covering exposed piles of soil and wastes); dispose of
all wastes properly, place trash receptacles on site for that purpose,
and cover open trash receptacles during wet weather; remove all
construction debris from the beach).

H. The Coastal Commission’s Central Coast District Office shall be
notified at least 3 working days in advance of commencement of
construction, and immediately upon completion of construction.

3. Contractors shall insure that work crews are carefully briefed on the
importance of observing the appropriate precautions and reporting any
accidental spills. Construction contracts shall contain appropriate penalty
provisions, sufficient to offset the cost of retrieving or cleaning up
improperly contained foreign materials.

4. All construction shall be undertaken in accordance with the approved
Construction Plan. Any proposed changes to the approved Construction Plan
shall be reported to the Executive Director. No changes to the approved
Construction Plan shall occur without a coastal development permit or waiver
unless the Executive Director determines that no coastal development permit
or waiver is necessary.

Marine pile driving BMP’S: The project contractors will employ all Best
Management Practices required to mitigate any spill risks. The contractor will
minimize the source of risks and thereby reduce overall spill and pollution risks on
this project. Additionally, this project does not involve any land based activities and
there are no rainwater pollution issues from disturbed soil or stockpiles.

Specifically the Project spill and pollution risks will limit to the following:

1. No refueling of equipment without adequate containment and spill response
equipment. The barge has only double contained fuel storage below decks, in
compliance with all regulations.

2. Pollution from rainwater runoff from equipment stored on deck will be prevented
by maintaining equipment regularly and having double containment when
appropriate.

3. Debris dropped in the water will be contained within boom surrounding our work
area.

4. No equipment will be permitted to enter the water with any petroleum products.
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5. Vessel will have portable, regularly serviced sanitation equipment. No
overboard discharge is permitted.

Spills from Pile Driving Operations

1. The following measures will be employed to control the risks of fuel or oil spills
from equipment during pile driving operations. a. All equipment used on the
barge such as the crane, winches, welding machines and pile hammer, will be
in good condition with no fuel or oil leakage.

2. Should any equipment begin to leak, that equipment will be removed
immediately from the barge and repaired or replaced.

3. A spill kit will be maintained onsite, for use in containing and cleaning up minor
equipment spills.

4. All equipment fueling will take on the barge, with containment in place. No
refueling between vessels will be carried out on this project. (The barge has
fuel tanks, below deck, onboard which is used to refuel all equipment onboard.

5. An absorbent tarp will be placed underneath the any portable equipment used
in this operation.

Spill Containment and Cleanup Materials and Equipment Inventory

The contractor will maintain one spill containment and cleanup kits at the site
consisting of the following items. The kit will be stored on the deck of the barge or
below decks with easy access:

1. 150 feet Absorbent Boom 200 square feet Absorbent Tarp (for use portable
during pile driving.

2. Barrel Absorbent Pads
3. Container Absorbent Granules
Preservative-Treated Wood BMP’s:

1. Responsibilities for Use of Preservative-Treated Wood for Piles and
Overwater Structures. The applicant shall comply with the following best
management practices for the use of preservative-treated wood ("treated wood")
in overwater structures, if utilized:

A. The wood preservative selected for use shall minimize the impact on
coastal water quality and the aquatic environment.
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B. Chemically-treated Douglas fir piles shall only be used for repair and
replacement, or to visibly blend, and/or structurally integrate with, existing
overwater structures.

C. Decking shall consist of wood-alternative materials or AZCA-preserved
lumber sea led with a penetrating coating. Alternatives to preserved
woods, such as concrete, steel, fiberglass, or naturally decay resistant
wood species, shall be prioritized over the use of chemically-treated wood.

D. All preserved wood piles, and, where feasible, preserved wood structural
members, shall be wrapped in, or coated with, water-tight, UV resistant
material to prevent leaching of wood-preservative chemicals into the water
column, and to prolong the life of the piles and structural timbers. For piles,
protection shall extend two feet below the mudline and two feet above
OHW, at a minimum, and wrappings shall be secured with corrosive
resistant banding or self-tapping screws. Coatings and/or sealants used
shall be products that are inert after they have cured and dried. No coal-
tar sealants or coal tar-treated wood shall be used unless coated or
wrapped with an inert material or product to isolate it from the marine
environment.

E. Design features, such as a protective wearing surfaces or bumpers, shall
be installed on fender piles and floating dock pilings, where appropriate, to
resist abrasion and preserve the pile-wrap or coating.

F. The amount of preservative used for the piles shall be the minimum
specified by the American Wood Protection Associate to effectively protect
the piles. Wood treated to the standards for a higher Use Category (i.e.,
with a higher preservative retention level) than is necessary for that
component shall not be used.

G. Treated wood and treated wood debris shall be stored a minimum of 50
feet from coastal waters, drainage courses, and storm drain inlets. The
treated wood and treated wood debris shall be stored on impervious
pavement or an impervious tarp, and covered during rain events.

H. If treated wood is sanded or sawcut during demolition, installation, or
maintenance, all sawdust and debris generated shall be contained and
removed.

l. In order to minimize water quality impacts, piles shall be driven into the
substrate, if feasible. If a water-jetting method must be utilized, silt
curtains shall be installed in the work area to protect sensitive resources
from turbidity.
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Responsibilities for Use of Coatings, Construction and Repair of
Bulkheads and Overwater Structures. The applicant shall comply with the
following best management practices for the use of corrosion coatings, and
repair of bulkheads and overwater structures:

A.

Coatings and sealants shall be composed of products that are inert after
they have cured and dried. Fusion Bonded Epoxy, HDPE, and polyurea
products are recommended. No coal tar-based sealants shall be used
unless they are themselves coated or wrapped with an inert product to
isolate them from the marine environment.

Installation and application of epoxy, resin, or cementitious grout/fill shall
be conducted when predicted weather and ocean conditions allow
effective control and full containment and will remain dry until cured, in
order to prevent any leaching of uncured treatment materials into coastal
waters. It is preferable to perform the work in dry conditions (low tide) or
done off-site in a controlled-environment manufacturing facility, wherever
feasible.

All cleaning and preparation of surfaces shall be done using wet
vacuum techniques, containment booms or heavy mesh containment
netting so that any debris, chips, dust, dirt, and fine particles are
collected and disposed of in a location where they will not enter coastal
waters.

Preparation of corroded concrete by chipping, v-notching, or demolition
shall be conducted while using a wet vacuum or similar technique so that
any debris, dust, and fine particles are collected and disposed of in a
location where they will not enter coastal waters. Dip nets shall be on-site
and used to retrieve debris if it accidentally falls into the water.

Methods to contain any leaks or spills of treatment materials during
application shall be planned in advance, and any necessary equipment
or supplies shall be readily accessible onsite. Any leaks or spills of anti-
corrosion coatings, epoxy fillers, and waterproofing sealants shall be
immediately cleaned up.

All pressure-injection and gravity-feed applications of epoxy, resin, or
cementitious materials shall be closely monitored visually to ensure that
these materials do not leak or spill into coastal waters during application.
Coatings and waterproofing sealants used in the field shall be carefully
applied by brush or roller to limit application to the immediate surfaces
intended for protection, and to prevent drips or spills into coastal waters.

All anti-corrosion coatings, epoxy fillers, and waterproofing sealants shall
be properly stored and contained so that these products will not leak or
spill, or otherwise enter the coastal environment.
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Piles shall be driven into the substrate, if feasible, in order to minimize
water quality impacts. If a water-jetting method must be utilized, silt
curtains shall be installed in the work area to contain turbidity where
coastal resources, such as benthic communities or eelgrass, may be at
risk.

Responsibilities for Building Concrete Foundations: Piles and
Bulkheads. The applicant shall comply with the following best management
practices for constructing poured-in-place piles or constructing concrete
foundations underwater, if utilized:

A.

If feasible, the pour location shall be dewatered using a caisson or other
barrier. The site shall remain dewatered until the concrete is sufficiently
cured to prevent any significant increase in the pH of adjacent waters.

The tremie method may be used to construct concrete structures in-water
or underwater. This method uses forms to receive wet concrete under
water by inserting a plastic pipe down to the bottom of the form and
pumping concrete into the form so that the water is displaced towards the
top of the form. Displaced waters shall be pumped off and collected in a
holding tank. The collected waters shall then be tested for pH. If the pH is
greater than 8.5, the water shall be neutralized with sulfuric acid until the
pH is between 8.5 and 6.5. This pH-balanced water can then be returned
to the sea if allowed by Fish and Game Code, or disposed of offsite per
legal requirements. Solids that settle out during the pH balancing process
shall not be discharged to the marine environment and must be disposed
of offsite per legal requirements.

Construction Plan. A Construction Plan shall be provided to the Executive
Director that identifies the specific location of all construction areas, all staging
areas, all storage areas, all construction access corridors (to the construction
sites and staging areas), and all public pedestrian access corridors in site plan
view. The Construction Plan shall, at a minimum, include the follow required
criteria specified via conspicuous written notes with i n the Plan:

A. All areas within which construction activities and/or staging are to take

place shall be minimized to the maximum extent feasible in order to
minimize construction encroachment on the tidelands and to have the
least impact on public access and the marine environment.

. The Plan shall specify all construction methods to be used, including all

methods to be used to keep the construction areas separated from
beach and other public recreational use areas and shall include a final
construction schedule.

All erosion control/water quality best management practices to be
implemented during construction and their location shall be noted. For
the land side of a construction site, silt fences, or equivalent measures,
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shall be installed at the site perimeter to prevent construction-related
runoff and/or sediment from entering coastal waters. For the water side
of a construction site, turbidity curtains shall be used to contain sediment
where coastal resources, such as benthic communities or eelgrass, may
be at risk.

D. Floating booms shall be used to contain debris if discharged into coastal
waters, and any debris discharged will be removed as soon as possible
but no later than the end of each day.

E. Unless specifically authorized, all work shall take place during
daylight hours and lighting of tidelands and water areas is
prohibited.

F. Construction work or equipment operations below the mean high
water line shall be minimized to the absolute extent feasible, and,
where possible, limited to times when tidal waters have receded from
the authorized work areas.

G. All construction materials shall be properly stored and contained so that
these products will not spill or otherwise enter the coastal environment.

H. Construction (including but not limited to construction activities, and
materials and /or equipment storage) is prohibited outside of the defined
construction, staging, and storage areas.

Project pile driving and wildlife: The project pile driving activities shall be
monitored by a qualified monitor that has sufficient experience and qualifications of
the U.S. Fish and Wildlife Service and National Marine Fisheries Service to ensure
that impacts to marine mammals are avoided. The approved biological monitor
shall be present onsite during piling construction, will keep a constant watch, and
shall have the authority to stop the piling construction if any individuals of southern
sea otter are seen within 100 feet of the project area and considered distressed.
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PLANNING & BUILDING DEPARTMENT « 595 HARBOR STREET, MORRO BAY, CALIFORNIA 93442 « 805-772-62]0

1995 MAJOR MODIFICATION TO
CONDITIONAL USE PERMIT

CASENO: _ CUP 16-92 MAJOR MODIFICATION 1995
THIS PERMIT IS HEREBY APPROVED AND ISSUED FOR:

SITE ADDRESS: 875 Embarcadero

APPLICANT: J. SHIFLETT & SOPHIE HILL

APN/LEGAL: APN 066-322-001, LEASE SITE90/90 W

DATE APPROVED April 15. 1996 APPROVED BY: PLANNING COMMISSION

APPROVED BASED UPON ATTACHED FINDINGS
CEQA DETERMINATION: CATEGORICAL EXEMPTION, CLASS 3

DESCRIPTION OF APPROVAL: Modification of original approval for “Approximately
977 square foot retail space and Take-Out restaurant with outdoor seating for twenty-four
persons (4-5 tables and beverage bar)” to “Retail space and full-service restaurant with a
maximum posted occupancy of 49.”

Attachments: Findings and Conditions of Approval

THIS APPROVAL IS CONDITIONAL AND IS VALID QNLY IF CONDITIONS (ATTACHED) ARE MET AND ONLY
AFTER THE APPLICABLE APPEAL PERIOD. Failure to comply with the conditions of this permit shall. at the

%

CHCC £ :

FOLLOWING THE BOX CHECKED BELOW;

AFTER APPROVAL BY THE PLANNING COMMISSION, THERE 1S AN APPEAL PERIOD OF TEN (10 ) Calendar
days, WITHIN WHICH TIME YOUR PERMIT 1S APPEALABLE TO THE CITY COUNCIL.

EFFECTIVE: ___ April 26,1996

ATTE%/ , P DATE: 4// Gé 4
| Shauna Nauma ——— / /

il
n, Secretary of thefPlanning Commission -
THISIS A Z;S!:BE TIONARY APPROVAL AND

7 BAW4/17/96 1:29 PMACAMSOFFICEAWINWORD\POSTMEET\875SEMB6.P!

The City of Morro Bay is dedicated to the preservation and enhancement of our quality of life, and strives to provide
icipal service and safety consistent with and responsive to the needs of the public.
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FINDINGS

CASE NO. CUP 16-92 MAJ MOD (1995)
875 Embarcadero

The project amendment will not be detrimental to the health, safety, comfort, and general
welfare of the persons residing or working in the neighborhood; and

The project amendment will mot be injurious or detrimental to property and
improvements in the neighborhood; and | :

The project amendment will not be injurious or detrimental to the general welfare of the -
City; and '

The project amendment is in conformance with the General Plan and the certified Local
Coastal Program Land Use Plan (LCP) and Zoning Ordinance; and

Because adequate vertical access exists for the benefit of the public at the Harbor Street
stub which is within 100 feet of the proposed project, the vertical access requirement can
be waived in accordance with Morro Bay Municipal Code Section 17.48.280C. The
provision for lateral access is maintained in accordance with the conditions of approval.

As conditioned, the project is in conformance with the coastal access policies of Chapter
3 of the Coastal Act.

For the purposes of the California En\}ironmental Quality Act, the project has been
determined categorically exempt.

In addition to conditions modified for this approval, the original conditions of approval,
as incorporated and as applicable, are still in effect for the project site.

Due to the special circumstances of approximately one-half of the project being open 1o
the air, the Planning Commission finds the calculations for determining required parking
in-lieu fees and water equivalencies may be reduced by half, for one-half of the project,
and that this reduction does not constitute a grant of special privileges inconsistent with
the requirements for other properties with similar uses.
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, CONDITIONS OF APPROVAL
CASE NO. CUP 16-92 MAJ MOD (1995)
875 Embarcadero

STANDARD CONDITIONS

Permit: This permit is granted for the land described in the application and any attachments thereto, and
as shown on Exhibit(s), and on file with the Planning and Building Department. The locations of all
buildings and other features shall be located and designed substantially as shown on the aforeme

ntioned
exhibit, unless otherwise specified herein.

Changes: Any minor change may be approved by the Planning and Building Director. Any substantial

change will require the filing of an application for an amendment to be considered by the Planning
Commission.

Compliance with Law: All requirements of any law, ordinance or regulation of the State of California,

City of Morro Bay, and any other governmental entity shall be complied with in the exercise of this
approval. :

- Hold Harmless: The applicant, as a condition of approv__al, 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 aresult of the action or inaction by the City, or from any claim to attack, set aside, void, or annul
this approval by the City of the applicant's project; or applicants failure to comply with conditions of

approval. This condition and agreement shall be binding on all successors and assigns.

Compliance with_Conditions: Compliance with and execution of all conditions listed hereon shall be
necessary, unless otherwise specified, prior to obtaining final building inspection clearance. Deviation
from this requirement shall be permitted only by written consent of the Planning and Building Director
and/or as authorized by the Planning Commission. Failure to comply with these conditions shall render
this entitlement null and void. Continuation of the use without a valid entitlement will constitute a
violation of the Morro Bay Municipal Code and is 2 misdemeanor.

. Acceptance of Conditions: Prior to obtaining a building permit and within thirty (30) days hereof, the

applicant shall file with the Director of Planning and Building written acceptance of the conditions stated
herein. )

BUILDING & SITE CONDITIONS

Modified Use Approval: The original approval is modified from “Approximately 977 square foot retail
space and Take-Out restaurant with outdoor seating for twenty-four persons (4-5 tables and beverage
bar)” to “Retail space and full service restaurant with a maximum posted occupancy of 49”,

Previous' Approvals: All conditions of approval for Precise Plan CUP 16-93 as approved on April 5;

1993 and amended on February 7, 1994 (Minor Modification) shall continue to be effective as
applicable.
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Conditions of Approval
Case No. CUP 16-92 MajMod (1995)

3. Coastal Commission Approval: It is the responsibility of the applicant to obtain anjr additiorial
approvals and/or permits required by the California Coastal Commission. If required, a copy of any
additional approval shall be submitted to the Planning and Building Department.

4. Coastal Access: In accordance with MBMC Section 17.48.280C., vertical access has been waived for the
project. To preserve the availability for future lateral access along the western edge of the site, the
applicant, and successor in interest, agrees that within two (2) years of the completion of any adjoining
lateral access construction across either of the adjacent lease sites, the applicant shall construct
connecting lateral access, a minimum of eight (8) feet in width across the lease site.

a. Condition No. 3 of the Minor Modification granted on February 7, 1994 stating “the doors shall

remain open at all times and shall be made without locks™'is hereby modified to allow the doors
to be locked during non-business hours.

5. Occupancy Posting: As sign shall ‘be posted at the location shown on the approved site plan dated
November 29, 1995, and shall remain in place at ail times during open business hours, stating the
following maximum occupancy.

“Maximum Occupancy - 49: Table configuration shown is a general location format. Seating
arrangement and table locations may vary within the designated Dining Area. At no time shall there be
more than 49 seats or occupants. All other applicable codes shall be maintained at all times.”

6. Water Equivalencies: Within 60 days of approval, the applicant shall obtain the additional water
equivalency units required for the project at a 2:1 off-site ratio based on 24.5 seats at full ratio and 24.5

seats at a one-half ratio. A retrofit application shall be submitted for the remaining WEUs needed for the
project.

a. The Planning and Building Director shall verify that the necessary water equivalencies have been
met for the nature of the proposed occupancy.

b. If a water equivalency has been allocated to the project by the City of Morro Bay, the applicant
shall abide by MBMC Section 13.20 pertaining to Water Equivalencies.

7. In Lieu Parking Fees: Within 60 days of approval, the applicant shall amend the existing, or enter into a
new, Parking In-Lieu Payment Schedule to include payment of an additional $24,000 in-lieu parking fee
for the additional six (6) required parking spaces ($4000 per space). Such moneys shall be placed in a
special fund to be used for the purpose of public parking improvements.




The Otter Rock Cafe Renovation & Deck Repair

LEASEES: CLIFF BRANCH
755 SANTA ROSA STREET, SUITE 320
SAM LTS DBISFO, CA. 93580
FH: [Bosh 5543050 ext 1

ARCHITECT: STEVEN PUCLISI ARCHITELCTS, Mol
559 FRCUEAA STREET, SUTFE A,
SAM LIRS OSISPO, CA 53401
PH:(Boshsas-r98a
FAX:(B05) ssg8a

EMCINEERING: DOCK REPAIR:
FASQUIRI ENCINEERING INC
‘503 HSTREET, SUNTE 300
MORRD BAY, 04 53442
({561 3265600

FLOATING DOCK REPLACEMENT:

MORRD BAY, CA 93442
S el

PROJECT DESCRIPTION

APROPOSAL T BENOWATTE THE CUSTDMER SERVIE AREA AND RESTROOMS OF THE

RESTLISANT.

A PROPOSAL ENCLOSE EXISTING DUTDOOS, PATIO TO INTERIOR DONING.
APROFPOGAL FOR DECK REFAIR OF LOMNC PEERS] BEAMET COMC DECK AND THE REFLATENGENT

AND RELOCATRON OF FLOATENG DOCK,

HOTE: THE PROPOSAL FOR THE "BOWTYARD FLOATING DOCK" HAS BEEN SUBMITTED AND
APPROVED UNDER T=E (ITY OF MORRO BAY PLANNING PROJECT &4 o

‘OUF 30-59. THE SOATYARD PROJECT IS OURRENTLY IN PROJESS WITH THE CA COASTAL
ACOMMESSION, CDP 3-7-0564, AND IS ON HIOLD UNTIL THE OTTER ROCK CAFE RENGVATION
PROJECT OUF IS AFPROVED BY THE CITY OF MOSROD BAY AND SUBMITTED TO THE CA COASTAL

COMMISSION.

THE PROVECT INCLUDES:
*EXPANSICN OF WISTER LEASE SITE 090w

THE GRICINAL BUILDMNG CHARACTER WILL REMAIN WTTH MINOR ALTERNATIONS FOR NEW
WALLY WIMDOW'S O THE WEST-SI0E OF THE STRURCTURE AND A NEW STOREFRONT SYSTEM
WALL ON THE BAST-S1DE OF THE STRUCTURE. THE ADDSTION OF 307 SQUARE FEET OF AREA
WALL BE UTILZED AS CUSTOMER DINMING AREA AND 157 SOUMAE FEET OF AREA WILL BE
UTILIZED AS {USTOMER SERVICE [ WOAITING AREA. REMONGKL OF A POATION OF RODF OVER
THE EXETING DINNING AREA WILL BE RECESICNED AMD TIED INTO THE NEW WALLMENDOW'
ADDATICN DN THE WEST-SIDE OF THE STROCTURE. THE ROOF STRUCTURE ABOVE THE
ADDITION ON THE EAST-SIDE 'WILL BE EXTENDED N DESICAL. THE BVAC EQUERMENT WILL BE
REPLACED. WHEEMISTING TRASH EMCLOSURE WILL BE RELOCATED TO THE EXTERIOR OF THE
BAUMLDENG O THE EASTSIDE. THE EXISTING OOMCRETE WALK [ POT)TO THE PUBLIC WALK TO
BE RE-PAVED T0 MEET ADA COMPLANOE. THE DXISTING RESTROCMS WILL BE RENIWATED T

MEET QURRENT ADA COMPLLANCE.

GEMERAL SITE INFORMATION

PROVECT B85 EMBARCADERD ROAD
ADDRESS: MORAD BAY, CALFORNA
LEASE SITE AP 056352054 APN
LANDLEASE 50
\WATER LEASE 500
TOMaNG: WATERFRONT (WF)

PLAMNED DEVELOPMENT OVERLAY DISTRICT (PO
AREA 3= EVIBARCADERD VISITOR AREA - PER WP

LAND LEASE LOT SIZE: ATHSF
LAND LEASE LOT COWERAGE &7 X 70% = 3,342 S.F. ALLOWNED (BLELDING AREA]
FROPOSED AISSF 477455 = 553 < 00 MAKIVILIM WF LOT
COVERAGE
MORRAD BAY CODE ORDENANCES:
WATERFRONT [WF) DISTRICT

TABLE 7.3 570 (1)

INVAOTIVEUAL BEICHT A2 LOWWED::

MPEMUM LOT COVERAGE:

ITRERUIM BUBLDSNG SITE AREA

MIPTIAMIM FRONT WARD SETBACK:

IPEEMLIAA SIDE Y ARD SEFBACK:

MIVIMLIMW REAR WARD SETBADK:

BAAXIATUM LOT DOWERACE

BAXNLM 170" ROOF SLOPE PERCENTACE
AT A MENIRAUR 413 PRTCH

TF-0" ABOVE ANERAGE CRADE
(E) 170" STRUCEURE B
14"+ OR LESS NEWW TG BE PROVIDED

K8

REFER TOSUB DIVSION REGULATIONS
FOR NEW OOMMERCIAL LOTS
OTTER ROOX EXEMFTAS AN EXISTING STRUCTLRE

oo™ TO5™ o™ AVERAGE
PROVIDED

.o P
oo™
oo™ PROVIDED

00" AT BOARDAWALKE WIEWTMG FLATFORMS
3" WOLIOWAT PROVIDED

902
852 PROVIDED:

223 REQUIRED

2004 PROVIDED

ERETING ROOF PTH ABOVE s'0™ BUT BELOW 2"
IS CURAENTLY (@ 750 FIFOH. ALL PROPOSED WORK (S
BELOW ng"0". AEQUIRSMENT IS NOT APPLICASLE.

LAND LEASE EXISTING BUILDENG AREA
BUILDING AREA 3,788 square feet

TOTAL EXISTING BUSLDING AREA =3,7848 square feet

LAND LEASE PROPOSED BUILDING AREA
(E) BUMLDING AREA 3,788 square feet
[N} ADDITIOMAL AREA 327 square feet

TOTAL PROPOSED BURLDING AREA 4175 square feet

WATER LEASE EXISTING BUILDING AREA

BLILDING AREA 613 square feet
OPEN PATIO 157 square fiest
COMSTAL ACCESS 501 squane fieet
TOTAL EXISTING BUNLDING AREA 1,271 square fieet

WATER LEASE PROPOSED BLNLDING AREA
(E) BUBLDING AREA 613 square fest
([N) BURLDHNG AREA 157 square fiest

(COASTAL ACCESS 501 square fieet
TOTAL PROPOSED BUSLDING AREA 1,271 square fieet
WATER LEASE EXISTING AREA 1,530 squans fest
WATER LEASE PROPOSED AREA 4,805 square feet

PARKING CREDITS and REQUIREMENTS

EXISTING BUILDING PARKING CALCULATION

Building Use{Lease Space

Retzil Stoee - 1 per 300 ..
Restaurant & Bar -1 per o si.

Dutdoar Dining (unshaded] -

first 125 sf no parking required {remaining

2% 12 interior standands)
Outdaor Dining (shaded)
Floating Dock

In Liexs Fees
2 g DeRici

*Note Oubdoor Dining Area at Obsenvation Deck torbe remnoned.

See Caloatation beliow

Square Footage

Bgh sf.
1,158 s.f.

157 s

3355,

Goinf.

3
b

Space per &, Parking

300 s.f. gross 3
60 5.5, cusbomer .

6o 5.f. cusbomer
usearea |

1 per 35°-0” limear
dock langth
Previously paid 3

Total Parking Required for Building 32

FROPOSED BUILDING PARKING CALCULATION

Building UsefiLease Space
Retail Shone - 1 per Joosd,

Restaurant b Bar - (2dditional 484 st

pexr bosf.

Aoating Dock wf Passengers

Square Footage
656 s.f.
L6 sf.

Space per s.f. Parking
300 5§ gross 3
Bo s.f. customer 73
usE EreR

1per & fest of
beat length

Total Parking Reguired for Building 75

TOTAL PARKING ADDITEON FOR CAFE
AND QUTDOOR DINING AREA REMOVAL

Outdoor Dining Area
Existing parking fior the site

City council credit per resolution 5416

=2 2 &

At 2 fired for project

TOTAL PARKING SPACES @ $500
PER PARKING SPACE

¥ a

. ANY DAMAGE, AS A RESULT OF CONSTRUCTION OPERATIONS FOR THIS PROJECT,
TOOTY FACILITIES, LE. CURS/BERM, STREET, SEWER LINE, WATER LINE, DR ANY
PUBLIC IMPROVEMENTS SHALL BE REPAIRED AT WO COST TO THE CITY OF MORRD BAY

SHEET INDEX

Foo
Fas
Poz
PLo
Py

Pz
Fro
PLY

P30
P3
Pag
Pga
Paa
P43
Pasg
Psa
PSa
P53
P53

TITRE SHEET, PROECT DESCRIFTION AND BUTLDGNG STATETICS
SUPPLEMENTAL PROUECT INFORMATION: BEST MAMACENENT PRALTICES

DQSTING EXFERIQR ELEVATHONS

PROPOSED DECK REPAIR: CENERAL INFORMATION SHEET
PROPOSED: DECK REPAIR: STTE PLAN

PROPOSED DECK REPAIR: FLOOR, FRANING.

PROPOSED DECK REPAIR: ELEVATIONS

T

| 2AVARIW)
"

any duoi

any|wdeR

i
A Rl

Steven Pugli

ARCHITEC

San Luis Obispo, CA
93407
Phe B05.595.1962
Fx: B05.595.1980

885 Embarcadero, Morro Bay, CA.

The Otter Rock Cafe
Cliff Branch

Renovation & Deck Repalr

PROJECT:

PROJECT DESCRIPTION
BUILDING STATISTICS

TITLE SHEET

SHEET N2
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Project construction BMP’s: The project as proposed includes the following safeguards, mitigation
measures, actions, and procedures for the protection of the marine environment:

Standard BMP’s:

1. Material Containment: Particular care shall be exercised to prevent foreign materials (e.g.
construction scraps, wood preservatives, other chemicals, etc.) from entering harbor or other state
waters. Where additional wood preservatives must be applied to cut-wood surfaces, the materials,
whenever feasible, shall be treated at an onshore location to preclude the possibility of spills
into harbor or other state waters. A containment boom shall be placed around all active portions
of a construction site where wood scraps or other floatable debris could enter the water. Also, for
any work on or beneath fixed decks, heavy-duty mesh containment netting shall be maintained
below all work areas where construction discards or other materials could fall into the water. The
containment boom and net shall be cleared daily or as often as necessary to prevent accumulation
of debris. Contractors shall insure that work crews are carefully briefed on the importance of
observing the appropriate precautions and reporting any accidental spills. Construction contracts
shall contain appropriate penalty provisions, sufficient to offset the cost of retrieving or cleaning
up improperly contained foreign materials.

2. Construction Plan: All erosion control/water quality best management practices to be
implemented during construction and their location shall be noted on the plan. Silt fences, or
equivalent apparatus, shall be installed at the perimeter of the construction site to prevent
construction- related runoff and/or sediment from entering into the Pacific Ocean to the
maximum extent feasible. The Construction Plan shall, at a minimum, include the following
required criteria specified via written notes on the Plan:

A. All work shall take place during daylight hours. Lighting of the beach and water area is
prohibited.

B. All construction materials and equipment placed on the land during daylight construction
hours shall be stored beyond the reach of tidal waters. The only exceptions shall be for:
(1) erosion and sediment controls (e.g., a silt fence at the base of the piles) as necessary to
contain runoff and/or sediments at the construction site, where such controls are placed as
close to work area as possible, and minimized in their extent; and (2) storage of larger
materials beyond the reach of tidal waters for which moving the materials each day would
be extremely difficult.

C. Construction (including but not limited to construction activities, and materials and/or
equipment storage) is prohibited outside of the defined construction, staging, and storage
areas.

D. Equipment washing, refueling, and/or servicing shall not take place on the beach or pier.

E. All materials shall be properly stored and contained so that these products will not
spill or otherwise enter the coastal environment.

F. Equipment washing, refueling, and/or servicing shall not take place over the water.

G. The construction site shall maintain good construction site housekeeping controls and
procedures (e.g., clean up all leaks, drips, and other spills immediately; keep materials

2. Should any equipment begin to leak, that equipment will be removed immediately from the
barge and repaired or replaced.

3. A spill kit will be maintained onsite, for use in containing and cleaning up minor equipment
spills.

4. All equipment fueling will take on the barge, with containment in place. No refueling between
vessels will be carried out on this project. (The barge has fuel tanks, below deck, onboard
which is used to refuel all equipment onboard.

5. An absorbent tarp will be placed underneath the any portable equipment used in this operation.

Spill Containment and Cleanup Materials and Equipment Inventory

The contractor will maintain one spill containment and cleanup kits at the site consisting of the
following items. The kit will be stored on the deck of the barge or below decks with easy access:

1. 150 feet Absorbent Boom 200 square feet Absorbent Tarp (for use portable during pile driving.

2. Barrel Absorbent Pads
3. Container Absorbent Granules
Preservative-Treated Wood BMP’s:

1. Responsibilities for Use of Preservative-Treated Wood for Piles and Overwater Structures.
The applicant shall comply with the following best management practices for the use of
preservative-treated wood ("treated wood") in overwater structures:

A. The wood preservative selected for use shall minimize the impact on coastal water
quality and the aquatic environment.

B. Chemically-treated Douglas fir piles shall only be used for repair and replacement, or to
visibly blend, and/or structurally integrate with, existing overwater structures.

C. Decking shall consist of wood-alternative materials or AZCA-preserved lumber sea led
with a penetrating coating. Alternatives to preserved woods, such as concrete, steel,
fiberglass, or naturally decay resistant wood species, shall be prioritized over the use of
chemically-treated wood.

D. All preserved wood piles, and, where feasible, preserved wood structural members, shall
be wrapped in, or coated with, water-tight, UV resistant material to prevent leaching of
wood-preservative chemicals into the water column, and to prolong the life of the piles
and structural timbers. For piles, protection shall extend two feet below the mudline and
two feet above OHW, at a minimum, and wrappings shall be secured with corrosive
resistant banding or self-tapping screws. Coatings and/or sealants used shall be products
that are inert after they have cured and dried. No coal-tar sealants or coal tar-treated
wood shall be used unless coated or wrapped with an inert material or product to isolate it
from the marine environment.

onsite. Any leaks or spills of anti-corrosion coatings, epoxy fillers, and waterproofing
sealants shall be immediately cleaned up.

F. All pressure-injection and gravity-feed applications of epoxy, resin, or cementitious

materials shall be closely monitored visually to ensure that these materials do not leak or
spill into coastal waters during application.

G. Coatings and waterproofing sealants used in the field shall be carefully applied by brush or

roller to limit application to the immediate surfaces intended for protection, and to prevent
drips or spills into coastal waters.

H. All anti-corrosion coatings, epoxy fillers, and waterproofing sealants shall be properly stored

and contained so that these products will not leak or spill, or otherwise enter the coastal
environment.

I. Piles shall be driven into the substrate, if feasible, in order to minimize water quality
impacts. If a water-jetting method must be utilized, silt curtains shall be installed in the
work area to contain turbidity where coastal resources, such as benthic communities or
eelgrass, may be at risk.

Responsibilities for Building Concrete Foundations: Piles and Bulkheads. The
applicant shall comply with the following best management practices for constructing
poured-in-place piles or constructing concrete foundations underwater:

A. If feasible, the pour location shall be dewatered using a caisson or other barrier. The site
shall remain dewatered until the concrete is sufficiently cured to prevent any significant
increase in the pH of adjacent waters.

B. The tremie method may be used to construct concrete structures i n-water or underwater.
This method uses forms to receive wet concrete under water by inserting a plastic pipe
down to the bottom of the form and pumping concrete into the form so that the water is
displaced towards the top of the form. Displaced waters shall be pumped off and collected
in a holding tank. The collected waters shall then be tested for pH. If the pH is greater than
8.5, the water shall be neutralized with sulfuric acid until the pH is between 8.5 and 6.5.
This pH-balanced water can then be returned to the sea if allowed by Fish and Game Code,
or disposed of offsite per legal requirements. Solids that settle out during the pH balancing
process shall not be discharged to the marine environment and must be disposed of offsite
per legal requirements.

Construction Plan. A Construction Plan shall be provided to the Executive Director that
identifies the specific location of all construction areas, all staging areas, all storage areas, all
construction access corridors (to the construction sites and staging areas), and all public
pedestrian access corridors in site plan view. The Construction Plan shall, at a minimum,
include the follow required criteria specified via conspicuous written notes with i n the Plan:

A. All areas within which construction activities and/or staging are to take place shall be
minimized to the maximum extent feasible in order to minimize construction
encroachment on the tidelands and to have the least impact on public access and the
marine environment.

B. The Plan shall specify all construction methods to be used, including all methods to be
used to keep the construction areas separated from beach and other public recreational
use areas and shall include a final construction schedule.

I. Equipment washing, refueling, and/or servicing shall not take place on the tidelands or
overwater structures to eliminate the possibility that pollutants may enter coastal waters.

J. For bulkhead and overwater construction projects that will use heavy equipment for more
than 30 days, use biodegradable hydraulic fluid and biodiesel as an alternative to petroleum
products.

K. The construction site shall maintain good construction site housekeeping controls and
procedures (e.g., clean up all leaks, drips, and other spills immediately; keep materials
covered and out of the rain (including covering exposed piles of soil and wastes); dispose
of all wastes properly, place trash receptacles on site for that purpose, and cover open trash
receptacles during wet weather; remove all construction debris from the tidelands).

L. A construction coordinator shall be designated to be contacted during construction should
questions arise regarding the construction (in case of both regular inquiries and
emergencies), and their contact information (i.e., address, phone numbers, etc.) including, at
a minimum, a telephone number that will be made available 24 hours a day for the duration
of construction, shall be conspicuously posted at the job site where such contact information
is readily visible from public viewing areas, along with indication that the construction
coordinator should be contacted in the case of questions regarding the construction (in case
of both regular inquiries and emergencies). The construction coordinator shall record the
name, phone number, and nature of all complaints received regarding the construction, and
shall investigate complaints and take remedial action, if necessary, within 24 hours of
receipt of the complaint or inquiry.

M. A copy of the approved Construction Plan shall be kept at the construction job site at all
times and all persons involved with the construction shall be briefed on its content and
meaning prior to commencement of construction.

N. The Coastal Commission's District Office shall be notified at least 3 working days in advance
of commencement of construction, and immediately upon completion of construction.

All construction shall be undertaken in accordance with the approved Construction Plan. Any
proposed changes to the approved Construction Plan shall be reported to the Executive
Director. No changes to the approved Construction Plan shall occur without a coastal
development permit or waiver unless the Executive Director determines that no coastal
Development permit or waiver is necessary.

covered and out of the rain (including covering exposed piles of soil and wastes);
dispose of all wastes properly, place trash receptacles on site for that purpose, and

cover open trash receptacles during wet weather; remove all construction debris from
the beach).

H. The Coastal Commission’s Central Coast District Office shall be notified at least 3
working days in advance of commencement of construction, and immediately upon
completion of construction.

3. Contractors shall insure that work crews are carefully briefed on the importance of
observing the appropriate precautions and reporting any accidental spills. Construction
contracts shall contain appropriate penalty provisions, sufficient to offset the cost of
retrieving or cleaning up improperly contained foreign materials.

4. All construction shall be undertaken in accordance with the approved Construction Plan. Any
proposed changes to the approved Construction Plan shall be reported to the Executive
Director. No changes to the approved Construction Plan shall occur without a coastal
development permit or waiver unless the Executive Director determines that no coastal
development permit or waiver is necessary.

Marine pile driving BMP’S: The project contractors will employ all Best Management Practices
required to mitigate any spill risks. The contractor will minimize the source of risks and thereby
reduce overall spill and pollution risks on this project. Additionally, this project does not involve
any land based activities and there are no rainwater pollution issues from disturbed soil or
stockpiles.

Specifically the Project spill and pollution risks will limit to the following:
1. No refueling of equipment without adequate containment and spill response equipment. The
barge has only double contained fuel storage below decks, in compliance with all regulations.

2. Pollution from rainwater runoff from equipment stored on deck will be prevented by maintaining
equipment regularly and having double containment when appropriate.

3. Debris dropped in the water will be contained within boom surrounding our work area.
4. No equipment will be permitted to enter the water with any petroleum products.

5. Vessel will have portable, regularly serviced sanitation equipment. No overboard discharge is
permitted.

Spills from Pile Driving Operations

1. The following measures will be employed to control the risks of fuel or oil spills from
equipment during pile driving operations. a. All equipment used on the barge such as the crane,
winches, welding machines and pile hammer, will be in good condition with no fuel or oil
leakage.

E. Design features, such as a protective wearing surfaces or bumpers, shall be installed on
fender piles and floating dock pilings, where appropriate, to resist abrasion and preserve
the pile-wrap or coating.

F. The amount of preservative used for the piles shall be the minimum specified by the
American Wood Protection Associate to effectively protect the piles. Wood treated to the
standards for a higher Use Category (i.e., with a higher preservative retention level) than
is necessary for that component shall not be used.

G. Treated wood and treated wood debris shall be stored a minimum of 50 feet from coastal
waters, drainage courses, and storm drain inlets. The treated wood and treated wood
debris shall be stored on impervious pavement or an impervious tarp, and covered
during rain events.

H. If treated wood is sanded or sawcut during demolition, installation, or maintenance, all
sawdust and debris generated shall be contained and removed.

I. In order to minimize water quality impacts, piles shall be driven into the substrate, if
feasible. If a water-jetting method must be utilized, silt curtains shall be installed in the
work area to protect sensitive resources from turbidity.

Responsibilities for Use of Coatings, Construction and Repair of Bulkheads and
Overwater Structures. The applicant shall comply with the following best management
practices for the use of corrosion coatings, and repair of bulkheads and overwater
structures:

A. Coatings and sealants shall be composed of products that are inert after they have cured
and dried. Fusion Bonded Epoxy, HDPE, and polyurea products are recommended. No
coal tar-based sealants shall be used unless they are themselves coated or wrapped with an
inert product to isolate them from the marine environment.

B. Installation and application of epoxy, resin, or cementitious grout/fill shall be conducted
when predicted weather and ocean conditions allow effective control and full containment
and will remain dry until cured, in order to prevent any leaching of uncured treatment
materials into coastal waters. It is preferable to perform the work in dry conditions (low
tide) or done off-site in a controlled-environment manufacturing facility, wherever feasible.

C. Al I cleaning and preparation of surfaces shall be done using wet vacuum techniques,
containment booms or heavy mesh containment netting so that any debris, chips, dust,
dirt, and fine particles are collected and disposed of in a location where they will not
enter coastal waters.

D. Preparation of corroded concrete by chipping, v-notching, or demolition shall be conducted
while using a wet vacuum or similar technique so that any debris, dust, and fine particles
are collected and disposed of in a location where they will not enter coastal waters. Dip nets
shall be on-site and used to retrieve debris if it accidentally falls into the water.

E. Methods to contain any leaks or spills of treatment materials during application shall be
planned in advance, and any necessary equipment or supplies shall be readily accessible

C. All erosion control/water quality best management practices to be implemented during
construction and their location shall be noted. For the land side of a construction site, silt
fences, or equivalent measures, shall be installed at the site perimeter to prevent
construction-related runoff and/or sediment from entering coastal waters. For the water side
of a construction site, turbidity curtains shall be used to contain sediment where coastal
resources, such as benthic communities or eelgrass, may be at risk.

D. Floating booms shall be used to contain debris if discharged into coastal waters, and any
debris discharged will be removed as soon as possible but no later than the end of each day.

E. Unless specifically authorized, all work shall take place during daylight hours and
lighting of tidelands and water areas is prohibited.

F. Construction work or equipment operations below the mean high water line shall be
minimized to the absolute extent feasible, and, where possible, limited to times when
tidal waters have receded from the authorized work areas.

G. All construction materials shall be properly stored and contained so that these products
will not spill or otherwise enter the coastal environment.

H. Construction (including but not limited to construction activities, and materials and /or
equipment storage) is prohibited outside of the defined construction, staging, and storage
areas.
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plans indicated or represented by the
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DATE: 22 Dec17

JOB:

DRAWN: m.maldonado

SHEET N¢

PO.1



Eelgrass Planning Survey

Otter Rock Cafe Dock Replacement,
885 Embarcadero, Morro Bay, California

October 12, 2017

Prepared for: Prepared by:

Associated Pacific Constructors, Inc. Tenera Environmental

495 Embarcadero 141 Suburban Rd., Suite A2
Morro Bay, CA 93442 San Luis Obispo, CA 93401

Cathy Novak Consulting
P.O. Box 296
Morro Bay, CA 93443

Project Description

A search for eelgrass (Zostera marina) was
completed on October 4, 2017 at the Otter Rock
Cafe located at 885 Embarcadero, Morro Bay,
California (Figure 1). A floating dock
approximately 6 ft wide by 60 ft long at the cafe
is being considered to be replaced with a new
floating dock of similar dimensions but shifted
approximately 12 ft offshore from the existing
dock (Figure 2). The new dock would be
connected to a larger dock replacement project
being planned off the Boatyard Building of retail
stores at 845 Embarcadero (Figure 2). The dock Estero
replacement fronting the Otter Rock Cafe would Bay
include pile work. The eelgrass survey for the
replacement dock at the Otter Rock Cafe was
requested by Ms. Cathy Novak (Cathy Novak
Consulting, Morro Bay, California) for

Project Site
and Survey Area

! 1 mi '
determining the permitting components for the ' Wl Km '

project.

Figure 1. Project site and survey area.
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Eelgrass is a species of special concern, designated as a Special Aquatic Site by the U.S. Army
Corps of Engineers, California Department of Fish and Wildlife, U.S. Fish and Wildlife Service,
and the National Marine Fisheries Service (NMFS). Eelgrass habitat is regulated under Section
404 of the Clean Water Act, and is also considered Essential Fish Habitat by the NMFS. The
1996 amendments to the Magnuson-Stevens Fishery Conservation and Management Act set the
Essential Fish Habitat provisions to identify and protect important habitats, as eelgrass, of
federally managed marine species.

A search for Caulerpa taxifolia was included in the eelgrass survey. Caulerpa is a non-native
green algal species that spreads mainly by fragmentation. The concern is that Caulerpa can
spread when the seabed is disturbed (from pile driving, dredging) and can be invasive and
displace eelgrass. As such, Caulerpa surveys are required in projects that disturb the seabed.’
Both of the Tenera divers that completed the eelgrass survey were also certified Caulerpa
surveyors by the National Marine Fisheries Service and California Department of Fish and
Wildlife.

Methods

The search for eelgrass (and Caulerpa) was completed on October 4, 2017 by two Tenera
biologists using SCUBA.. The search for eelgrass was reconnaissance in effort, to describe
qualitatively whether eelgrass was abundant (or scarce) in the project area, the project area being
the footprint of the replacement dock and a 10 m perimeter area surrounding the dock

(Figure 2).

Meter tapes were used for orientation. Depth gauge readings (ft) were corrected to mean lower
low water (MLLW). The plan was to draw on an underwater dive slate where eelgrass occurred
relative to the wharf and pile work.

The search for Caulerpa was completed at the same time of the eelgrass survey. One hundred
percent of the project area searched for eelgrass was searched for Caulerpa, as well (Figure 2).

Results

No eelgrass was found, and no Caulerpa was found.

! http://www.westcoast.fisheries.noaa.gov/publications/habitat/caulerpa_taxifolia/caulerpa_control protocol 4 .pdf
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Discussion

Portions of the search area in the present survey were included in two recent eelgrass surveys.
Both were completed for planning other shore work to the immediate south. The surveys provide
additional information on eelgrass in the general area. A survey was completed in December
2015 for planning a seawall repair project off the Boatyard Building (845 Embarcadero).” The
other survey was in May 2016 for planning a new dock system off the Boatyard Building.® The
replacement dock off the Otter Rock Cafe would be attached to the new dock off the Boatyard
Building.

Although the search areas were different among the surveys, all were in the same general area
and with some overlap. All surveys found eelgrass to be absent over large areas or only as 1-3
small patches that have been variable in occurrence over time and location; no large dense
permanent beds of eelgrass have been seen in the general area.

% Tenera Environmental. 2016. Eelgrass Survey, 845 Embarcadero, Morro Bay, California, Prepared for Associated
Pacific Constructors, Inc. and Cathy Novak Consulting, Morro Bay, California. January 2016.

® Tenera Environmental. 2016. Eelgrass Survey, 845 Embarcadero, Morro Bay, California, Prepared for Associated
Pacific Constructors, Inc. and Cathy Novak Consulting, Morro Bay, California. May 2016.
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Figure 2. Area searched for eelgrass off the Otter Rock Cafe on October 4, 2017.

No eelgrass was found.
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