CITY OF MORRO BAY

CITY COUNCIL
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 10, 2020
Veterans Memorial Hall - 5:30 P.M.
209 Surf St., Morro Bay, CA

ESTABLISH QUORUM AND CALL TO ORDER

MOMENT OF SILENCE

PLEDGE OF ALLEGIANCE

RECOGNITION

CLOSED SESSION REPORT

MAYOR & COUNCILMEMBERS’ REPORTS, ANNOUNCEMENTS & PRESENTATIONS
CITY MANAGER REPORTS, ANNOUNCEMENTS AND PRESENTATIONS
PRESENTATIONS-NONE

PUBLIC COMMENT PERIOD

Members of the audience wishing to address the Council on City business matters not on the
agenda may do so at this time. For those desiring to speak on items on the agenda, but unable
to stay for the item, may also address the Council at this time.

Public comment is an opportunity for members of the public to provide input to the governing
body. To increase the effectiveness of the Public Comment Period, the City respectfully requests
the following guidelines and expectations be followed:

Those desiring to speak are asked to complete a speaker slip, which are located at
the entrance, and submit it to the City Clerk. However, speaker slips are not required
to provide public comment.

When recognized by the Mayor, please come forward to the podium to speak. Though
not required, it is helpful if you state your name, city of residence and whether you
represent a business or group. Unless otherwise established by the Mayor, comments
are to be limited to three minutes.

All remarks should be addressed to Council, as a whole, and not to any individual
member thereof.

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

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

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

Your participation in City Council meetings is welcome and your courtesy will be
appreciated.

The Council in turn agrees to abide by its best practices of civility and civil discourse
according to Resolution No. 07-19.
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A. CONSENT AGENDA

Unless an item is pulled for separate action by the City Council, the following actions are approved
without discussion. The public will also be provided an opportunity to comment on consent
agenda items.

A-1  APPROVAL OF MINUTES FOR THE FEBRUARY 25, 2020, CITY COUNCIL SPECIAL
CLOSED MEETING; (ADMINISTRATION)

RECOMMENDATION: Approve as submitted.

B. PUBLIC HEARINGS

B-1 ADOPTION OF RESOLUTION NO. 21-20 ADOPTING THE MITIGATED NEGATIVE
DECLARATION AND APPROVING COASTAL DEVELOPMENT PERMIT #CDP19-039
AND CONCEPT/PRECISE PLAN CONDITIONAL USE PERMIT NO. CUP19-13 FOR A
PROPOSED NEW 83-GUESTROOM 56,538SF HOTEL AT 295 ATASCADERO ROAD
IN THE C-VS/PD ZONE. THIS PROJECT IS LOCATED IN THE COASTAL
COMMISSION APPEALS JURISDICTION.; (COMMUNITY DEVELOPMENT)

RECOMMENDATION: Staff recommends the Council adopt Resolution No. 21-20,
making the necessary findings for adoption of the Mitigated Negative Declaration
and approval of Coastal Development Permit (CDP) No. CDP19-039 and Conditional
Use Permit (CUP) No. 19-13 as Concept/Precise Plan approval, located at 295
Atascadero.

C. BUSINESS ITEMS

C-1 REVIEW PROGRESS UPDATE AND CONCEPT PLANS FROM CENTRAL COAST
AQUARIUM FOR POTENTIAL FUTURE MORRO BAY AQUARIUM,; (CITY MANAGER)

RECOMMENDATION: Staff recommend the City Council to: 1)Receive and file the
combined Milestone #3 and #4 update from Central Coast Aquarium (CCA); and 2)
Accept the Aguarium Concept Plans from Tenji and RRM; and 3) Direct City staff to
return, by the second Council meeting in September, 2020, with a Consent of
Landowner agreement for the Aquarium project.

C-2 DISCUSS LOCAL FIREARM SAFETY AND REGULATION; PROVIDE DIRECTION TO
STAFF; (CITY ATTORNEY)

RECOMMENDATION: Staff recommends Council discuss local firearm safety and
regulation, and then Council provide direction to Staff as appropriate. As discussed
in detail in this report, areas of possible direction to staff include:
1. Safety Regulations
a. Safe storage laws
b. Firearm owner’s liability insurance
c. Firearms and public property
d. Firearms Businesses
i. Local Firearm Dealer Permit
ii. Videotaping of firearm sales
iii. Regular inventory reports
iv. No residential sales
2. Advocacy at Federal and State Levels
3. Gun Violence Restraining Orders (“Red Flag Laws”) —local education campaign
4. Market Leveraging of City Firearms Purchases
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C-3

AMENDMENT TO THE FISCAL YEAR 2019/20 SALARY SCHEDULE ADDING THE
CITY ENGINEER CLASSIFICATION AND APPROVING SALARY RANGE, APPROVAL
OF REVISED CITY ENGINEER JOB DESCRIPTION, AND APPROVAL OF CITY
ENGINEER EMPLOYMENT AGREEMENT; (CITY MANAGER)

RECOMMENDATION: Staff recommends the City Council: 1) Adopt Resolution No.
22-20 approving the proposed modification to the Fiscal Year (FY) 2019/20 salary
schedule by adding the City Engineer classification to the schedule and approving
salary range for this position; and 2) Approve modified job description for City
Engineer; and 3) Approve the City Engineer employment agreement with Rob Livick
appointing Mr. Livick as the City Engineer (minimum 6 month period) and Authorize
the City Manager to execute the agreement.

D.

E.

COUNCIL DECLARATION OF FUTURE AGENDA ITEMS

ADJOURNMENT

The next Regular Meeting will be held on Tuesday, March 24, 2020 at 5:30 p.m. at the Veteran’s
Memorial Hall located at 209 Surf Street, Morro Bay, California.

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 CITY HALL FOR ANY REVISIONS OR CALL THE CLERK'S OFFICE AT 805-772-6205 FOR
FURTHER INFORMATION.

MATERIALS RELATED TO AN ITEM ON THIS AGENDA SUBMITTED TO THE CITY COUNCIL AFTER DISTRIBUTION OF THE AGENDA
PACKET ARE AVAILABLE FOR PUBLIC INSPECTION AT CITY HALL LOCATED AT 595 HARBOR STREET; MORRO BAY, CALIFORNIA
DURING NORMAL BUSINESS HOURS.

IN COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT, IF YOU NEED SPECIAL ASSISTANCE TO PARTICIPATEINA CITY
MEETING, PLEASE CONTACT THE CITY CLERK'S OFFICE AT LEAST 24 HOURS PRIOR TO THE MEETING TO INSURE REASONABLE
ARRANGEMENTS CAN BE MADE TO PROVIDE ACCESSIBILITY TO THE MEETING.

CC_2020-03-10 Page 3 of 272




This Page Intentionally Left Blank

CC_2020-03-10 Page 4 of 272



MINUTES - MORRO BAY CITY COUNCIL AGENDA NO:  A-1
SPECIAL CLOSED SESSION MEETING — TN AT [Eialh 16, 28
FEBRUARY 25, 2020 — 7:30 P.M.

CITY HALL CONFERENCE ROOM.

PRESENT: John Headding Mayor
Dawn Addis Council Member
Robert Davis Council Member
Jeff Heller Council Member
Marlys McPherson Council Member
STAFF: Scott Collins City Manager
Rob Livick Public Works Director
Chris Neumeyer City Attorney

ESTABLISH QUORUM AND CALL TO ORDER
Mayor Headding called the meeting to order at 7:57 p.m. with all members present.

SUMMARY OF CLOSED SESSION ITEMS — The Mayor read a summary of Closed Session items.

CLOSED SESSION PUBLIC COMMENT — Mayor Headding opened public comment for items on the agenda;
seeing none, the public comment period was closed.

The City Council moved to Closed Session and heard the following items:

CS-1 CONFERENCE WITH REAL PROPERTY NEGOTIATOR — GOVERNMENT CODE SECTION 54956.8
Property: Assessor Parcel No. 066-331-046
Property Negotiators:  Vistra Energy
Agency Negotiators: Scott Collins, City Manager; Rob Livick, Public Works Director; Eric Casares, WRF
Program Manager and Chris Neumeyer, City Attorney
Under Negotiation: Price and Terms of Payment — Easement Acquisition

RECONVENE IN OPEN SESSION — The City Council reconvened in Open Session. The Council did not take
any reportable action in accordance with the Brown Act.

ADJOURNMENT - The meeting adjourned at 8:17 p.m.

Recorded by:

Dana Swanson
City Clerk
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%%L)’ =< MEETING DATE: March 10, 2020

13 2
Y

AGENDA NO: B-1

—

Staff Report

TO: Honorable Mayor and City Council DATE: February 26, 2020
FROM: Cindy Jacinth, Senior Planner

SUBJECT: Adoption of Resolution No. 21-20 adopting the Mitigated Negative Declaration
and approving Coastal Development Permit #CDP19-039 and Concept/Precise
Plan Conditional Use Permit No. CUP19-13 for a proposed new 83-guestroom
56,538sf hotel at 295 Atascadero Road in the C-VS/PD zone. This project is
located in the Coastal Commission Appeals Jurisdiction.

RECOMMENDATION

Staff recommends the Council adopt Resolution No. 21-20, making the necessary findings for
adoption of the Mitigated Negative Declaration and approval of Coastal Development Permit (CDP)
No. CDP19-039 and Conditional Use Permit (CUP) No. 19-13 as Concept/Precise Plan approval,
located at 295 Atascadero.

ALTERNATIVES
Alternative 1. The City Council could move to modify or delete conditions of approval from the
Planning Commission’s favorable recommendation.

Alternative 2. The City Council could move to deny the CDP/CUP and request and direct staff to
return to Council with a resolution memorializing that denial.

FISCAL IMPACT: The project is comprised of an 83-unit hotel which would be the second largest
hotel in the City. New transient occupancy taxes would provide a positive impact to City tax revenue.

BACKGROUND

Escape Hospitality, LLC (Applicant) is seeking Coastal Development Permit and Conditional Use
Permit approval for construction of a new 56,358-square foot 83-guestroom hotel with indoor pool,
fithess room, meeting room, interior dining and lounge areas, and on-site parking, including 92 vehicle
spaces and 19 bicycle parking spaces on a vacant 2-acre lot. The hotel is proposed at 3 stories in
height or 35.41 feet above average natural grade and requires a modification under the Planned
Development (PD) Overlay (MBMC 17.40.030) to the 30-foot height limitation noted in the C-VS base
zone district. The project also requires modification under the PD Overlay to the parking lot landscape
design standards. The project is in the Commercial Visitor-Serving (C-VS/PD) zoning district and is
in the Coastal Commission Appeals Jurisdiction. The proposed project was reviewed by the Planning
Commission (PC) on February 4, 2020, pursuant to Morro Bay Municipal Code (MBMC) section
17.40.030 (Planned Development overlay), which requires Concept/Precise plan approval for projects
on private property greater than an acre. The PC reviewed the project and voted 5-0 to forward a

Prepared By:  CJ Dept Review:  SG
City Manager Review: City Attorney Review: _JWP____
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favorable recommendation with recommended conditions to the City Council as discussed below (PC
Resolution 03-20, Attachment 2). The PC staff report, which discusses the project in greater detalil,
is provided below as an online link on the last page of this staff report.

DISCUSSION

At its February 4, 2020, meeting, the PC added seven recommended conditions of approval
(Attachment 2, PC conditions 13-19). Those conditions centered around the following issues:
landscaping screening, height, visual analysis, aesthetics, electric vehicle charging, and bus parking.
The PC added conditions are provided below:

13. Project landscaping shall be evaluated by a third-party arborist or landscape architect
to ensure viability of both the proposed trees and to assess potential impacts to the existing
off-site Monterey Cypress. Evaluation shall include review of permeable paver installation
specification proposed within the dripline of the Monterey Cypress for possible negative
impacts to tree roots and the overall health of the trees. Landscape architect shall be chosen
by City staff with report submitted to the City for review and acceptance prior to issuance of a
building permit. Applicant shall pay for the cost of the peer review. City staff shall prepare a
summary report for presentation to Planning Commission.

14. Revise landscaping plan to provide Monterey cypress trees within the finger planter
areas within the parking lot on the east side of the property. If necessary, this can be
accomplished by consolidating the parking planter areas to provide more tree planting area.

15. Applicant shall work with the School District by making an offer to provide up to 4
Monterey cypress trees at a maximum size of 24-inch box to be used as interplanting among
existing row of Monterey cypress trees along the west property boundary. The peer reviewing
landscape architect or arborist shall evaluate the efficacy of this concept, in light of the desire
to maintain the Monterey cypress rows along the western property line. The Director, subject
to concurrence by the peer reviewer, can approve a smaller tree size if it is determined that
planting of smaller trees would be more appropriate to achieve the desired result.

16. The applicant shall revise the plans to remove the roof mounted mechanical equipment
and to place the equipment within a mechanical well along the south elevation. To make room
for the mechanical well, plans shall be revised to remove the shed roof on south elevation.
The applicant shall also reduce the height of the parapet surrounding the roof, to the greatest
extent feasible, while still providing screening for the roof mounted solar panels as viewed
from Highway 1. The applicant shall provide revised drawings depicting both the revised south
elevation and the lowered parapet prior to the project moving forward for Council review.

17. The applicant shall revise the plans to carry the corten steel around the upper portion
of the rear (north) elevation. Revised elevation drawings to be submitted to the Planning
Division for review by the City Council.

18. Revise plans to provide conduit and appropriately rated circuits to accommodate two
additional level 3 electric vehicle charging stations on site. Conduit and circuits shall be shown
on the plans submitted for building permit review.

19. Provide an exhibit to the Planning Division for inclusion in the City Council staff that
shows how the parallel parking spaces located along the west property line can accommodate
2
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a parked tour bus.

A response letter dated February 19, 2020, by the Applicant’s representative, Cathy Novak Consulting
was received (Attachment 3), along with revised plans (Attachment 5). The letter requests the Council
either modify recommended PC conditions or delete them. The requested changes are noted below
with a staff response following:

PC recommended conditions

13. Project landscaping shall be evaluated by a third-party arborist or landscape architect to ensure
viability of both the proposed trees and to assess potential impacts to the existing off-site
Monterey Cypress. Evaluation shall include review of permeable paver installation specification
proposed within the dripline of the Monterey Cypress for possible negative impacts to tree roots
and the overall health of the trees...

Applicant response

The Applicant’s letter requests a modification of the PC condition. The Applicant’s position is
requiring an additional review by a 3" party person, such as a landscape architect, is not
reasonable and will not change the outcome. The Applicant also identifies the reason for the
condition stems from a disagreement between the project landscape architect and a
landscape architect consulted by the Chair of the PC. The Applicant also states the proposed
landscaping meets the City’s Master Tree List and State WELO (drought-tolerant)
requirements. The Applicant is supportive of the second half of the condition for hiring an
arborist to evaluate potential impacts associated with required excavation in the area of the
pavers along the western side.

Staff response

Staff does not support the Applicant’s request for modification to this condition. The fact the
proposed trees are consistent with the City’s Street Tree list has nothing to do with why the
condition was placed on the project. The PC condition allows for review by either a landscape
architect or arborist. Given the project’s request for a height modification, and the MND
discussion/mitigation on the visual resources of the area, the PC took great care to ensure
the visual resources of the area would be protected. Much of the PC favorable position
regarding the height modification stemmed from the fact the existing windrow of cypress trees
already blocked most of the view through the site to both of Morro Rock and the ocean. The
PC also indicated view impacts were reduced because of the site’s location below the
elevation of Highway 1. This is consistent with LCP policies 12.01 and 12.02, which require
permitted development to be sited and designed to protect views to and along the ocean and
scenic areas shall be visually compatible with surrounding areas. Therefore, the 3" party
review is necessary to ensure the health of the adjacent cypress trees is maintained, the
proposed planting plan along the east property line achieves the desired screening upon
maturity and the landscaping performs as described in the MND (Attachment 4).

14. Revise landscaping plan to provide Monterey cypress trees within the finger planter areas within
the parking lot on the east side of the property. If necessary, this can be accomplished by
consolidating the parking planter areas to provide more tree planting area.

Applicant response
The Applicant’s letter states it is not appropriate for the Monterey Cypress trees on the east
3
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side of the property to be included in the plan. The Applicant indicates, based on review by
the project Landscape Architect, the trunk diameter of the cypress trees is too large at maturity
and will overwhelm the 4-foot-wide parking planters. Even with consolidation of the planters,
there may not be sufficient room to contain the large tree trunks without property or tree
damage. The Applicant also indicates the project architect’s position is the addition of cypress
trees on east side should not be considered because mature trees provide no screening value
due to crown height and openness of form and the reduction in the number of smaller canopy
screen trees will compromise the effectiveness of the proposed tree screen, which requires
50% screening be achieved within 10 years.

Staff response

The Applicant’s entire response to this condition is predicated on the opinion of the project
landscape architect; however the applicant did not provide an actual written opinion from the
project landscape architect in support of the objection. PC discussed increasing the screening
of the hotel from the Highway, even if it were to cause a loss in parking because of the
importance of aesthetics. The recommended condition allows for the reduction of parking
planter area or consolidation of parking in order to increase screening. An increase in
screening is consistent with Mitigation Measure VR-1 and would also assist with reducing the
perceived large mass and rectilinear character of the hotel building. Monterey cypress trees
are narrow and pyramid-shaped when young and spread with age as they grow taller which
will provide screening value much like the cypress trees on the west side of the lot. Also,
there are mature cypress planted all along the Highway 1 off ramp that runs adjacent to the
property; and it would appear similar sized trees would provide adequate screening of the
hotel given the property site sits below the level of the Highway. Staff is recommending that
the condition remain as is. Given Planning Condition 13, the cypress tree concept will be
reviewed and commented on by the City’s peer review arborist or landscape architect,
including any damage that may occur due to the growth of the new cypress trees..

15. Work with the School District by making an offer to provide up to 4 Monterey cypress trees at a
maximum size of 24-inch box to be used as interplanting among existing row of Monterey cypress
trees along the west property boundary. The peer reviewing landscape architect or arborist shall
evaluate the efficacy of this concept, in light of the desire to maintain the Monterey cypress rows
along the western property line...

Applicant response

The Applicant’s letter provides a detailed response to this item. Overall, they are supportive
of offering to purchase up to 4 cypress trees, but at a cost not to exceed $500 per tree.
However, they state consideration of interplanting trees should be left to Morro Bay High
School (MBHS) and not the Applicant. They state new trees should be planted on School
District property in order to avoid property-owner disputes. They object to the Applicant being
required to pay for a 3" party landscape architect or arborist to evaluate the efficacy of any
tree planting plans on the MBHS property. They state landscape management should be the
responsibility of MBHS and request the condition be modified to state they would only offer to
purchase 4 trees and the Director is authorized to approve a School District request for smaller
trees.

Staff response

Once again the Applicant asserts a position by the project Landscape Architect that is not

supported by a written and stamped letter from the Landscape Architect. The PC discussion
4
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included detailed consideration of the request for a height modification. They acknowledged
the property has unique constraints, including its location in a flood plain, the fact it sits below
the elevation of Highway 1, and the windrow of mature Monterey cypress trees west of the
proposed building, which block the majority of views through the site. Morro Rock is
designated as a significant scenic resource, and Highway 1 is a designated scenic highway.
In considering the height exception, the property location and existing condition, as well as
the visual analysis presented in the MND, the PC was in agreement to allow a height
modification. However, the PC noted, the reason the extra height was acceptable is because
of the existing windrow of trees. If the windrow of trees were not present, then the PC indicated
the height exception would not likely be appropriate. The School District property is required
through its own previous planning permit approvals to maintain the cypress trees. Since it is
off property, the condition is simply to assist in offering to maintain the trees. A 3™ party
arborist or landscape arborist would provide a neutral opinion on the efficacy of maintaining
the windrow in addition to their review of the other components of the landscape plan. Lastly,
the condition only requires the Applicant to work with the School District regarding these trees.
If the School District decides not to have the trees placed on its property, then as long as the
Applicant worked with the School District before that decision were to be made, then the
condition would have been met.

16. Revise plans to remove the roof mounted mechanical equipment and to place the equipment
within a mechanical well along the south elevation. To make room for the mechanical well, plans
shall be revised to remove the shed roof on south elevation. The applicant shall also reduce the
height of the parapet surrounding the roof, to the greatest extent feasible, while still providing
screening for the roof mounted solar panels as viewed from Highway 1. The applicant shall
provide revised drawings depicting both the revised south elevation and the lowered parapet prior
to the project moving forward for Council review.
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Applicant Response

The Applicant’s letter notes the plans have been revised with the roof-mounted mechanical
equipment relocated to the lower roof on the south elevation. The shed roof design was also
removed, and a parapet is proposed to screen the equipment from view (south elevation), as

CC_2020-03-10 Page 11 of 272



Original Design seen at 2-4-2020 PC meeting:

MORRO BAY HOTEL

Revised Design with Shed Roof Removed at Southern End:

MORRO BAY HOTEL
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shown on revised Sheet A-5 and A-7 (see image below). The Applicant’s letter also notes the
Architect reviewed the PC recommendation to reduce the parapet height. The parapet height
is already low in order to minimize the proposed height and notes the applicant needs flexibility
with the design in order for structural engineering design and needs for roof slope and room
for additional screening.

Staff Response

The revised design as recommended by the PC addresses the request for height modification
by ensuring height is kept to a minimum by removing roof mounted mechanical equipment.
The redesign of the shed roof also further minimizes view blockages at the southern end of
the building. Based on the PC condition, staff would work with the Applicant to reduce the
height of the upper roof parapet at time of building permit submittal, as that is when
engineering for the roof will be complete.

17. Revise plans to carry the Corten steel around the upper portion of the rear (north) elevation.
Revised elevation drawings to be submitted to the Planning Division for review by the City Council.

Applicant Response
Revised plans (Exhibit E) now show the Corten vertical siding at the north elevation on plan
sheet A-8.

Staff Response
Noted

18. Revise plans to provide conduit and appropriately rated circuits to accommodate two additional
level 3 electric vehicle charging stations on site. Conduit and circuits shall be shown on the plans
submitted for building permit review.

Applicant Response

The Applicant’s letter requests this condition be modified. The letter gives a detailed response
stating the requirements for electrical voltage for level 3 chargers would be exponentially more
than the level 2 chargers, which would require a transformer to step up the voltage to service
the level 3 chargers where the level 2 chargers are at a lower voltage input. This would also
require a substantial increase in total kilovolt-amps needed to supply enough power to the
entire project and, thus, would double the amount of load needed to supply the charging
station. The letter states that would be close to capacity for the total load for the project. The
Applicant response concluded by stating it is technically difficult to do as well as a significant
financial investment.

Staff Response

The Applicant’s proposal offered up 7 level 2 chargers and 2 level 3 chargers (Level 3 also
known as DC fast chargers). Current zoning code requirements do not require electrical
vehicle charging stations. Because the project was seeking exceptions under the Planned
Development overlay, the publicly available EV charging along with a suite of other public
benefits is offered for the City to make a finding of greater than normal public benefit on the
project. The PC noted, with the rapid change in technological advancements, it would be a
benefit to provide the additional level 3 chargers in the future. Providing the conduit and
circuits at installation do not require the Level 3 chargers to be installed now, but only provides

7
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the infrastructure to make it more economical to upgrade in the future. Although the Applicant
cites the difference in voltage requirements between Level 2 and Level 3, that voltage will be
already required for the two level 3 chargers being provided. No supplemental report from an
electrical engineer with a cost estimate for installing extra conduit and circuits was provided.
Staff recommends the condition remain as is.

19. Provide an exhibit that shows how the parallel parking spaces located along the west property
line can accommodate a parked tour bus.

Applicant Response
Plans have been revised with a dashed line shown to accommodate 3 tour buses on the west
side of the parking lot as shown on Sheet A-3.

Staff Response
Noted.

ENVIRONMENTAL

The Mitigated Negative Declaration was presented to the PC for review, which is incorporated into
their favorable recommendation for project approval. The mitigation measures in all impact areas
have been incorporated as conditions of approval on the project (PC Resolution, Exhibit A) and are
summarized in the Mitigation and Monitoring Program (MMP) (Exhibit D), which is attached to the
MND. Exhibit H of the PC staff report includes the response to comments, which was prepared by
SWCA Environmental Consultants dated January 27, 2020.

VIEW ANALYSIS

The visual analysis for the site included placing story poles on site in January 2019, as well as field
reconnaissance to view the story poles from the Highway and adjacent streets and streets east of
Highway 1. The story poles were left in place for 10 days prior to the PC meeting for the public and
PC to view. The poles demonstrated the view blockages would occur at the southernmaost portion of
the site, but not further north because the existing windrow of cypress trees already block views of
Morro Rock. In addition, no view impacts occur from Highway 41/Atascadero Road because the
Highway 1 embankment as well as existing vegetation effectively block views of the project site. In
addition, photos and video were taken from both Highway 1 (northbound and soundbound lanes), as
well as adjacent streets and upland streets east of Highway 1.

Review of the project site, story pole exhibits, and photo simulations indicate the hotel structure would
have minimal effect on availability of views to Morro Rock as seen from Highway 1. The bulk of the
hotel structure would be seen in front of the existing row of cypress trees, which already block views
to Morro Rock. A small portion of the southeast portion of the building would block views, and that
has been redesigned since the 2-4-20 PC meeting to open up more views. This is depicted in the
visual simulation below.
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Original Design as seen at 2-4-2020 PC meeting with Shed Roof at Southern End:

Revised Design with Shed Roof Removed at Southern End:

Removed shed roof — off-site cypress
trees visible. The trees in the background
are outlined in red in below image.
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Background trees off-property
between Lila Keiser Park and
RV storage area adjacent to
City Wastewater Treatment
Plant blocking existing views
of Morro Rock

CONCLUSION

The City’s General Plan and Local Coastal Plan identify policies that aim to enhance, protect, and
preserve the existing and potential visual resources of Morro Bay and its surroundings. These
policies (VR-2 and VR-3 and LCP Policy 12.01 and 12.02) provide emphasis on protecting scenic
and visual qualities of coastal areas, as well as siting and designing development to protect views to
and along the coast and to be visually compatible with the surrounding areas. The project as proposed
and as revised is visually compatible with the character of the surrounding area and does not
adversely affect views because the bulk of the hotel structure would be seen in front of the existing
row of cypress trees, which already block views to Morro Rock. The small portion at the southern end
of the property that would partially block views was noted in the MND as representing 1 second of
travel time along southbound Highway 1 and would be inconsequential in terms of its effect on the
scenic vista. In addition, views of the site from points eastward are blocked by the elevation of the
Highway. The project site does not impact residential streets east of the site because the property
sits approximately 15 feet below the elevation of Highway 1. As revised since the 2-4-2020, PC
meeting, the redesigned project removes mechanical equipment from the roof and changed the
proposed roof from a shed roof to a flat roof with parapet wall as shown on plan sheet A-7 (Attachment
5). Therefore, the revised project design and recommended conditions have been designed not to
diminish or detract from existing public views of Morro Rock.

The PC reviewed the project and has forwarded a favorable recommendation for final approval to
City Council. The attached Council Resolution No. 21-20 reflects the PC’s recommendation. As
conditioned, the City Council can find for approval of the project consistent with applicable provisions
of the General Plan/ LCP, and Zoning Ordinance. Staff therefore recommends approval of CDP
#CDP19-039 and Concept/Precise CUP #19-13.

10
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ATTACHMENTS:

City Council Resolution No. 21-20

Planning Commission Resolution No. 03-20 (adopted February 4, 2020)

Applicant Response Letter to PC recommendation dated February 19, 2020

Mitigated Negative Declaration, December 16, 2019 and Mitigation and Monitoring Plan
Plans/ Plan Reductions received February 12, 2020

Powerpoint presentation

eurwNE

ONLINE DOCUMENTS
*Complete staff report & attachments for the 2/04/2020 Planning Commission meeting available at
the following link: http://www.morro-bay.ca.us/ArchiveCenter/ViewFile/Iltem/5243
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RESOLUTION NO. 21-20

RESOLUTION OF THE CITY COUNCIL
OF THE CITY OF MORRO BAY, CALIFORNIA,

ADOPTING A MITIGATED NEGATIVE DECLARATION (SCH#2019129078)
WITH MITIGATION AND MONITORING PROGRAM (MMP) AND
CONDITIONALLY APPROVE COASTAL DEVELOPMENT PERMIT (CDP19-
039) AND CONCEPT /PRECISE PLAN CONDITIONAL USE PERMIT (CUP19-
13) FOR NEW CONSTRUCTION OF 56,538SF 83 GUEST-ROOM HOTEL
LOCATED AT 295 ATASCADERO ROAD, MORRO BAY HOTEL

THE CITY COUNCIL
City of Morro Bay, California

WHEREAS, the City Council 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 10, 2020, for the
purpose of considering approval of Coastal Development Permit #CDP19-039 and Conditional
Use Permit #CUP19-13 for the Morro Bay Hotel project located at 295 Atascadero Road in an
area located in the Coastal Commission appeals jurisdiction; 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 February 4, 2020, for
the purpose of considering approval of Coastal Development Permit #CDP19-039 and Conditional
Use Permit #CUP19-13 for the Morro Bay Hotel project located at 295 Atascadero Road in an
area located in the Coastal Commission appeals jurisdiction and forwarded a favorable
recommendation to the City Council pursuant to Morro Bay Municipal Code 17.40.030; and

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

WHEREAS, the City Council has duly considered all evidence, including the testimony of
Escape Hospitality, LLC (Applicant), interested parties, and the evaluation and recommendations
by staff, presented at said hearing.

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

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

California Environmental Quality Act (CEQA)

A. For purposes of the California Environmental Quality Act, Case No. CDP19-039/CUP19-13 is
subject to a Mitigated Negative Declaration (MND) based upon potentially significant impacts
to Aesthetics, Air Quality, Biological Resources, Cultural Resources, Energy, Geology and
Soils, Greenhouse Gas Emissions, Land Use and Planning, Transportation, and Tribal
Cultural Resources. Any impacts associated with the proposed development will be brought
to a less than significant level through the mitigations contained in the MND. Additional
mitigation has been added to the Mitigation and Monitoring Plan (MMP) as a result of
comments received during the 30-day comment period by the County of San Luis Obispo Air
Pollution Control District (APCD) and CalTrans. The addition of APCD and CalTrans
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B.

mitigations did not result in any additional impacts that would require re-circulation and all
impacts have been reduced to a level less than significant.

The MMP attached to the MND has been reviewed and determined to be adequate in
mitigating or avoiding potentially significant environmental effects.

Coastal Development Permit Findings

A. The project as proposed is consistent with the applicable provisions of the certified Local

Coastal Plan. The Local Coastal Plan is consistent with the General Plan and the project
is an allowable use in its zoning district. The project is consistent with CLUP Policies
12.01 and 12.02 and General Plan Visual Resources Element policies VR-2 and VR-3
in that the project has been sited and designed to protect views to the Rock and is
visually compatible with surrounding areas in that the bulk of the structure is located in
front of the existing windrow of mature Monterey cypress trees and the project has been
redesigned at the southern elevation to remove the shed roof and contain mechanical
equipment within a parapet wall instead of being located on the roof.

The City Council finds the project is consistent with and in conformity with the public
access and public recreation policies of Chapter 3 of the California Coastal Act. The
Morro Bay Hotel project is proposed to provide publicly available electric vehicle
charging stations as public benefit which facilitates public access as further described in
the staff report presented to the Planning Commission at its February 4, 2020 meeting.

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 new construction
of the hotel project has been designed with a large front setback and development pushed
to the rear of the lot. The project provides for public benefit of extension of the Class 1
bike path/multi-use path to facilitate pedestrians and passers-by; new electrical vehicle
charging locations; and dedication of a stub portion of the southwest property to the
adjacent Morro Bay High School; and the proposed hotel project at 295 Atascadero is a
permitted use within the zoning district; and the project’s structures comply with all
applicable project conditions and City regulations and are consistent with the City’s Local
Coastal Program.

. The project will not be injurious or detrimental to property and improvements in the

neighbourhood and the general welfare of the City in that the proposed hotel use will
provide a visitor-serving commercial use with public benefit consistent with the character
of the surrounding area.

Planned Development Overlay Finding

A. The Planning Commission finds the project as conditioned with the provision of 9 electric

vehicle charging stations, which exceeds building code requirements, extension of the
Class 1 bike lane/ multi-use path across the property frontage to provide a safe path of
travel for bicyclists and pedestrians passing by the property which exceeds frontage
improvement requirements; the dedication of a stub portion of the southwest property to
be dedicated to Morro Bay High School for use as extension of their bike lane adjacent to
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their eastern most vehicular entrance, and various green measures such as net zero
energy goal, bike share, recycled content building materials, LED lighting, reflective
roofing, permeable pavers, high performance glazing system, consist of greater than
normal public benefits and results in a project with improved site design which warrants
modification of the height standard to allow an increase in height from 30 feet to 35.41
feet.

B. The project also provides for 92 parking spaces with a mix of rectangular landscape
parking planter areas and diamond landscape parking planter areas. This design
modification improves the site design that would otherwise result because it maintains the
required 92 parking spaces while also allowing for parking lot tree shading.

Architectural Consideration

A. As required by Morro Bay Municipal Code Section 17.48.200, the City Council finds 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 City Council does hereby approve Coastal Development Permit #CDP19-
039 and Conditional Use Permit #CUP19-13 subject to the following conditions:

STANDARD CONDITIONS

1. This permit is granted for the land described in the staff report dated February 26, 2020,
for the project at 295 Atascadero depicted on plans dated February 12, 2020, 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 City Council plans
submitted for CDP19-039/CUP19-13, unless otherwise specified herein.

2. 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.

3. 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.

4. 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

CC_2020-03-10 Page 20 of 272



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 (i) 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 (ii) Applicant’s failure to comply with conditions of approval. The 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 City Council.
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 shall be included as a
full-size sheet in the Building Plans.

Building Conditions:

A. PRIOR TO ISSUANCE OF A BUILDING PERMIT:

1.

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.

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.

3. 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.
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10.

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.

A soils investigation performed by a qualified professional shall be required for this project. All cut
and fill slopes shall be provided with subsurface drainage as necessary for stability; details shall
be provided.

Fire sprinklers, shall be required by City Codes.

BUILDING PERMIT APPLICATION. To apply for building permits submit three (3) sets of
construction plans to the Building Division.

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.

~ooooTw

All construction will conform to the 2019 California Building Code (CBC), 2019 California
Residential Code (CRC), 2019 California Fire Code (IFC), 2019 California Mechanical
Code (CMC), 2019 California Plumbing Code (CPC), 2019 California Electrical Code
(CEC), 2019 California Energy Code, 2019 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.)

CONDITIONS TO BE MET DURING CONSTRUCTION:

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

Certification of compliance with the soils report shall be submitted to the Building Division
prior to foundation approvals. A final report certifying compliance with the soils report or
grading plans shall be submitted to the Building Division prior to final approvals.

A licensed surveyor or engineer shall verify pad elevations, setbacks, prior to foundation

inspection, and building height prior to framing inspection when determined necessary by
the Planning Division.

CC_2020-03-10 Page 22 of 272



C. CONDITIONS TO BE MET PRIOR TO FINAL INSPECTION AND ISSUANCE OF

CERTIFICATE OF OCCUPANCY:

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.

Fire Department Conditions:

1.

Demolition Site Plan, General Notes. Provide the following notation: Fire Safety During
Construction and Demolition shall be in accordance with 2019 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.

Fire Protection Systems and Equipment. An approved automatic fire sprinkler system shall
be provided throughout this project, pursuant to Morro Bay Municipal Code, Section
14.60.200.

Submit all plans and specification sheets for the required automatic fire sprinkler system to the
Building Department for review and approval prior to installation. Sprinkler plans shall be
submitted prior to issuance of a Building Permit. The sprinkler system shall be in accordance
with NFPA Standard 13.

Fire Alarms. Plans and specifications for the automatic fire sprinkler system and fire alarm
system shall be submitted to Public Services Division for review and approval. (CFC 1001.3
and 1001.4) The fire sprinkler and alarm systems shall be supervised by a central station and
constructed in accordance with NFPA 72.

Fire Department access to equipment. Rooms or areas containing controls for Electrical, FAU,
Alarm and Fire Sprinkler Systems shall be identified by approved and appropriate signage for
Fire Department use. (CFC 1001.8)

Every sleeping room below the fourth story shall have at least one operable window or door
approved for emergency escape or rescue that shall open directly into a public street and shall
be operable from inside to provide a full, clear opening without tools (CBC 310.4). Exception 2
may apply when fully sprinklered in accordance with NFPA 13.

Fire Extinguishers. A minimum of one 2A-10-BC extinguisher shall be provided for each floor
area, so that travel distance does not exceed 75 feet. Extinguishers shall be serviced annually
and shall have a current service tag attached. (CCR, Title 19, Sec. 3.29)

Required water supply. An approved water supply capable of supplying the required fire flow
for fire protection shall be provided to premises upon which facilities, buildings or portions of
buildings are hereafter constructed or moved into or within the jurisdiction (CFC 507.1). Provide
the required fire-flow requirement as contained in CFC Table B105.1(2).

Fire hydrant where required. Where a portion of the facility or building hereafter constructed or
moved into or within the jurisdiction is more than 400 feet from a hydrant on a fire apparatus
road, as measured by an approved route around the exterior of the facility or building, on-site
fire hydrants and mains shall be provided where required by the fire code official. (CFC 507.5.1)

CC_2020-03-10 Page 23 of 272



9. Minimum number of fire hydrants for a building. The number of fire hydrants available to a
building shall not be less than the minimum specified in Table C102.1. (CFC C102.1)

10. Elevator Car to Accommodate Ambulance Stretcher. Where elevators are provided, at least
one elevator shall be provided for fire department emergency access to all floors. The elevator
car shall be of such a size and arrangement to accommodate an ambulance stretched 24-
inches by 84-inches with not less than 5-inch radius corners, in the horizontal, open position
and shall be identified by the international symbol for emergency medical services (star of life).
The symbol shall not be less than 3-inches high and shall be placed inside on both sides of the
hoist way door frame. (MBMC 14.08.090)

11. Dumpsters and containers with an individual capacity of 1.5 cubic yards or more shall not be
stored in buildings or placed within 5 feet of combustible walls, openings or combustible roof
eave lines. (CFC 304.3.3

12. Key Boxes. 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.

Provide a Knox Key Box for installation to the exterior of the structure. Obtain a Knox
Application from Morro Bay Fire Department during business hours.

13. Obstruction and Locations. Unobstructed access to fire hydrants shall be maintained at all
times. The fire department shall not be deterred or hindered from gaining immediate access to
fire protection equipment or fire hydrants. (CFC 507.5.4)

Provide location of the sprinkler riser, backflow double check device, fire hydrants and fire
protection equipment at site.

14. Standpipe systems shall be installed throughout buildings where the floor level of the highest
story is located more than 30 feet (9144 mm) above the lowest level of fire department vehicle
access, or where the floor level of the lowest story is located more than 30 feet (9144 mm)
below the highest level of fire department vehicle access.”

15. Fire Lanes. Access roads and fire lanes shall be provided and identified by approved
signage to read: “Fire Lane, No Parking” stenciled over red-painted curbs and signage.

Public Works Conditions:

The following Public Works conditions shall be satisfied prior to Building Plan submittal:

1. Existing 40’ Right of Way Conversion to 20" Wide Public Utility Easement: The 66" Street
Right of Way (ref. 2 MB 15), will need to be abandoned and a 20’ wide public utility
easement be dedicated to the City (centered on the existing 18” sewer main). Since this
project is required to merge the underlying lots, use of a parcel map to finalize merger and
effectuate the abandonment may be appropriate.

2. Private Sewer Lines and Easements: Per the attached “Existing Utilities” information, we
have identified two separate sewer services which connect to the existing 18” sewer main
and extend to the south across Atascadero Road. Show these on the plans. Also
demonstrate that these private sewer lines will not conflict with the proposed underground
infiltration facilities.
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10.

Frontage Improvements, Public Improvements and Signage and Striping Plan: Please
revise the roadway “half-section” per the attached “Atascadero RoadStreet Section
Exhibit”. Please include a separate “Public Improvements Plan” at a larger scale (e.g. 1”
= 10"), so that existing features and required frontage improvements can be identified and
checked against the proposed design. This shall also include a “Signage and Striping
Plan” at an acceptable scale that identifies all existing and proposed signage and striping
features with appropriate dimensions.

Driveways: All driveway approaches used for 2-way traffic shall be a minimum of 24 feet
wide.

City 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. (See attached ex. utilities exhibit).

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

Water Backflow Prevention Device: Verify and label all proposed water backflow
preventers. Devices are required for all water line connections, including fire water
systems, irrigation systems on a dedicated water meter, or any plumbing system which
has potential for cross-connections or the ability to allow water of deteriorated sanitary
quality to enter the public water supply. Add note to plan that device is an approved
domestic water backflow prevention device.

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).

Sewer _Impact: The City’s “OneWater Plan” which is available at the following link;
https://www.morro-bay.ca.us/DocumentCenter/View/12500/OneWater-Plan-Final
identifies existing flow in the 18” sewer main adjacent to and downstream of the proposed
project exceeding capacity during Peak Wet Weather Flow (PWWF). The City has defined
“‘exceeding capacity” when the water surface elevation in the system during PWWF is
above the elevation defined as three feet below the manhole rim. The Applicant shall work
with the City’s consultant (Carollo Engineers-Fresno Office) to model the additional flow
from this proposed project into this under capacity line to verify that the resultant elevations
in wastewater depth do not exceed any manhole rim elevation downstream of the project.
Additionally, the Applicant shall replace the existing 18” sewer main with a 27” sewer main
in its current alignment through the project site, or delay development of this portion of the
site until the City constructs said improvements.

Flood Zone Requirements: This proposed project is located within an AE Special Flood
Hazard Area (SFHA). A Flood Hazard Development Permit is required. The City’s Flood
Hazard Prevention Ordinance (MBMC Chapter 14.72) describes the requirements to
obtain this permit. Pertinent requirements include, but are not limited to:

a) Submit a FEMA Elevation Certificate which will indicate the base flood elevation to be
used with the proposed construction drawings. (Prior to Final Sign-off, submit an
Elevation Certificate to indicate the finish elevations of the completed building.)
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b) Submit a FEMA “Floodproofing Certificate for Non-Residential Structures” which will
indicate the base flood elevation to be used with the proposed construction drawings.
(Prior to Final Sign-off, submit an Elevation Certificate to indicate the finish elevations
of the completed building.)

11. 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 www.morro-bay.ca.us/mainmanual . Projects with
more than 2,500sf of new or redeveloped impervious area are subject to these
requirements. This project appears to require Performance Requirement No. 1, 2, 3, and
4. Provide the completed “Appendix A - SFR Performance Requirement Determination
Form” and other required performance requirement certification forms as required.

12. Detailed Erosion and Sediment Control Plan: Required for sites greater than 1/2 acre, or
for building or other site disturbance proposed on slopes over 15%, or for projects located
within critical areas. 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. It must
include a written narrative, detailed site plan, typical drawing and details. The City of Morro
Bay “Erosion and Sedimentation Control Plan Manual” which is available on the City
website at the following link: https://www.morro-bay.ca.us/689/Construction-Sites

13. Stormwater Pollution Prevention Plan (SWPPP): The SWPPP is required for all sites over
1 acre. Prior to issuance of a building permit, the owner shall submit a Notice of Intent
(NOQI) to the State Water Resources Control Board (SWRCB) and develop a SWPPP
according to the requirements of a Construction General Permit. Incorporate City of Morro
Bay Post Construction requirements to SWPPP. A copy of the SWPPP with the reference
WDID shall be submitted to the City.

14. Traffic Impact Assessment: The Applicant has provided a “Draft Transportation Impact
Study”. This study shall be used to further analyze the traffic flows at the intersection of
“Main/Hwy 41 (Atascadero Rd.)/Hwy 1”. The City has initiated a project of proposed
improvements at this location. The current estimated cost of the improvements are
$7,550,000. The Applicant is conditioned to pay a pro rata fee proportional to increased
traffic at this location. At peak hour the project contributes 30 additional trips or 1.01% of
the traffic to the subject intersection. This calculates to $76,255.00 as being this proposed
project’s share of the intersection improvements.

15. Caltrans: Submit all comments from Caltrans regarding project requirements. Submit copy
of Caltrans encroachment permit prior to building permit issuance from the City of Morro
Bay.

16. Encroachment Permits: A standard encroachment permit shall be required for the
proposed driveway; the driveway shall comply with B-9 (Driveway Ramps: Size &
Location). An underground encroachment permit shall be required for installation of a
sewer lateral within the City right-of-way or within a utility easement.

Additional Notes - Add the following notes to the plans. These are required for Building Permit
Approval.
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1. Any damage, as a result of construction operations for this project, to City facilities, i.e.
pavement surface, sidewalk, curb/berm, street, sewer line, water line, or any public
improvements shall be repaired at no cost to the City of Morro Bay.

2. 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 Office
located at 955 Shasta Ave. The Encroachment permit shall be issued concurrently with
the building permit.

Planning Conditions:

1. Archaeology: Inthe 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 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 and monitoring. The archaeological monitoring program as
outlined in the Mitigation and Monitoring Report in the Mitigated Negative Declaration.

2. Construction Hours: Pursuant to MBMC subsection 9.28.030.1, Construction or Repairing
of Buildings, the erection (including excavating), demolition, alteration or repair of any
building or general land grading and contour activity using equipment in such a manner
as to be plainly audible at a distance of fifty feet from the building other than between the
hours of seven a.m. and seven p.m. on weekdays and eight a.m. and seven p.m. on
weekends except in case of urgent necessity in the interest of public health and safety,
and then only with a permit from the Community Development Department, which permit
may be granted for a period not to exceed three days or less while the emergency
continues and which permit may be renewed for a period of three days or less while the
emergency continues.

3. 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.

4. Architecture: Building color and materials shall be as shown on plans approved by the City
Council and specifically called out on the plans submitted for a Building Permit to the
satisfaction of the Community Development Director.

5. Boundaries and Setbacks: The property owner is responsible for verification of lot
boundaries. Prior to requesting foundation inspection, a licensed land surveyor shall verify
lot boundaries and building setbacks to the satisfaction of the Community Development
Director. A copy of the surveyor’s Form Certification based on a boundary survey shall be
submitted with the request for foundation inspection.

6. Building Height Verification: Prior to foundation inspection, a licensed land surveyor shall
measure and inspect the forms and submit a letter to the Community Development
Director certifying that the tops of the forms are in compliance with the finish floor
elevations as shown on approved plans. Prior to either roof nail or framing inspection, a
licensed surveyor shall submit a letter to the building inspector certifying that the height of
the structures is in accordance with the approved plans and complies with the maximum
height requirements as approved for this project.
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10.

11.

12.

Inspection: The Applicant shall comply with all City conditions of approval and obtain final
inspection clearance from the Planning Division at the necessary time in order to ensure
all conditions have been met.

All overhead utilities along the Atascadero Road frontage shall be undergrounded.

A sign program including sign design and materials specifications shall be submitted prior
to City Council approval of the project.

A complete Lot Merger application shall be approved and recorded prior to issuance of
the building permit.

The 9 electric vehicle charging stations (Two level 3 and Seven level 2) shall be made
available for general public use and signed indicating for public use.

The Mitigation and Monitoring Program included in the Mitigated Negative Declaration and
attached to PC Resolution 03-20 as Attachment A and also attached to the City Council
staff report as Attachment D are hereby incorporated as conditions of approval.

Planning Commission Conditions:

13.

14.

15.

16.

Project landscaping shall be evaluated by a third-party arborist or landscape architect to
ensure viability of both the proposed trees and to assess potential impacts to the existing
off-site Monterey Cypress. Evaluation shall include review of permeable paver installation
specification proposed within the dripline of the Monterey Cypress for possible negative
impacts to tree roots and the overall health of the trees. Landscape architect shall be
chosen by City staff with report submitted to the City for review and acceptance prior to
issuance of a building permit. The Applicant shall pay for the cost of the peer review. City
staff shall prepare a summary report for presentation to Planning Commission.

Revise landscaping plan to provide Monterey cypress trees within the finger planter areas
within the parking lot on the east side of the property. If necessary, this can be
accomplished by consolidating the parking planter areas to provide more tree planting
area.

The Applicant shall work with the School District by making an offer to provide up to 4
Monterey cypress trees at a maximum size of 24-inch box to be used as interplanting
among existing row of Monterey cypress trees along the west property boundary. The
peer reviewing landscape architect or arborist shall evaluate the efficacy of this concept,
in light of the desire to maintain the Monterey cypress rows along the western property
line. The Director, subject to concurrence by the peer reviewer, can approve a smaller
tree size if it is determined that planting of smaller trees would be more appropriate to
achieve the desired result.

The Applicant shall revise the plans to remove the roof mounted mechanical equipment
and to place the equipment within a mechanical well along the south elevation. To make
room for the mechanical well, plans shall be revised to remove the shed roof on south
elevation. The Applicant shall also reduce the height of the parapet surrounding the roof,
to the greatest extent feasible, while still providing screening for the roof mounted solar
panels as viewed from Highway 1. The Applicant shall provide revised drawings depicting
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both the revised south elevation and the lowered parapet prior to the project moving
forward for Council review.

17. The Applicant shall revise the plans to carry the corten steel around the upper portion of
the rear (north) elevation. Revised elevation drawings to be submitted to the Planning
Division for review by the City Council.

18. Revise plans to provide conduit and appropriately rated circuits to accommodate two
additional level 3 electric vehicle charging stations on site. Conduit and circuits shall be
shown on the plans submitted for building permit review.

19. Provide an exhibit to the Planning Division for inclusion in the City Council staff that shows
how the parallel parking spaces located along the west property line can accommodate a
parked tour bus.

PASSED AND ADOPTED by the City Council of the City of Morro Bay at a regular meeting
thereof held on this 10" day of March, 2020 on the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

JOHN HEADDING, Mayor

ATTEST

DANA SWANSON, City Clerk
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MEETING DATE: February 4, 2020

RESOLUTION NO. PC 03-20

A RESOLUTION OF THE MORRO BAY PLANNING COMMISSION FORWARDING A
FAVORABLE RECOMMENDATION TO CITY COUNCIL TO ADOPT A MITIGATED NEGATIVE
DECLARATION (SCH#2019129078) WITH MITIGATION AND MONITORING PROGRAM
(MMP) AND CONDITIONALLY APPROVE CONCEPT /PRECISE PLAN APPROVAL OF
COASTAL DEVELOPMENT PERMIT (CDP19-039) AND CONDITIONAL USE PERMIT (CUP19-
13) FOR NEW CONSTRUCTION OF 56,538SF 83 GUEST-ROOM HOTEL LOCATED AT 295
ATASCADERO ROAD, MORRO BAY HOTEL

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 February 4, 2020, for the
purpose of considering approval of Coastal Development Permit #CDP19-039 and Conditional
Use Permit #CUP19-13 for the Morro Bay Hotel project located at 295 Atascadero Road in an
area located in the Coastal Commission appeals jurisdiction; 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. CDP19-039/CUP19-
13/LTM19-06 is subject to a Mitigated Negative Declaration based upon potentially significant
impacts to Aesthetics, Air Quality, Biological Resources, Cultural Resources, Energy, Geology
and Soils, Greenhouse Gas Emissions, Land Use and Planning, Transportation, and Tribal
Cultural Resources. Any impacts associated with the proposed development will be brought
to a less than significant level through the Mitigate Negative Declaration (MND). Additional
mitigation has been added as a result of review during the 30- day comment period by the
County of San Luis Obispo Air Pollution Control District (APCD) and has been added to the
Mitigation and Monitoring Plan (MMP). The addition of APCD mitigation did not result in any
additional impacts that would require re-circulation and all impacts have been reduced to a
level less than significant.

B. That the Mitigation and Monitoring program attached to the Mitigated Negative Declaration

has been reviewed and determined to be adequate in mitigating or avoiding potentially
significant environmental effects.
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| Dev ment Permit Findin

A. The project as proposed is consistent with the applicable provisions of the certified Local
Coastal Plan. The Local Coastal Plan is consistent with the General Plan and the
project is an allowable use in its zoning district.

B. The Planning Commission finds that the project is consistent with and in conformity with
the public access and public recreation policies of Chapter 3 of the California Coastal
Act. The Morro Bay Hotel project is proposed to provide publicly available electric vehicle
charging stations as public benefit which facilitates public access as further described in
the staff report presented to the Planning Commission at its February 4, 2020 meeting.

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 new construction
of the hotel project has been designed with a large front setback and development pushed
to the rear of the lot. The project provides for public benefit of extension of the Class 1
bike path to facilitate pedestrians and passers-by and that the proposed hotel project at
295 Atascadero is a permitted use 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 hotel use will provide
a visitor-serving commercial use with public benefit consistent with the character of the
surrounding area.

Planned Development Overlay Finding

A. The Planning Commission finds that the project as conditioned with the provision of 9
electric vehicle charging stations, extension of the Class 1 bike lane across the property
frontage to provide a safe path of travel for bicyclists and pedestrians passing by the
property; the dedication of a stub portion of the southwest property to be dedicated to
Morro Bay High School for use as extension of their bike lane adjacent to their eastern
most vehicular entrance, and various green measures such as net zero energy goal, bike
share, recycled content building materials, LED lighting, reflective roofing, permeable
pavers, high performance glazing system, etc. consist of greater than normal public
benefits and results in a project with improved site design which warrants modification of
the height standard to allow an increase in height from 30 feet to 35.4 feet.

B. The project also provides for 92 parking spaces with a mix of rectangular landscape
parking planter areas and diamond landscape parking planter areas. This design
modification improves the site design that would otherwise result because it maintains the
required 92 parking spaces while also allowing for parking lot tree shading.

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
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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 forward a favorable recommendation
for City Council approval of Coastal Development Permit #CDP19-039 and Conditional Use
Permit #CUP19-13 subject to the following conditions:

STANDARD CONDITIONS

1.

This permit is granted for the land described in the staff report dated January 24, 2020,
for the project at 295 Atascadero depicted on plans dated January 9, 2020, 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
plans submitted for CDP19-039/CUP19-13, 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 Manager (the “Director”), upon finding the project complies with all
applicable provisions of the Morro Bay Municipal Code (the “MBMC”), General Plan and
certified Local Coastal Program Land Use Plan (LCP) in effect at the time of the extension
request.

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

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

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

Gompliance 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
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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 shall be included as a
full-size sheet in the Building Plans.

Building Conditions:

A.

1.

PRIOR TO ISSUANCE OF A BUILDING PERMIT:

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.

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.

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.

A soils investigation performed by a qualified professional shall be required for this project. All
cut and fill slopes shall be provided with subsurface drainage as necessary for stability; details
shall be provided.

Fire sprinklers, shall be required by City Codes.
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BUILDING PERMIT APPLICATION. To apply for building permits submit three (3) sets of
construction plans to the Building Division.

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.

~ooo T

All construction will conform to the 2019 California Building Code (CBC), 2019 California
Residential Code (CRC), 2019 California Fire Code (IFC), 2019 California Mechanical
Code (CMC), 2019 California Plumbing Code (CPC), 2019 California Electrical Code
(CEC), 2019 California Energy Code, 2019 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.)

CONDITIONS TO BE MET DURING CONSTRUCTION:

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

Certification of compliance with the soils report shall be submitted to the Building Division
prior to foundation approvals. A final report certifying compliance with the soils report or
grading plans shall be submitted to the Building Division prior to final approvals.

A licensed surveyor or engineer shall verify pad elevations, setbacks, prior to foundation
inspection, and building height prior to framing inspection when determined necessary by
the Planning Division.

CONDITIONS TO BE MET PRIOR TO FINAL INSPECTION AND ISSUANCE OF
CERTIFICATE OF OCCUPANCY:

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.

Fire Department Conditions:

1.

Demolition Site Plan, General Notes. Provide the following notation: Fire Safety During
Construction and Demolition shall be in accordance with 2019 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.
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Fire Protection Systems and Equipment. An approved automatic fire sprinkler system shall
be provided throughout this project, pursuant to Morro Bay Municipal Code, Section
14.60.200.

Submit all plans and specification sheets for the required automatic fire sprinkler system to the
Building Department for review and approval prior to installation. Sprinkler plans shall be
submitted prior to issuance of a Building Permit. The sprinkler system shall be in accordance
with NFPA Standard 13.

Fire Alarms. Plans and specifications for the automatic fire sprinkler system and fire alarm
system shall be submitted to Public Services Division for review and approval. (CFC 1001.3
and 1001.4) The fire sprinkler and alarm systems shall be supervised by a central station and
constructed in accordance with NFPA 72.

Fire Department access to equipment. Rooms or areas containing controls for Electrical, FAU,
Alarm and Fire Sprinkler Systems shall be identified by approved and appropriate signage for
Fire Department use. (CFC 1001.8)

Every sleeping room below the fourth story shall have at least one operable window or door
approved for emergency escape or rescue that shall open directly into a public street and shall
be operable from inside to provide a full, clear opening without tools (CBC 310.4). Exception 2
may apply when fully sprinklered in accordance with NFPA 13.

Fire Extinguishers. A minimum of one 2A-10-BC extinguisher shall be provided for each floor
area, so that travel distance does not exceed 75 feet. Extinguishers shall be serviced annually
and shall have a current service tag attached. (CCR, Title 19, Sec. 3.29)

Required water supply. An approved water supply capable of supplying the required fire flow
for fire protection shall be provided to premises upon which facilities, buildings or portions of
buildings are hereafter constructed or moved into or within the jurisdiction (CFC 507.1). Provide
the required fire-flow requirement as contained in CFC Table B105.1(2).

Fire hydrant where required. Where a portion of the facility or building hereafter constructed or
moved into or within the jurisdiction is more than 400 feet from a hydrant on a fire apparatus
road, as measured by an approved route around the exterior of the facility or building, on-site
fire hydrants and mains shall be provided where required by the fire code official. (CFC 507.5.1)

Minimum number of fire hydrants for a building. The number of fire hydrants available to a
building shall not be less than the minimum specified in Table C102.1. (CFC C102.1)

Elevator Car to Accommodate Ambulance Stretcher. Where elevators are provided, at least
one elevator shall be provided for fire department emergency access to all floors. The elevator
car shall be of such a size and arrangement to accommodate an ambulance stretched 24-
inches by 84-inches with not less than 5-inch radius corners, in the horizontal, open position
and shall be identified by the international symbol for emergency medical services (star of life).
The symbol shall not be less than 3-inches high and shall be placed inside on both sides of the
hoist way door frame. (MBMC 14.08.090)

Dumpsters and containers with an individual capacity of 1.5 cubic yards or more shall not be

stored in buildings or placed within 5 feet of combustible walls, openings or combustible roof
eave lines. (CFC 304.3.3
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Key Boxes. 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.

Provide a Knox Key Box for installation to the exterior of the structure. Obtain a Knox
Application from Morro Bay Fire Department during business hours.

Obstruction and Locations. Unobstructed access to fire hydrants shall be maintained at all
times. The fire department shall not be deterred or hindered from gaining immediate access to
fire protection equipment or fire hydrants. (CFC 507.5.4)

Provide location of the sprinkler riser, backflow double check device, fire hydrants and fire
protection equipment at site.

Standpipe systems shall be installed throughout buildings where the floor level of the highest
story is located more than 30 feet (9144 mm) above the lowest level of fire department vehicle
access, or where the floor level of the lowest story is located more than 30 feet (9144 mm)
below the highest level of fire department vehicle access.”

Fire Lanes. Access roads and fire lanes shall be provided and identified by approved
signage to read: “Fire Lane, No Parking” stenciled over red-painted curbs and signage.

Public Works Conditions:

The following Public Works conditions shall be satisfied prior to Building Plan submittal:

1.

4.

Existing 40’ Right of Way Conversion to 20’ Wide Public Utility Easement: The 66" Street
Right of Way (ref. 2 MB 15), will need to be abandoned and a 20’ wide public utility
easement be dedicated to the City (centered on the existing 18” sewer main). Since this
project is required to merge the underlying lots, use of a parcel map to finalize merger
and effectuate the abandonment may be appropriate.

Private Sewer Lines and Easements: Per the attached “Existing Utilities” information, we
have identified two separate sewer services which connect to the existing 18” sewer
main and extend to the south across Atascadero Road. Show these on the plans. Also
demonstrate that these private sewer lines will not conflict with the proposed
underground infiltration facilities.

Frontage Improvements, Public Improvements and Signage and Striping Plan: Please
revise the roadway “half-section” per the attached “Atascadero RoadStreet Section
Exhibit”. Please include a separate “Public Improvements Plan” at a larger scale (e.g. 1”
= 10"), so that existing features and required frontage improvements can be identified
and checked against the proposed design. This shall also include a “Signage and
Striping Plan” at an acceptable scale that identifies all existing and proposed signage
and striping features with appropriate dimensions.

Driveways: All driveway approaches used for 2-way traffic shall be a minimum of 24 feet
wide.

City 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
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service entrances per the CBC. (See attached ex. utilities exhibit).
Water Meter: Indicate and label new water meter on plans.

Water Backflow Prevention Device: Verify and label all proposed water backflow
preventers. Devices are required for all water line connections, including fire water
systems, irrigation systems on a dedicated water meter, or any plumbing system which
has potential for cross-connections or the ability to allow water of deteriorated sanitary
quality to enter the public water supply. Add note to plan that device is an approved
domestic water backflow prevention device.

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).

Sewer Impact: The City’s “OneWater Plan” which is available at the following link;
https://www.morro-bay.ca.us/DocumentCenter/View/12500/0OneWater-Plan-Final
identifies existing flow in the 18” sewer main adjacent to and downstream of the
proposed project exceeding capacity during Peak Wet Weather Flow (PWWF). The City
has defined “exceeding capacity” when the water surface elevation in the system during
PWWEF is above the elevation defined as three feet below the manhole rim. The
applicant shall work with the City’s consultant (Carollo Engineers-Fresno Office) to
model the additional flow from this proposed project into this under capacity line to verify
that the resultant elevations in wastewater depth do not exceed any manhole rim
elevation downstream of the project. Additionally, the applicant shall replace the existing
18” sewer main with a 27” sewer main in its current alignment through the project site, or
delay development of this portion of the site until the City constructs said improvements.

Flood Zone Requirements: This proposed project is located within an AE Special Flood
Hazard Area (SFHA). A Flood Hazard Development Permit is required. The City’s Flood
Hazard Prevention Ordinance (MBMC Chapter 14.72) describes the requirements to
obtain this permit. Pertinent requirements include, but are not limited to:

a) Submit a FEMA Elevation Certificate which will indicate the base flood elevation to
be used with the proposed construction drawings. (Prior to Final Sign-off, submit an
Elevation Certificate to indicate the finish elevations of the completed building.)

b) Submit a FEMA “Floodproofing Certificate for Non-Residential Structures” which will
indicate the base flood elevation to be used with the proposed construction drawings.
(Prior to Final Sign-off, submit an Elevation Certificate to indicate the finish
elevations of the completed building.)

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 www.morro-bay.ca.us/mainmanual .
Projects with more than 2,500sf of new or redeveloped impervious area are subject to
these requirements. This project appears to require Performance Requirement No. 1, 2,
3, and 4. Provide the completed “Appendix A - SFR Performance Requirement
Determination Form” and other required performance requirement certification forms as
required.
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Detailed Erosion and Sediment Control Plan: Required for sites greater than 1/2 acre, or
for building or other site disturbance proposed on slopes over 15%, or for projects
located within critical areas. 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. It must include a written narrative, detailed site plan, typical drawing and details.
The City of Morro Bay “Erosion and Sedimentation Control Plan Manual” which is
available on the City website at the following link: https://www.morro-
bay.ca.us/689/Construction-Sites

Stormwater Pollution Prevention Plan (SWPPP): The SWPPP is required for all sites
over 1 acre. Prior to issuance of a building permit, the owner shall submit a Notice of
Intent (NOI) to the State Water Resources Control Board (SWRCB) and develop a
SWPPP according to the requirements of a Construction General Permit. Incorporate
City of Morro Bay Post Construction requirements to SWPPP. A copy of the SWPPP with
the reference WDID shall be submitted to the City.

Traffic Impact Assessment: The applicant has provided a “Draft Transportation Impact
Study”. This study shall be used to further analyze the traffic flows at the intersection of
“Main/Hwy 41 (Atascadero Rd.)/Hwy 1”. The City has initiated a project of proposed
improvements at this location. The current estimated cost of the improvements are
$7,550,000. The applicant is conditioned to pay a pro rata fee proportional to increased
traffic at this location. At peak hour the project contributes 30 additional trips or 1.01% of
the traffic to the subject intersection. This calculates to $76,255.00 as being this
proposed project’s share of the intersection improvements.

Caltrans: Submit all comments from Caltrans regarding project requirements. Submit
copy of Caltrans encroachment permit prior to building permit issuance from the City of
Morro Bay.

Encroachment Permits: A standard encroachment permit shall be required for the
proposed driveway; the driveway shall comply with B-9 (Driveway Ramps: Size &
Location). An underground encroachment permit shall be required for installation of a
sewer lateral within the City right-of-way or within a utility easement.

Additional Notes - Add the following notes to the plans. These are required for Building Permit
Approval.

1.

Any damage, as a result of construction operations for this project, to City facilities, i.e.
pavement surface, sidewalk, curb/berm, street, sewer line, water line, or any public
improvements shall be repaired at no cost to the City of Morro Bay.

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
Office located at 955 Shasta Ave. The Encroachment permit shall be issued concurrently
with the building permit.

Planning Conditions:

il

Archaeology: Inthe event of the unforeseen encounter of subsurface materials suspected
to be of an archaeological or paleontological nature, all grading or excavation shall
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immediately cease in the immediate area, and the find should be left untouched until a
qualified professional archaeologist 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 and monitoring. The archaeological monitoring program as
outlined in the Mitigation and Monitoring Report in the Mitigated Negative Declaration.

Construction Hours: Pursuant to MBMC subsection 9.28.030.1, Construction or Repairing
of Buildings, the erection (including excavating), demolition, alteration or repair of any
building or general land grading and contour activity using equipment in such a manner
as to be plainly audible at a distance of fifty feet from the building other than between the
hours of seven a.m. and seven p.m. on weekdays and eight a.m. and seven p.m. on
weekends except in case of urgent necessity in the interest of public health and safety,
and then only with a permit from the Community Development Department, which permit
may be granted for a period not to exceed three days or less while the emergency
continues and which permit may be renewed for a period of three days or less while the
emergency continues.

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.

Architecture: Building color and materials shall be as shown on plans approved by the
Planning Commission and specifically called out on the plans submitted for a Building
Permit to the satisfaction of the Community Development Director.

Boundaries and Setbacks: The property owner is responsible for verification of lot
boundaries. Priorto requesting foundation inspection, a licensed land surveyor shall verify
lot boundaries and building setbacks to the satisfaction of the Community Development
Director. A copy of the surveyor’s Form Certification based on a boundary survey shall be
submitted with the request for foundation inspection.

Building Height Verification: Prior to foundation inspection, a licensed land surveyor shall
measure and inspect the forms and submit a letter to the Community Development
Director certifying that the tops of the forms are in compliance with the finish floor
elevations as shown on approved plans. Prior to either roof nail or framing inspection, a
licensed surveyor shall submit a letter to the building inspector certifying that the height of
the structures is in accordance with the approved plans and complies with the maximum
height requirements as approved for this project.

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

All overhead utilities along the Atascadero Road frontage shall be undergrounded.

A sign program including sign design and materials specifications shall be submitted prior
to City Council approval of the project.

A complete Lot Merger application shall be approved and recorded prior to issuance of
the building permit.
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The 9 electric vehicle charging stations shall be made available for general public use and
signed indicating for public use.

The Mitigation and Monitoring Program included in the Mitigated Negative Declaration and
attached to this Resolution 03-20 as Attachment A are hereby incorporated as conditions
of approval.

Planning Commission Conditions:

13.

14.

15.

16.

17.

18.

Project landscaping shall be evaluated by a third-party arborist or landscape architect to
ensure viability of both the proposed trees and to assess potential impacts to the existing
off-site Monterey Cypress. Evaluation shall include review of permeable paver installation
specification proposed within the dripline of the Monterey Cypress for possible negative
impacts to tree roots and the overall health of the trees. Landscape architect shall be
chosen by City staff with report submitted to the City for review and acceptance prior to
issuance of a building permit. Applicant shall pay for the cost of the peer review. City staff
shall prepare a summary report for presentation to Planning Commission.

Revise landscaping plan to provide Monterey cypress trees within the finger planter areas
within the parking lot on the east side of the property. If necessary, this can be
accomplished by consolidating the parking planter areas to provide more tree planting
area.

Applicant shall work with the School District by making an offer to provide up to 4 Monterey
cypress trees at a maximum size of 24-inch box to be used as interplanting among existing
row of Monterey cypress trees along the west property boundary. The peer reviewing
landscape architect or arborist shall evaluate the efficacy of this concept, in light of the
desire to maintain the Monterey cypress rows along the western property line. The
Director, subject to concurrence by the peer reviewer, can approve a smaller tree size if it
is determined that planting of smaller trees would be more appropriate to achieve the
desired result.

The applicant shall revise the plans to remove the roof mounted mechanical equipment
and to place the equipment within a mechanical well along the south elevation. To make
room for the mechanical well, plans shall be revised to remove the shed roof on south
elevation. The applicant shall also reduce the height of the parapet surrounding the roof,
to the greatest extent feasible, while still providing screening for the roof mounted solar
panels as viewed from Highway 1. The applicant shall provide revised drawings depicting
both the revised south elevation and the lowered parapet prior to the project moving
forward for Council review.

The applicant shall revise the plans to carry the corten steel around the upper portion of
the rear (north) elevation. Revised elevation drawings to be submitted to the Planning
Division for review by the City Council.

Revise plans to provide conduit and appropriately rated circuits to accommodate two

additional level 3 electric vehicle charging stations on site. Conduit and circuits shall be
shown on the plans submitted for building permit review.
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AGENDA NO: B-1
Attachment 2 EXHIBIT: A

MEETING DATE: February 4, 2020

19. Provide an exhibit to the Planning Division for inclusion in the City Council staff that shows
how the parallel parking spaces located along the west property line can accommodate a
parked tour bus.

PASSED AND ADOPTED by the Morro Bay Planning Commission at a regular meeting thereof
held on this 4™ day of February, 2020 on the following vote: 56

AYES: Luhw, Garron, Lucas Zupmttia, Stewart
NOES: 7

ABSENT:
ABSTAIN:

Chairperson Gerald Luhr

ATTEST

_Scs—,gé/

Scot Graham, Secretary

The foregoing resolution was passed and adopted this 4" day of February, 2020.
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/ ATHY » NOVAK RECEIVED

|/

consulting FEB 19 2020

City of Morro Bay
Community Development Dept.

February 19, 2020

Ms. Cindy Jacinth

City of Morro Bay Community Development Department
955 Shasta Street

Morro Bay, CA 93442

RE: Coastal Development Permit CDP19-039 & Conditional Use Permit CUP19-13
Morro Bay Hotel project, 295 Atascadero Road

Dear Cindy,

This letter is in response to the Planning Commission after action letter dated February
7, 2020 with recommendations to the City Council. | am providing responses in the
same order as the letter for ease of review and consistency.

Landscaping

1. Evaluation by a 3" party for the proposed trees and impacts to the existing off-
site Monterey Cypress trees:

Response: The applicant is requesting a modification to the PC
recommendation as follows:

Impact on existing Cypress trees: The applicant shall hire a certified arborist
to evaluate the impact on the root zones and tree health of the Morro Bay
High School (MBHS) Cypress trees as it relates to the deep excavation
required to install the pervious pavers along the western property boundary.
A report shall be provided to the City for review and acceptance prior to
issuance of building permit.

Explanation for the request:

a. Review should be a certified arborist (rather than landscape architect) as
they have more knowledge and expertise regarding likely performance
given site conditions, challenges to tree health and etc.

b. The recommendation for a third party evaluation for the proposed
landscape plan was based upon comments from another landscape
architect. The applicant provided a landscape plan prepared by an
experienced, local landscape architect. This request for 3 party review
has come about only because of landscape architects with differences of
opinion. This additional review is not a reasonable solution or request
because we have a situation of dueling landscape architects. This is not

GOVERNMENTAL & COMMUNITY RELATIONS * PLANNING

"CeLL 805.441.7581 * PHONE & Fax 805.772.9499
Post OFFICE Box 296 - MORRO BAY, CA 93443

NoVAKCONSULTING@CHARTER.NET
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been a requirement of other projects when there are differences of
opinion.

c. There is a condition of approval that requires the screening achieve the
standard as provided and it will be the responsibility of the applicant to
meet that. A 3" party review will not change that outcome.

d. The trees selected are from the City Master Tree list and meet the WELO
requirements (drought-tolerant).

e. The plant materials used in the landscape plan are supported by solid
data prepared by Cal Poly’s “Urban Forest Ecosystems Institute.”

f. The applicant is supportive of hiring a certified arborist to evaluate the
potential impacts to the High School Cypress trees for the deep
excavation required in the area of the previous pavers along the western
side.

2. Revise landscape plan for including Monterey Cypress trees on the East side
which may include consolidation of the parking planters to provide more tree
planting area:

Response: The project landscape architect has explored and evaluated the
concept to incorporate additional Cypress trees within the parking planter
areas however has reached the conclusion that it is not appropriate for the
Cypress to be included in the plan for the following reasons.

a. The trunk diameter of mature feet can exceed several feet in diameter.
For example, there are 3 Cypress trees in the existing windrow that are 5
feet in diameter and 3 other trees that are 4 feet in diameter. So itis clear
that the trunk size in time will overwhelm the parking planters. The
existing planters are proposed a 4 feet wide and even if there is
consolidation of some of the planters, there still may not be sufficient
room to contain the large tree trunks without property or tree damage.

b. Root damage potential is rated as moderate by the Cal Poly “Urban
Forest Ecosystem Institute” and can damage or compromise subsurface
stormwater treatment facilities.

c. On the western side, note the proximity to trash enclosure and drainage
facilities; Cypress trees planted to close to either will create future
conflicts and/or damage.

d. The center of a proposed tree would be 10 feet from the City utility
easement and with the potential growth of this type of tree, it could
interfere with the future access to the easement area or impact the
utilities.

e. Planting on the east side should not be considered because
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i. Mature trees provide no screening value due to crown height,
openness of form (mature trees “drop” lower limbs as the canopy
grows taller).

ii. Reducing number of smaller canopy screen trees will compromise
the effectiveness of the proposed tree screen so that achieving
50% in 10 years is less likely to occur.

3. Work with the School District by 1) making an offer to provide for new Cypress
trees, 2) interplanting among existing row of Cypress trees, 3) peer review of for
evaluation of this concept paid for by the applicant, and 4) approval by the
Director for smaller trees:

Response: The project landscape architect and applicant have reviewed this
and offers the following responses:

a. Offer to provide new Cypress trees to MBHS: The applicant is supportive
of offering to purchase up to 4 Cypress at a maximum size of 24-inch box
with a cost not to exceed $500 per tree.

b. Interplanting among existing row of Cypress trees: The consideration of
interplanting trees among the existing trees should be left to the MBHS
and not include the applicant. New windrow trees should be planted on
the same property (MBHS) as existing trees so as not to cause
management difficulties or disputes between multiple property owners.

c. The health of existing trees, maintenance and replacement locations
should be left up the School District as part of their overall management
plan and for consideration of their needs and potential issues.

d. Should the MBHS be open to working with the applicant, providing trees
to assist their management of the windrow may be useful. However the
applicant should not be burdened with hiring or financially responsible for
a 3 party landscape architect or arborist to evaluate the efficacy of any
tree planting plans on the MBHS property. Any involvement with a 3
party review on a property that is not owned by the applicant is not
justified and could create conflict between landowners. The MBHS has a
current permit that includes landscape management and is of sole
responsibility for meeting the conditions of approval for that permit. The
recommendation as written directly ties this applicant to the MBHS
landscape management plan and future considerations for any tree
planting along the property boundaries. Furthermore staff has suggested
that this condition, or parts thereof, may become unenforceable if the
MBHS does not want to replant a certain type of tree or in this specific
area. Rather than setting up a situation whereby the MBHS and applicant
are knowingly encumbered with conditions that clearly cannot be met or
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are ripe for misunderstandings, the City should scale back the
requirement to the request language as follows:

The applicant shall make an offer to the School District to purchase up
fo 4 Monterey Cypress trees at a maximum size of 24-inch box with a
cost not to exceed $500 per tree. If the School District requests
smaller trees, the Director is authorized to approve this request.

Height

4. The plans have been revised and the roof mounted mechanical equipment has
been relocated to the lower roof. This modification also removed the shed roof
and a parapet is proposed to screen the equipment from view (south elevation)
per the recommendation (Sheets A-5 and A-7).

The architects reviewed the recommendation to reduce the parapet height to the
greatest extent feasible however, the parapet height is low now and it may be
necessary to have this height in order to screen the roof mounted solar panels
from Hwy. 1. Furthermore the applicant needs flexibility with the design since
the structural engineering has not been done and there may be a need for roof
slope and room for additional screening. The elevator overrun is noted on Sheet
A-10 as part of the line of sight diagram and want to note that it will not be seen
from the highway, parking lot or road.

North Elevation Revisions

5. The plans have been revised to show the Corten vertical siding at the rear (north)
elevation as shown on Sheet A-8.

Electric vehicle charging

6. Without getting into too much technical detail, | would just like to explain the
impacts of modifying the proposed mix of level 2 and level 3 EV chargers to the
project.

The level 2 chargers only need 208 volts for charging vehicles but the level 3
chargers need 480 volts for charging vehicles. So this means several things:
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a. It requires a transformer to step up the voltage to service the level 3
chargers where the level 2 chargers are at a lower voltage input.

b. The level 3 chargers take much more electricity to power so therefore it
increases the overall load (electricity required) at any one point in time.

c. With additional overall load requirements, the project system must be
designed to handle this amount of power at the service panel.

d. The PG&E system must have the capacity and proper equipment for
delivery to the project site. Large loads may require PG&E to install a
bigger transformer and high voltage switches.

e. Because of the exponential difference in the voltage requirements
between the level 2 and level 3 chargers, there is a substantial increase
in the total Kilovolt-amps needed to supply enough power to the entire
project. So in other words adding two more level 3 chargers, beyond the
proposed, doubles the amount of load needed to supply the charging
stations.

f. We are close to the capacity or trigger point for the total load for the
project without having to look at making major changes in the electrical
system. This could mean separating out the EV charging stations and
having PG&E supply a separate electrical circuit just to power the
chargers.

g. This is a substantial amount of EV charging and is actually more than
Tesla provides as some of their smaller superchargers sites.

So in conclusion the project as proposed is at its maximum capabilities for
electrical usage without substantial implications. While it may sound like a good
idea to just add more fast charge level 3 stations, it is technically a difficult thing
to do as well as an additional significant financial investment. There also needs
to be serious consideration for the overall electrical grid and potential for major
infrastructure upgrades to the PG&E system as more level 3 chargers are added
to the area increasing the electrical demand and at peak hours.

Bus parking

7. The plans have been revised and a dashed line for (3) tour buses, where they
will park on the west side, is shown on Sheet A-3.
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Please let me know if you have any further questions.

Regards,

( ?}/Lw\ N A
Cathy Novak

cc: Mr. Hemant Patel & Mr. Pradeep Patel
Mr. Thom Jess & Heather Wiebe

Encl:
Revised plans
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CITY OF MORRO BAY

COMMUNITY DEVELOPMENT DEPARTMENT
955 SHASTA AVENUE ¢ MORRO BAY, CA 93442
805-772-6261

MITIGATED NEGATIVE DECLARATION

CEQA: CALIFORNIA ENVIRONMENTAL QUALITY ACT

CITY OF MORRO BAY
955 Shasta Avenue
Morro Bay, California 93442
805-772-6261

December 16, 2019

The State of California and the City of Morro Bay require, prior to the approval of any project which is
not exempt under CEQA, that a determination be made whether or not that project may have any
significant effects on the environment. In the case of the project described below, the City has determined
that the proposal qualifies for a Mitigated Negative Declaration.

CASE NO.: CUP19-13 / CDP19-039 / LTM19-06
PROJECT TITLE: 295 Atascadero Road, Morro Bay Hotel

APPLICANT / PROJECT SPONSOR:

Owner/Applicant: Agent:

Escape Hospitality, LLC Cathy Novak Consulting
590 Morro Avenue PO Box 296

Morro Bay, CA 93442 Morro Bay, CA 93442
T 805-801-1224 T 805-772-9499

novakconsulting@charter.net

PREPARED BY:

SWCA

ENVIRONMENTAL CONSULTANTS

1422 Monterey Street, Suite B200
San Luis Obispo, CA 93401
T 805-543-7095
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SUMMARY PROJECT DESCRIPTION

Escape Hospitality, LLC (owner/applicant) proposes to construct and operate a new 56,358-square-foot hotel
located at 295 Atascadero Road in Morro Bay, San Luis Obispo County, California. The hotel would provide 83
guest rooms, an indoor pool, a fitness room, a meeting room, interior dining and lounge areas, and on-site parking,
including 92 vehicle parking spaces and 19 bicycle parking spaces. The hotel would be three stories in height and
would require a modification pursuant to the Planned Development overlay standards in the City of Morro Bay
(City) Title 17 Zoning Ordinance (MBMC 17.40.030) to allow a proposed height of 35.5 feet above average natural
grade (ANG), 5.5 feet above the 30-foot ANG height limit.

The project is anticipated to require some level of disturbance over the entire 2.02-acre (88,025-square-foot) site
and would require earthwork of approximately 1,650 cubic yards of cut and 3,500 cubic yards of fill. Project
construction is expected to require 14-16 months to complete.

PROJECT LOCATION

The project site is located at 295 Atascadero Road, at the northwest corner of the State Route (SR-) 1 and SR-41
intersection, adjacent to Morro Bay High School. The project site is located within the C-VS (Visitor Serving
Commercial/Planned Development) zoning district and designated by the City’s General Plan and Coastal Land
Use Plan (CLUP) as Visitor Serving Commercial. The project site is located in the Coastal Zone and is within the
appealable jurisdiction of the California Coastal Commission.

FINDINGS OF THE ENVIRONMENTAL COORDINATOR

It has been found that the project described above will not have a significant effect on the environment. The Initial
Study includes the reasons in support of this finding. Mitigation measures are required to assure that there will not
be a significant effect on the environment; these are described in the attached Initial Study and Checklist and have
been added to the permit conditions of approval.
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Attachment 4

CITY OF MORRO BAY

805-772-6261

COMMUNITY DEVELOPMENT DEPARTMENT
955 SHASTA AVENUE ¢ MORRO BAY, CA 93442

INITIAL STUDY AND CHECKLIST

I. PROJECT INFORMATION

Project Title:
Project Location:

Case Number:

Lead Agency:

Project Applicant/Agent:

Project Landowner:

General Plan Designation:
Zoning Designation:

PROJECT LOCATION

The 2.02-acre project site is located at 295 Atascadero Road, at the northwest corner of the Highway 1 and Highway
41 intersection, within the city of Morro Bay (Figures 1 and 2). The project site is adjacent to Morro Bay High
School and is surrounded by the high school to the north and west, Highway 1 to the east, and Atascadero Road to
the south. The site is currently and has historically been vacant and undeveloped and is located within the C-VS/PD
(Visitor Serving Commercial/Planned Development) zoning district and designated by the City of Morro Bay
General Plan and Coastal Land Use Plan (CLUP) of the Local Coastal Plan (LCP) as Visitor Serving Commercial.
The project site is located within the Coastal Zone boundary and is within the appealable jurisdiction of the
California Coastal Commission. The topography at the project site is nearly level, with elevation ranging from
approximately 20 feet above mean sea level (msl) in the northern portion of the site to approximately 22 feet above

295 Atascadero Road, Morro Bay Hotel Project

295 Atascadero Road (APN 066-332-003, 065-182-003, 065-182-004)

Coastal Development Permit #CDP19-039, Conditional Use Permit # CUP19-13, Lot

Merger # LTM19-06

City of Morro Bay Phone:

955 Shasta Ave. Email:

Morro Bay, CA 93442

Contact: Cindy Jacinth

Hemant and Pradeep Patel Phone:

Escape Hospitality, LLC Email:

590 Morro Avenue

Morro Bay, CA 93442

Hemant and Pradeep Patel Phone:

Escape Hospitality, LLC Email:

590 Morro Avenue

Morro Bay, CA 93442

Visitor Serving Commercial

(805) 772-6577

cjacinth@maorrobayca.gov

(805) 801-1224

hemant96@yahoo.com

(805) 801-1224

hemant96@yahoo.com

C-VS/PD (Visitor Serving Commercial/Planned Development)

msl in the southern portion of the site near Atascadero Road.
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Figure 1. Project vicinity map.
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Figure 2. Project location map.
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PROJECT BACKGROUND

The City of Morro Bay (City) originally received an application for the 295 Atascadero Road, Morro Bay Hotel
project from Escape Hospitality, LLC (owner/applicant) on June 13, 2018. The original project was very similar to
the proposed project, except that it was seeking additional height, requesting a reduction of parking, and proposing
a contemporary-modern architectural style. The original project was introduced at the City Planning Commission
Hearing on January 15, 2019, for a conceptual review (no action). Between the conceptual Planning Commission
review on January 15, 2019, and the revised application submittal on May 17, 2019, the applicant made several
changes to the project in response to initial Planning Commission feedback, including a reduction in overall height
of the hotel structure, refinement of the landscaping plan, and modification of the architectural design.

The following supporting information and technical studies were prepared for the project and are included as
appendices to this Initial Study/Mitigated Negative Declaration (IS/MND):

« Attachment B: Air Quality & Greenhouse Gas Impact Study for the Proposed Morro Bay Hotel Project,
Morro Bay, CA (AMBIENT Air Quality and Noise Consulting, August 2019a)

« Attachment C: Biological Resources Assessment for the Atascadero Road Hotel Project (Kevin Merk
Associates, LLC, May 23, 2018)

« Attachment D: Energy Impact Study for the Proposed Morro Bay Hotel Project, Morro Bay, CA
(AMBIENT Air Quality and Noise Consulting, August 2019b)

. Attachment E: Geotechnical Engineering Report (Earth Systems Pacific, January 29, 2018)
o Attachment F: Phase 1 Environmental Site Assessment (Haro Environmental, December 7, 2017)

. Attachment G: Acoustics Assessment of Atascadero Road Hotel Morro Bay, CA (45dB Acoustics, May
3, 2018)

« Attachment H: Transportation Impact Study (Central Coast Transportation Consulting, March 2018)

A Phase 1 Archaeological Survey prepared by SWCA Environmental Consultants (March 2018) was also prepared
for the project. The findings of the survey are summarized in this document; however, the report is not included in
the technical appendix due to the confidential locational information of archaeological resources included therein.

PROJECT DESCRIPTION

Escape Hospitality, LLC (owner/applicant) proposes to construct and operate a new 56,358-square-foot hotel
located at 295 Atascadero Road in Morro Bay, California. The hotel would provide 83 guest rooms within three
floors—18 rooms on the first floor, 30 rooms on the second floor, and 35 rooms on the third floor. An indoor pool,
fitness room, meeting room, interior dining and lounge areas, and ancillary operational areas would also be provided
on the first floor. On-site parking would include 92 vehicle parking spaces and 19 bicycle parking spaces (Figure
3). Of the 92 vehicle parking spaces, 67 would be standard-sized spaces, 20 would be compact-sized spaces, and
five would be Americans with Disabilities Act (ADA)-accessible spaces. The 92 vehicle parking spaces would
include nine electric vehicle (EV) charging stations (see Public Benefit, below).

The project is anticipated to require some level of disturbance over the entire 2.02-acre (88,025-square-foot) site

and would require earthwork of 1,650 cubic yards of cut and 3,500 cubic yards of fill. Project construction is
expected to require 14-16 months to complete.
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Figure 3. Site plan.
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Planned Development

As noted above, the project is located in a Planned Development (PD) zoning overlay. Pursuant to the City of Morro
Bay Municipal Code Section 17.40.030, the purpose of the PD overlay zone is to provide for detailed and substantial
analysis of development on parcels which, because of location, size, or public ownership, warrant special review.
This overlay zone is also intended to allow for the modification of or exemption from the development standards
of the primary zone that would otherwise apply if such action would result in better design or other public benefit.
The applicant is seeking project approval with modifications to several development standards in exchange for
several public benefits (see Public Benefit, below).

Building Height. The hotel would be three stories in height and would require a modification from the City’s
allowed height limit to allow for a finished height of 35.5 feet above average natural grade (ANG). The City’s C-VS
zoning allows for a maximum building height of 30.0 feet above ANG, which means the project would exceed the
height limit by 5.5 feet. The project site is nearly level and ranges in elevation from 20 to 22 feet above msl. The
ANG of the site is 20.74 feet above msl. However, the project is within a floodplain and the base flood elevation is
located at 24.5 feet above msl, 3.76 feet above the ANG of the site. Federal Emergency Management Agency
(FEMA) standards require that structures be constructed with the finished floor at least 1 foot above the base flood
elevation. The City requires structures be constructed with the finished floor at least 2-feet above the base flood
elevation but allows structures to be constructed with a finished floor at 1 foot below the base floodplain as long as
the first 3 feet of the structure are floodproofed. Because the applicant is not able to construct the structure at ANG
without further height exception request, they are proposing to construct the hotel at 1 foot below the base floodplain
elevation and floodproof the first 3 feet of the building, per City standards. This will require the finished floor to be
located 2.76 feet above ANG (Figure 4). The hotel would be 32.67 feet tall and would therefore have a finished
height of 35.5 feet above ANG.

Parking Lot Design. Onsite parking would be provided and would include 92 vehicle parking spaces and 19 bicycle
parking spaces. as previously stated, of the 92 vehicle parking spaces, 67 would be standard-sized spaces, 20 would
be compact-sized spaces, and five would be ADA-accessible spaces. The 92 vehicle parking spaces would include
nine EV charging stations. In addition, the applicant is seeking a modification of the parking lot landscape design
standard that requires trees to be planted in rectangular planter boxes after every five parking stalls (finger islands).
Instead, the applicant is proposing to provide diamond-shaped tree planters, which would not be located after every
five parking stalls in some areas of the parking lot. Finger islands after every five parking stalls are included along
the east side of the parking lot. A shade study was provided by the applicant which showed the alternative planter
locations would provide shaded cover for up to 59% of the parking stall area.

Public Benefit

In order to allow for the modification of development standards (see Planned Development, above), the applicant
is proposing the following public benefits.

EV Charging Stations. The applicant is proposing to install nine EV charging stations that would be incorporated
into the 92 vehicle parking spaces. These charging stations would be located closest to Atascadero Road and would
be available to both hotel guests and the general public. Of the nine charging stations seven would be Level 2
(240 volt) and two would be Level 3 (direct current [DC] fast charge, 480 volt). One of the charging stations would
be dedicated for ADA-accessible use.

Class | Bike Lane. The applicant is proposing to construct a Class | bike path along the street frontage of the project
(Atascadero Road) to Morro Bay High School (see Figure 3). An existing Class | bike path runs along the east side
of the high school, across the north side of the project site, and adjacent to and across the west side of the project
site to Atascadero Road. The new bike path would be located along the south side of the project site, along
Atascadero Road in the right-of-way, and would provide access from the Highway 1 southbound offramp to the
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high school. The new Class | bike path would replace an existing Class Il on-street striped bike lane along this
portion of Atascadero Road.

Offer of Dedication to the High School. The existing bike path that runs along a portion of the western property
boundary would be offered for dedication to Morro Bay High School (see Figure 3).

Other “Green” Measures. The applicant is proposing several measures that would help reduce the environmental
impact of the project including:

« Solar panels on the roof (117-kilowatt [KW] system consisting of 300 390-watt panels)
« Net zero energy consumption goal for the building (does not include vehicle trips)
. Bike share program

« Recycled content building materials

«  Water conserving plumbing fixtures

« Key card controlled electrical within the guest rooms

« Light-Emitting Diode (LED) lighting

« Reflective roofing

« Permeable pavers

« Recycling bins in guest rooms

« Excess bathroom product recycling program

« High performance glazing systems

Lot Merger

The project site is comprised of five underlying parcels which are proposed to be combined into a single parcel as
part of project implementation.

PROJECT ENTITLEMENTS REQUESTED

City approvals for a Coastal Development Permit (CDP), Conditional Use Permit (CUP), and voluntary lot merger
are required for construction of the project.

OTHER PUBLIC AGENCIES WHOSE APPROVAL IS REQUIRED (E.G., PERMITS, FINANCING
APPROVAL, OR PARTICIPATION AGREEMENT)

The City is the lead agency for the proposed project. Responsible and trustee agencies may include, but are not
limited to:

« California Coastal Commission (appealable jurisdiction)

« San Luis Obispo County Air Pollution Control District (SLOAPCD)

« Environmental Health Division of the County of San Luis Obispo Public Health Department (County
Health Department)

« California Department of Transportation (Caltrans)

« Regional Water Quality Control Board (RWQCB)
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Figure 4. Building height exhibit.
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II. ENVIRONMENTAL SETTING AND IMPACTS

The environmental factors checked below would be potentially affected by this project, involving at least one impact
that is a “Potentially Significant Impact” as indicated by the Environmental Checklist on the following pages.

X | 1. Aesthetics X | 11. Land Use and Planning
2. Agriculture and Forestry Resources 12. Mineral Resources

X | 3. Air Quality 13. Noise

X | 4. Biological Resources 14. Population and Housing

X | 5. Cultural Resources 15. Public Services

X | 6. Energy 16. Recreation

X | 7. Geology and Soils X | 17. Transportation

X | 8. Greenhouse Gas Emissions X | 18. Tribal Cultural Resources
9. Hazards and Hazardous Materials 19. Utilities and Service Systems
10. Hydrology and Water Quality 20. Wildfire

Fish and Game Fees

The Department of Fish and Wildlife has reviewed the CEQA document and written no effect determination
request and has determined that the project will not have a potential effect on fish, wildlife, or habitat (see
attached determination).

The project has potential to impact fish and wildlife resources and shall be subject to the payment of Fish and
X Game fees pursuant to Section 711.4 of the California Fish and Game Code. This initial study has been
circulated to the California Department of Fish and Wildlife for review and comment.

State Clearinghouse

This environmental document must be submitted to the State Clearinghouse for review by one or more State
agencies (e.g., Cal Trans, California Department of Fish and Wildlife, Department of Housing and
Community Development). The public review period shall not be less than 30 days (CEQA Guidelines
15073(a)).
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III. DETERMINATION (To be completed by the Lead Agency):
On the basis of this initial evaluation:

| find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made, by or agreed to by the project
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

| find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

| find that the proposed project MAY have a “potentially significant” impact(s) or “potentially significant
unless mitigated” impact(s) on the environment, but at least one effect (1) has been adequately analyzed in an
earlier document pursuant to applicable legal standards, and (2) has been addressed by mitigation measures
based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to be addressed

I find that although the proposed project could have a significant effect on the environment, because all
potentially significant effects (1) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (2) have been avoided or mitigated pursuant to that
earlier EIR of NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed
upon the proposed project, nothing further is required.

Signature Date

Cindy Jacinth For: Scot Graham

Senior Planner Community Development Director
X | With Public Hearing Without Public Hearing

Previous Document: CASE NO. CUP19-13/ CDP19-039 / LTM19-06
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Evaluation of Environmental Impacts:

1.

A brief explanation is required for all answers except “No Impact” answers that are adequately supported by the
information sources a lead agency cites in the parentheses following each question. A “No Impact” answer is adequately
supported if the referenced information sources show that the impact simply does not apply to projects like the one involved
(e.g., the project falls outside a fault rupture zone). A “No Impact” answer should be explained where it is based on project-
specific factors as well as general standards (e.g., the project will not expose sensitive receptors to pollutants, based on a
project-specific screening analysis).

All answers must take account of the whole action involved, including offsite as well as onsite, cumulative as well as
project-level, indirect as well as direct, and construction as well as operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must indicate
whether the impact is potentially significant, less than significant with mitigation, or less than significant. “Potentially
Significant Impact’ is appropriate if there is substantial evidence that an effect may be significant. If there are one or more
“Potentially Significant Impact” entries when the determination is made, an EIR is required.

“Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the incorporation of mitigation
measures has reduced an effect from “Potentially Significant Impact” to a “Less than Significant Impact.” The lead agency
must describe the mitigation measures, and briefly explain how they reduce the effect to a less than significant level
(mitigation measures from Section 19, “Earlier Analysis,” as described in (5) below, may be cross-referenced).

Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been
adequately analyzed in an earlier EIR or negative declaration (Section 15063 (c) (3) (D)). In this case, a brief discussion
should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and
adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether such
effects were addressed by mitigation measures based on the earlier analysis.

c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures Incorporated,”
describe the mitigation measures which were incorporated or refined from the earlier document and the extent
to which they addressed site-specific conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts (e.g.,
general plans, zoning ordinances). Reference to a previously prepared or outside document should, where appropriate,
include a reference to the page or pages where the statement is substantiated.

Supporting Information Sources: A source list should be attached, and other sources used, or individuals contacted should
be cited in the discussion.

The explanation of each issue should identify:
a) The significance criteria or threshold, if any, used to evaluate each question; and

b) The mitigation measure identified, if any, to reduce the impact to less than significance.
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IV. ENVIRONMENTAL CHECKLIST

1. Aesthetics

Less Than
. . . . Potentiall Significant with| Less Than
Except as provided in Public Resources Code Section Signiﬁcan{ gMitigation Significant
21099, would the project: Impact Incorporated Impact No Impact
Have a substantial adverse effect on a scenic vista? X

b.  Substantially damage scenic resources, including but not
limited to, trees, rock outcroppings, and historic buildings X
within a state scenic highway?

c. Innon-urbanized areas, substantially degrade the existing
visual character or quality of public views of the site and its
surroundings? (public views are those that are experienced
from publicly accessible vantage point). If the project is in
an urbanized area, would the project conflict with applicable
zoning and other regulations governing scenic quality?

d.  Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area? X

ENVIRONMENTAL SETTING

The project site is located at the northwest quadrant of the intersection of Highways 1 and 41 near the north-central
section of Morro Bay, approximately 0.5 mile from the Pacific Ocean. Highway 41 begins at the project site and
continues east over the hills to the city of Atascadero and beyond. West of Highway 1, Highway 41 turns into
Atascadero Road and serves a variety of uses, including Morro Bay High School, a community recreation center,
two hotels, a concrete plant, and recreational uses such as Morro Rock Beach, Lila Keiser Park, and Morro Dunes
Recreational Vehicle (RV) Park. Main Street parallels the freeway east of Highway 1. A mix of service commercial
and residential uses are seen in this area. Residential development includes both multi-unit development, single-
family development, and mobile homes.

The project site is located on a coastal plain. To the west, the landform drops gently down through a dune area to
beach and ocean. Inland from the site and east of Highway 1, the topography begins to rise to the coastal foothills.
The area surrounding the project site is fairly well vegetated. Mature cypress, pine, and eucalyptus are the
predominant tree cover in the area. Random groupings as well as scattered windrows are seen throughout the
community. Native and ornamental shrubs and ground covers are visible along Highway 1, as well as the nearby
developed areas. The site itself is grass covered and surrounded by chain-link fence on all sides. Wooden utility
poles and overhead lines cross the parcel. Mature cypress trees line the project site to the north and west.

The project site occupies a vacant, relatively flat parcel, ranging from approximately 2022 feet in elevation. The
parcel is approximately 15 feet lower in elevation than the Highway 1 mainline. The southbound off-ramp passes
by the east side the project site as it drops from Highway 1 to Highway 41. Atascadero Road borders the southern
side and Morro Bay High School borders the north side of the parcel. The high school entry drive and the City Teen
Center and Skate Park are to the west. A Class | bicycle lane connecting the northern part of the community with
the downtown area passes by the north and west boundaries of the project site under the cypress trees.

Two hotels are located across from the project site along Atascadero Road. The hotels are two stories, with exterior
balconies and modest landscaping. Streetlights follow Atascadero Road east and west of the project site.
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Regqulatory Context and Viewer Sensitivity

The City of Morro Bay General Plan and LCP contain policies that protect the city’s visual resources. The waterfront
and Embarcadero are designated as scenic view areas in the General Plan Visual Resources and Scenic Highway
Element. Morro Rock, the sand spit, the harbor, and navigable waterways are all considered significant scenic
resources. Highway 1, which is located immediately adjacent to the project site, is an Officially Designated State
Scenic Highway as well as a National Scenic Byway and All-American Road. The following visual policies and
programs not only provide a regulatory framework but are also indicators of sensitivity to visual changes proposed
at the project site.

State and National Scenic Designations

In 1999 Highway 1 was designated by the State of California as an Officially Designated Scenic Highway. The
County of San Luis Obispo (County) and the City promoted the designation based on the high level of existing
visual quality along the corridor as well as the desire to protect its visual resources in the future. In 2003 Highway
1 was also bestowed the title of “All-American Road” in the National Scenic Byway program. This designation
recognizes the visual characteristics of the Highway 1 corridor as being among the highest quality in the nation.
These designations illustrate the highest level of concern and sensitivity for the aesthetics within the project area
and beyond.

City of Morro Bay Coastal Land Use Plan, Chapter X111

The City’s CLUP includes a chapter on Visual Resources to address the visual quality concerns in the city. The
CLUP identifies several aesthetic concerns in the community, including overhead utility lines and the protection of
neighborhood character:

D. Conflicts and Issues
3. Overhead Utility Lines

Throughout Morro Bay s residential neighborhoods and most of its commercial areas, there seems
to be a maze of overhead utility lines darting in every direction. While this problem is not unique
to Morro Bay, it seems particularly acute in this community, particularly in the northern sections
of the City. This web of lines serves to both:

a) Create a jumbled, blighted appearance for those areas in which it is most predominant;
b) Interfere with, obstruct, and in some cases render unsightly views that would otherwise be

spectacular.

Existing utility lines will continue to plague what is visually pleasant about Morro Bay and detract
from property values unless a concerted effort is taken to eliminate this eyesore.

6. Protection of Neighborhood Character

One of the priorities of the Coastal Act is the protection of the character of the community and its
neighborhoods. Morro Bay recognizes the need to preserve the unique character of its varied
neighborhoods and to create a higher quality visual environment within them. Among some of the
issues that predicate the establishment of policy to preserve neighborhood character are the
following:

(d) There is a need for balancing formula governing the allowable height and bulk of residential
and commercial buildings.
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The City’s CLUP identifies several policies to address these concerns:

E. Visual Resource Policies

Policy 12.01: The scenic and visual qualities of coastal areas shall be considered and protected as
a resource of public importance. Permitted development shall be sited and designed to protect
views to and along the ocean and scenic and coastal areas to minimize the alteration of natural
land forms, to be visually compatible with the character of surrounding areas, and where feasible,
to restore and enhance visual quality in visually degraded areas.

Policy 12.02: Permitted development shall be sited and designed to protect views to and along the
coast and designated scenic areas and shall be visually compatible with the surrounding areas.

Policy 12.05(d): The City shall, as part of the implementation phase of the LCP, adopt new
provisions to reduce allowable height and size where they interfere with views to and along State
Highway One.

City of Morro Bay General Plan Visual Resources and Scenic Highway Element, Chapter 1V

The Visual Resources and Scenic Highway Element of the City’s General Plan and LCP establish criteria for the
protection, preservation and enhancement of the city’s scenic resources and identifies the scenic qualities along
major roadways in Morro Bay. The element provides the following criteria and policies for the protection of scenic
resources:

Assessment of Scenic Values

In order to implement the policies of the Coastal Act regarding visual resources, the City identified
areas providing significant public views such as Morro Bay, Morro Rock, and the Pacific O