
  

C I T Y   O F   M O R R O   B A Y  

P L A N N I N G   C O M M I S S I O N 

A G E N D A 
 

 

 

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, May 17, 2022 - 6:00 P.M. 

Veterans Memorial Hall 
209 Surf St., Morro Bay, CA 

 
 

Chairperson – Susan Stewart 
Vice-Chairperson William Roschen Commissioner Joseph Ingraffia 
Commissioner – Asia King Commissioner Mike Rodriguez 
 
Pursuant to Assembly Bill 361 (2021-22) and Government Code section 54953 this Meeting will be 
conducted in a hybrid format with both in-person and virtual public participation. Ways to watch this 
meeting and submit public comment are provided below.   
 
Public Participation:  
Public participation is allowed in the following ways:  
 

• Community members may attend the meeting in person at the Morro Bay Veterans Hall. 
 

• Community members are encouraged to submit agenda correspondence in advance of the 
meeting via email to the Planning Commission at planningcommission@morrobayca.gov prior to 
the meeting. 
 

• Alternatively, members of the public may watch the meeting and speak during general Public 
Comment or on a specific agenda item by logging in to the Zoom webinar using the information 
provided below.   Please use the “raise hand” feature to indicate your desire to provide public 
comment.   

 

Please click the link below to join the webinar:  
➢ https://us02web.zoom.us/j/82722747698?pwd=aWZpTzcwTHlRTk9xaTlmWVNWRWFU

QT09 
Password: 135692 

   
➢ Or Telephone Attendee: 1 (408) 638-0968 or 1 (669) 900 6833 or 1 (346) 248 7799; 

Webinar ID:  827 2274 7698; Password: 135692; Press * 9 to “Raise Hand” for Public 
Comment 

 

• Members of the public may watch the meeting either on cable Channel 20 or as streamed on the 
City website. 
 

• Community members are encouraged to submit agenda correspondence in advance of the 
meeting via email to the Planning Commission at planningcommission@morrobayca.gov prior to 
the meeting.  Agenda correspondence received at planningcommission@morrobayca.gov by 10 
a.m. on the meeting day will be posted on the City website. 
 

 
ESTABLISH QUORUM AND CALL TO ORDER  
MOMENT OF SILENCE 
PLEDGE OF ALLEGIANCE 
PLANNING COMMISSIONER ANNOUNCEMENTS 
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Planning Commission Meeting of May 17, 2022          
  

 
PRESENTATIONS 

• Vistra Presentation 
 
PUBLIC COMMENT 
 
Members of the audience wishing to address the Planning Commission 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 Planning Commission at this time. 
 
PRESENTATIONS  
 
A. CONSENT CALENDAR  

 
A-1 Current and Advanced Planning Processing List  
 Staff Recommendation: Receive and file. 
 
A-2 Approval of minutes from the Planning Commission meeting of March 1, 2022. 
 Staff Recommendation: Approve minutes as submitted. 
 
 

B. PUBLIC HEARINGS   
 

 B-1 Case No.: CDP21-044 (Continued from the 2/15/22 meeting) 
  Site Location: 2995 Beachcomber Drive, Morro Bay, CA  
  Proposal: Request for Planning Commission approval of a Coastal Development Permit 
  for the addition of small spaces totaling 354 square feet, plus an extensive interior remodel 
  to the existing home. The completed project will result in a 2590 sf conditioned living space 
  and a 648-sf garage.  The scope of work includes roof line changes to accommodate the 
  additions.  The home is conforming to the zoning district development standards.  The  
  project also includes a new 570 sf detached ADU.  In accordance with Gov. Code Section 
  65852.2, the approval of the ADU will be ministerial and will not be reviewed by the  
  Planning Commission. 

  CEQA Determination: Exempt under 15301, Class 1a, for alterations to existing facilities 
 Staff Recommendation:  Continue the project to a date uncertain.  
 Staff Contact: Nancy Hubbard, Contract Planner, nhubbard@morrobayca.gov  

 
 

 B-2 Case No.: CUP19-20/CPO19-047/VAR20-001 
  Site Location: 197 Main Street, Morro Bay, CA  
  Proposal: Request for Planning Commission approval of a new home on irregularly  
  shaped parcel with frontage on a city owned access easement.  The proposed home is 2 
  stories with a total of 459 square feet and a proposed maximum height of 17 feet above  
  average natural grade.  The site is approximately 2500 square feet in size and the project 
  is subject to the Coastal Bluff setback requirements.   Due to the unusual site constraints, 
  the applicant is asking for variances for the following:  Surface parking for one car, reduced 
  north and south setbacks and roof height in the 20–50-foot bluff setback.   The site is  
  located in an R-1/PD zoning district with a portion below the bluff in a WF/PD zoning  
  district.  The property is within the Coastal Appeals Jurisdiction. 
  CEQA:  Exempt under Section 15303, Class 3a for new residential developments in a  
  residential zone. 
  Staff Recommendation:  Conditional approval granting the variance requests to allow  
  construction of this small house on this residentially zoned parcel. 
  Staff Contact: Nancy Hubbard, Contract Planner, nhubbard@morrobayca.gov  
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Planning Commission Meeting of May 17, 2022          
  

 
C. NEW BUSINESS  
 
 
D. UNFINISHED BUSINESS  
 
 
E. PLANNING COMMISSIONER COMMENTS/FUTURE AGENDA ITEMS 
 
 
F. COMMUNITY DEVELOPMENT DIRECTOR COMMENTS 
 
 
G. ADJOURNMENT 

Adjourn to the next regular Planning Commission meeting at the Veteran’s Memorial Building, 209 
Surf Street, on June 7, 2022 at 6:00 p.m. 

 
PLANNING COMMISSION MEETING PROCEDURES 
 
This Agenda is subject to amendment up to 72 hours prior to the date and time set for the meeting.  Please 
refer to the Agenda posted at the Community Development Department, 955 Shasta Avenue, for any 
revisions, or call the Department at 805-772-6264 for further information. 
Written testimony is encouraged so it can be distributed in the Agenda packet to the Commission. Material 
submitted by the public for Commission review prior to a scheduled hearing should be received by the 
Planning Division at the Community Development Department, 955 Shasta Avenue, no later than 5:00 
P.M. the Tuesday (eight days) prior to the scheduled public hearing. Written testimony provided after the 
Agenda packet is published will be distributed to the Commission but there may not be enough time to 
fully consider the information. Mail should be directed to the Community Development Department, 
Planning Division. 
   
This Agenda may be found on the Internet at: www.morrobayca.gov/planningcommission or you can 
subscribe to Notify Me for email notification when the Agenda is posted on the City’s website. To 
subscribe, go to www.morrobayca.gov/notifyme and follow the instructions. 
 
The Brown Act forbids the Commission from taking action or discussing any item not appearing on the 
agenda, including those items raised at Public Comment. In response to Public Comment, the 
Commission is limited to: 

1. Responding to statements made or questions posed by members of the public; or 
2. Requesting staff to report back on a matter at a subsequent meeting; or 
3. Directing staff to place the item on a future agenda. (Government Code Section 54954.2(a)) 

 
Commission meetings are conducted under the authority of the Chair who may modify the procedures 
outlined below. The Chair will announce each item.  Thereafter, the hearing will be conducted as follows: 

1. The Planning Division staff will present the staff report and recommendation on the proposal being 
heard and respond to questions from Commissioners. 

2. The Chair will open the public hearing by first asking the project applicant/agent to present any 
points necessary for the Commission, as well as the public, to fully understand the proposal. 

3. The Chair will then ask other interested persons to present testimony either in support of or in 
opposition to the proposal. 

4. Finally, the Chair may invite the applicant/agent to respond to the public testimony.  Thereafter, 
the Chair will close the public testimony portion of the hearing and limit further discussion to the 
Commission and staff prior to the Commission taking action on a decision. 

 
 
APPEALS 
 
If you are dissatisfied with an approval or denial of a project, you have the right to appeal this decision to 
the City Council up to 10 calendar days after the date of action.  Pursuant to Government Code §65009, 
you may be limited to raising only those issues you or someone else raised at the public hearing described 
in this notice, or in written correspondence delivered to the Commission, at, or prior to, the public hearing. 
The appeal form is available at the Community Development Department and on the City’s web site. If 
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Planning Commission Meeting of May 17, 2022          
  
legitimate coastal resource issues related to our Local Coastal Program are raised in the appeal, there is 
no fee if the subject property is located with the Coastal Appeal Area.  If the property is located outside 
the Coastal Appeal Area, the fee is a $277 flat fee. If a fee is required, the appeal will not be considered 
complete if the fee is not paid.  If the City decides in the appellant’s favor then the fee will be refunded.  
 
City Council decisions may also be appealed to the California Coastal Commission pursuant to the 
Coastal Act Section 30603 for those projects that are in their appeals jurisdiction. Exhaustion of appeals 
at the City is required prior to appealing the matter to the California Coastal Commission.  The appeal to 
the City Council must be made to the City and the appeal to the California Coastal Commission must be 
made directly to the California Coastal Commission Office.  These regulations provide the California 
Coastal Commission 10 working days following the expiration of the City appeal period to appeal the 
decision.  This means that no construction permit shall be issued until both the City and Coastal 
Commission appeal period have expired without an appeal being filed.  The Coastal Commission’s Santa 
Cruz Office at (831) 427-4863 may be contacted for further information on appeal procedures. 
 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact the Community Development Department at (805) 772-6264. Notification 24 
hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility 
to this meeting. 
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Current & Advanced Project Tracking Sheet

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

Approved projects are deleted on next version of log.

# Applicant/ Property 

Owner

Application 

Date

Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments 

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project Planner

1 Bean 197 Main Street (formerly 

known as 199 Sandpiper)

12/19/19 CUP19-20,      

CDP19-04,      

VAR20-001

CUP/CDP for new home on triangular small parcel on the bluff.  Proposed home is 526 

sf 2-stories with access easement to Main Street

Project deemed incomplete, comment letter sent January 7, 

2020.  Resubmittal received 10/26/20 adding a variance 

request, under review.  Incomplete, need resubmittal.  

Resubmittal received September 14, 2021, under review.  

Incomplete letter sent on Oct 4, 2021.  Resubmittal received 

10/29/21.  Planning comment letter sent November 10, 2021, 

requires resubmittal.  Project deemed complete and 

scheduled for planning commission on May 17, 2022

nh

2 Allen Property Group 1260 Main St. 10/4/21 MAJ21-006 Land Use & Zoning Map Amendment to change C2 zoning to C1 zoning Application received.  October 28, 2021, applicant approved 

moving forward with consultant contract for environmental 

review.  Environmental Consultant engaged with notice to 

proceed 12/1/21.  Consultant provided review documents for 

GP/CLUP amendment.  Final review draft of LUP amendment 

documents received 3/2/22 -under review.  Project deemed 

complete and scheduled for PC hearing on April 19, 2022.  

Project received positive recommendation to City Council.  

Scheduled for City Council May 24, 2022.

nh

3 Candrell 2995  Beachcomber 11/1/21 CDP21-044 New 354 sf addition to existing home, addition of 572 sf  attached ADU Planning comments sent on 11/23/21, requires resubmittal.  

Project resubmittal received January 4, 2022, under review.  

Project deemed complete, schedculed for Planning 

Commission on February 15, 2022.  PC hearing was 

continued to a data uncertain pending receipt of Coastal 

Hazard analysis.  Project submitted additional studies and is 

scheduled for planning commission on May 17, 2022.
nh

4 Steiner 301-390  Seashell Crove 4/19/21 MAJ21-02 General Plan / LCP Land Use & Zoning Map Amendment application to change land 

use and zoning from R-A to R-4 designation / low density to high density

Under review. Response letter/ incomplete letter sent 5-6-21. 

Resubmittal received. Environmental review in process. MND 

document complete and routed to State Clearinghouse - 

public comment period closes May 4th. Scheduled for agenda 

date June 7th

cj

5 2900 Alder 

LLC/Knanna

2900 Alder Ave 10/7/21 CUP21-14/ CDP21-

042

Proposed 4200 sf, 6 unit hotel Planning comment letter sent 11/6/21.  Requires resubmittal.  

Resubmital received 12/8/21, planning approved, building 

disapproved.  Applicant is working with buidling to resolve 

issues.  Project resolved building issues and will resubmit with 

revisions for review.  Resubmittal received March 17, 2022, 

required corrections and resubmittal.  Resubmittal received 

4/7/22.  Minor changes required, comment letter sent 4/12/22.  

Project Deemed complete 5/10/22, schedule for PC hearing 

June 21, 2022 
nh

6 Ogle 337 Main St 9/13/21 COC21-002 Request for Cert of Compliance for 3 underlying adjacent lots within the Cerrito 

addition. 

Comment letter sent to applicant 10/21/21. Resubmittal 

received 2/1/22.. Final documents prepared and being routed 

for signatures

cj

7 Daniel 964 Las Tunas 1/6/22 CUP22-01/ PKG22-

01

Remodel of existing SFR Project Deemed complete 4/7/22. Noticing to begin 4/13/22

am

30 -Day Review, Incomplete or Additional Submittal Review Projects:

City of Morro Bay

Community Development Department

 Hearing or Action Ready Projects:

Agenda No:_A-1__

Meeting Date  May 17, 2022

5/12/2022 955 Shasta Avenue Morro Bay Ca  93442 805-772-6261 1 
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# Applicant/ Property 

Owner

Application 

Date

Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments 

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project Planner

8 Struckman 3081 Sandalwood Ave 5/4/2022 CDP22-017 Construction of a 643sf SFR. Under Review gc 

9 Birchell 2030 Main 5/4/2022 MIN22-005 Minor Mod to Convert existing 1478sf of 2nd story area from office space to living area. Under Review gc 

10 Kimoto 560 Olive St 4/27/22 CUP22-08 Addition to nonconforming home and new guest house Under Review. 

am

11 Tarcon 350 Sicily St 5/4/22 CDP22-016 240 sf addition to existing home. Conversion of first floor to ADU. Under Review

am

12 Vanderbyl 531 Yerba Buena 4/20/22 CDP22-015 Shed Conversion into 468 sf ADU Under Review. 

am

13 McLain 2678 Greenwood Ave 4/11/22 CDP22-011 Remodel of interior Space to JADU Correction letter sent 5/3/22.

am

14 Hartman 320 Orcas St 4/14/22 CUP22-07/ CDP22-

010

New SFH with attached garage to replace home destroyed in fire Correction letter sent 5/1/22.

nh

15 Maritime Museum 1210 Embarcadero 3/7/22 MIN22-002 Amendment of previous Minor Use Permit approval for expansion of Maritime 

Museum including new outdoor displays.

Under Review. Correction letter sent 4/6/22.

cj

16 Luhr 1195 Monterey 4/19/22 CDP22-013 Admin CDP for the new construction of a two story 670sf ADU Incomplete letter sent 5/10/22 

gc 

17 Frojae 429 Bernardo 4/20/22 CDP22-014 Admin CDP for a new single story 688sf ADU. Incomplete letter sent 5/3/22

gc 

18 Nakamura 2228 Coral 3/31/22 MIN22-004 Minor Modification to add 78sf of habitable space for new interior stairs to existing 

SFR

Letter of completeness sent 5/9/22 

gc 

19 Jasso 2515 Greenwood 2/22/22 CDP22-006 Admin CDP for new SFR with 2 car garage and detached ADU Comment Letter Sent 3/17/22

am/nh

20 MacDonald 311  Tahiti 1/26/22 CDP22-005 Convert Existing 638sf  garage into a 638sf ADU Completeness letter sent on 3/24/22

gc

21 Luhr 1140 Allesandro Ave 1/20/22 CUP22-06 / CDP22-

004

Live/work mixed use, new construction of 5 residential units and 2 commercial units Comment letter provided 2/13/22. Project deemed complete - 

processing will continue once Vesting Tentative Map submittal 

is complete

nh

5/12/2022 955 Shasta Avenue Morro Bay Ca  93442 805-772-6261 2 
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# Applicant/ Property 

Owner

Application 

Date

Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments 

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project Planner

22 Morro 94 LLC 3300 Panorama 1/18/22 CUP 22-05/CDP22-

003/TTM222-02

Submittal of combined concept and precise plan review for 61 unit subdivision. Received and under review.  Notify Me account set up to 

provide information and publically available documents on the 

project.  Subdivision Review committee meeting scheduled.  

Project comment letter sent 2/18/22, requires resubmittal and 

environmental review.  Planning consultant team is preparing 

to hold a neighborhood meeting April  20, 2022 at Del Mar 

Elementary School at 6pm

nh

23 McDonald 341 Jamaica 1/12/22 CDP22-001 558 sf addition to existing 865 sf residence. Convert upper floor to ADU (468 sf), lower 

floor main residence (953 sf).

completeness letter sent on 4/28/22 Bldg. - 1/20/22

gc

24 Novell & Johnston 273  Main St. 1/9/22 MUP22-01/PKG22-

02

Addition of 73 sf to the front of existing SFR to provide interior staircase access to the 

second floor and parking exception.

Under review. Correction letter sent 2/4/22.

cj

25 Romero 563 Zanzibar 12/6/21 CDP21-048 Admin CDP for new 1978sf 2 story SFR with 533 sf garage and 2nd level 128sf deck Incomplete letter sent 12/22/2021. 

gc

26 Reyneveld 1060  Quintana 11/22/21 MUP21-06 Create 3 office/retail units and 1 residential security unit, and 1 warehouse/storage 

unit from existing commercial building with existing residential security unit.

Incomplete letter sent 12-16-21. Resubmittal under review.

cj

27 Tallman 610  Fresno Street 11/9/21 CDP21-045 Admin CDP for New 960 sf detached ADU Projected Deemed Complete 2/22/22, noticing to begin 

2/15/22 with approval on 3/9/22 

am

28 Morro Bay LLC (Keller) 1108 Front Steet 11/8/21 MAJ21-007 Expansion and extensive remodel of second floor short term rental unit. Planning comments sent 11/23/21, requires resubmittal.  

Applicant may put this application on hold until the adoption of 

the new zoning code (i.e. includes street setbacks closer to 

the actual placement of the building).

nh

29 Castillo 1055  Allesandero 11/1/21 CDP22-012, MUP22-

04

CDP to convert existing master bedroom in JADU, MUP to add 2 bedroom & 1 

bathroom to existing single family residence.

Project Deemed Completed 5/21/22. Noticing to begin 5/9/22- 

5/19/22 with approval on 5/20/22. 

am

30 T-Mobile/ Siegel 545  Shasta 10/12/21 CUP21-13/ CDP21-

039

T-Mobile modification to existing facility approved under UP0-162/CP0-229. T-Mobile 

proposes to remove/replace and relocate existing wireless facility screened within 

existing church steeple and request height exception to construct new 29'0" faux bell 

tower for relocated wireless facility.

Under review. Project deemed incomplete 11-8-21. No recent 

activity.

cj

31 Guesno 220 Atascadero Rd 10/4/21 MIN21-012 Minor Amendment - Change temporary outdoor dining area to permanent outdoor 

dining

Application will apply for a TUP for outdoor dining.  This 

application is on hold until 2022.

nh

32 Thai Bounty 560 Embarcadero 9/22/21 MIN21-010 Minor mod to UP0-200/UP0-244 for music. Under review.

sg

33 Morgan 101 Fig St 8/9/21 CDP21-035/CUP21-

12/ VAR21-003

New construction of 1676sf single family home, 465sf garage, roof deck and patio 

area and request for variance to front setback for property subject to bluff 

development standards. New home will also require a variance for bluff face 

development per LCP.

Under review and incomplete letter sent 9/7/21. Resubmittal 

received 1/19/22. Spoke with agent 2/18/22. Requested 

revised geological report and plans to delineate bluff face prior 

to hearing.

cj

5/12/2022 955 Shasta Avenue Morro Bay Ca  93442 805-772-6261 3 
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# Applicant/ Property 

Owner

Application 

Date

Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments 

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project Planner

34 Eisemann 541 Atascadero Road (at Hill 

St.)

7/9/21 CUP21-09/ CDP21-

029

Four unit apartment complex with attached garages Review comments provided on July 31, 2021.  Project 

requires resubmittal and environmental analysis.  Provided 

applicant estimate for environmental report on September 24, 

2021.  January 2022 - project is for sale.

nh

35 Green 1175 Scott Street 6/28/21 CDP21-025   CUP21-

07

New construction of 3 hotel units including one ADA unit and a residential security 

unit

Review comments provided on July 21, 2021.  Requires a 

resubmittal for review.  Discussed project with applicant, 

expected to have resubmittal ready in November 2021.  

Applicant is reviewing alternative designs for the project, staff 

provided input on 2/14/22.

nh

36 Perry 3230 Beachcomber 6/24/21 CDP21-024/  CUP/ 

VAR21-002

New 1537 sf sfh with attached 380 sf garage.  VAR request for roof top deck railing 

height.  Application approval is dependent on completion of LTM21-01

Review comments sent 7/20/21, requires resubmittal.  

Resubmittal received 11/24/21, under review.  Planning 

disapproved, comments sent 12/10/21.  Resubmittal received 

12/20/21, under review.  Planning comment letter sent 1/6/22, 

requires resubmital.  Resubmittal received Feb 1, 2022 - 

project deemed complete 2/16/22, but cannot be presented to 

PC until LTM21-01 has been approved (lot line adjustment 

and lot merger).

nh

37 SR Development 545 Atascadero Intiial partial 

submittal on 

3/31/2021.  

Submittal 

complete on 

4/26/21

CDP21-013 / CUP21-

04

New construction of 15 unit townhomes project Comment letter sent 5/14/21, requires resubmittal with 

responses.

nh

38 Perry 3202 Beachcomber 4/14/21 CDP21-014/ CUP/  

VAR21-001 and 

LTM21-01

Demo existing home, build new 2063 sf home with subterranean garage and storage 

area of 2267 sf.  Application approval is dependent on completion of LTM21-01.  VAR 

request for height variance on roof top deck railing.  Project requires lot line 

adjustment and lot merger to create 2 parcels from the three underlying parcels.

Submittal received, but not complete.  Balance of submittal 

received 4/14/21, under review.  Incomplete letter comments 

sent  for LTM on 4/30/33 and CDP on 5/4/21.  Resubmittal 

received 6/24/21 with VAR request, under review.  Review 

comments sent 7/20/21.  Resubmittal received 11/24/21, 

under review.  Planning disapproved, comments sent 

12/14/21, requires resubmittal.  Resubmittal received 

12/20/21, under review.  Planning comments sent 1/11/22, 

requires resubmittal.  Resubmittal received on March 10, 2022  

- did not include resubmittal of LTM21-01 required to 

determine completeness.  Comment letter sent 4/8/22, 

requires minor changes.  Project not complete until 

resubmittal and approval of LTM.
nh

39 Tullis 404 Estero 3/17/21 CDP21-011 CDP to demo existing improvements & construct new SFR and site improvements. Under review.  Deemed incomplete, comment letter sent to 

applicant April 2, 2021

nh

40 Vistra 1290 Embarcadero 12/28/20 CDP20-026 & 

CUP20-14

Battery Energy Storage System (BESS) - New proposed project to construct 600MW 

BESS on old tank farm north of existing Morro Bay Power Plant. BESS to be 

constructed as 3 separate buildings, 30 feet in height plus 10 feet of screening for 

rooptop equipment.

Under initial review. Project deemed incomplete and 

incomplete letter sent 1-21-2021. Applicant resubmittal 

received 2-17-2021 and under review currently. Project 

deemed complete for processing on 2/23/2021. Project plans 

and documents being evaluated. Environmental review 

process in progress.

cj

41 Vazquez 590  Morro Ave 10/22/20 MAJ20-002 CDP/CUP Major Modification to propose equipment upgrade to an existing rooftop 

telecom wireless site.

Under review. Incomplete letter sent 11/19/20. Discussed with 

Applicant visual simulation requirements via phone on 

7/27/21. Received request to withdraw this application; with 

intent to submit new upgrade application later

cj

Projects Appealed or Forwarded to City Council - none

Projects Appealed to Planning Commission or PC Continued projects - none

5/12/2022 955 Shasta Avenue Morro Bay Ca  93442 805-772-6261 4 
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# Applicant/ Property 

Owner

Application 

Date

Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments 

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project Planner

42 City of Morro Bay N/A UP0-423 MND for Chorro Creek Stream Gauges Applicant requesting meeting for week of 9/9/13. SWCA 

performing the environmental review.  Received completed 

MND from Water Systems Consulting (WSC) on 4/1/15.  

Routed to State Clearinghouse for required 30 day review 

period.  Tentative hearing 8/4/15.  No recent activity.

No review performed. MND complete.  Cut 

permit checks to 

RWQCB and 

CDFW on 2/27/15

cj

43 City of Morro Bay Citywide Plan Morro Bay: General Plan / Local Coastal Program / Zoning Code Update project Comprehensive overall update to the City's 1988 General 

Plan, 1984 Local Coastal Program, and 1997 Zoning Code. 

Public draft of combined General Plan/ LCP released May 

2018 for review. Worked with Coastal staff on CCC input 

received during 2019. Adoption Draft to be reviewed by 

Planning Commission at 10/20/20 hearing. Admin Draft of EIR 

received and to be circulated.   Reviewed by PC at the 

11/4/2020 & 11/17/20, 12/1/20, & 12/15/20 PC meetings. 3-16-

2021 meeting is for review of the EIR and make 

recommendations to City Council for adoption.  Council review 

of adoption draft held on 4/27/21. Hearing continued to the 

5/11 and then 5/25/21 Council meetings. Plan adopted by 

Council on 5/25/21. LCP Amendment application submitted to 

Coastal Commission for certification. Coastal Commission 

LCP certified Coastal Land Use Plan (LUP) on August 12, 

2021. Zoning Code Update in progress, reviewed by PC in 

12/2021 and currently being reviewed by Coastal staff 

prior to next PC agenda date

44 City of Morro Bay Citywide 10/16/13 A00-013.  A00-029: 

Ordinance 601

Zoning Text Amendment - Second Unit Secondary Unit Ordinance Amendment.  Ordinance 576 

passed by City Council in 2012.  Change recommended by 

PC after Council direction which led to Adoption of Ord. 585 

by City Council on 5/13/14. Ordinance to be sent as an LCP 

Amendment for certification by Coastal Commission. New 

language for PC and Council review.  Second reading 

going to council on April 12, 2016.  PC reviewed change 5-

3-16. CC second First Reading 6-28-16..  Application 

submitted to Coastal Commission August 2016.  Coastal 

objected to ban on use as vacation rentals. New State 

legislation in effect 1-1-20 which supersedes previous 

adopted ordinances.  To be incorporated into Plan Morro 

Bay.

No review performed.

wm

45 Verizon / Knight 184 Main new location, 

corner of Main and Cabrillo 

11/19/14 UP0-394 and CP0-

512

Coastal Development Permit and Conditional Use Permit for installation of new 

Wireless Facility/Verizon antennas on existing pole.

Under Review. JG.  Incomplete.  Waiting on response from 

Tricia Knight.  Wants to keep project open and figure out the 

parking situation or move location. 1/26. JG.  Applicant looking 

to move location to pole across the street.  resubmittal rcv'd 

5/26.  Deemed Complete, waiting for Applicant to confirm PC 

meeting date.  PC hearing held on 9/6/16 and continued for 

further review to 11-1-16 PC hearing.  Continuance 

requested.  Continued to a date uncertain

PN- Conditionally 

approved 6/14/16

jg

Environmental Review:

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

Grants

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

Final Map Under Review Projects: - none
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46 California Coastal 

Commission, 

California Ocean 

Protection Council

City-wide 4/6/16 $400,000 Grant for LCP update to address sea-level rise and climate change impacts.  

Round 3 Grant award of $200,000 for Lateral Access Plan, and ESHA delineation. 

Round 6 funding of $65,000 received Mar 2020.

Grant agreements for both the grants are in place and grant 

administration has been turned over to Michael Baker 

International, per terms of the GP/LCP update contract.   

Received signed grant agreement for $200,000 LCP Planning 

grant by CCC for Round 3 awards 2-27-17. Additional LCP 

grant funding received in 2020 under Round 6 for $65,000 to 

complete LCP update.

No review performed. N/A

sg

47 City of Morro Bay City-wide Community Development Block Grant/HOME Program - Urban County Consortium Staff has ongoing responsibilities for contract management in 

coordination with County staff administraiton.  City Council 

approved Cooperation Agreement for 2021-2023 CDBG 

Program Years at 5/26/20 Council meeting. Notice of Funding 

Availability for 2022 Program Year released 9/27/21. 

Application funding deadline is 11/1/2021.   Council public 

hearing to consider final funding recommendations to be on 3-

8-2022. cj

No review performed.  N/R

cj

48 City of Morro Bay City-wide Climate Action Plan - Implementation Staff has ongoing responsibilities for implementation of 

Climate Action Plan as adopted by City Council January 2014.  

Staff coordinating activities with other Cities and County of 

SLO via APCD.

cj

49 Mellon 455 Acacia St. 1/19/2022 B22-0010 Demo existing interior wall for interior remodel. Demo existing windows and exterior doors for 

new. Demo South wall for new roof extension. Demo existing 190sf balcony for new 355sf 

balcony (+165sf new) Construct a new 340sf deck off master bedroom. 33 ft new retaining 

wall over 30" high. New electrical and plumbing.

planning disapproved 2/3/22 Bldg. - Disapproved 

3/15/22

sg

50 Castillo 1055 Allesandro St. 6/3/2021 B21-0097 250 sf addition to rear of existing SFR, addition creates two bedrooms and one full bath. Bldg. - Disapproved 

6/10/21

sg

51 Morro Bay Apartments 

L.P.

405 Atascadero Rd. 3/21/2022 B22-0056 PG &E-driven changes to the location of the electrical rom at area (A). The relocation(s) of 

electrical transformers on the site (one 3-phase transformer to four 1-phase transformers). 

Updates to overall electrical routing plans; change of exposed framing at exterior walkways 

to dex-o-tex wrapped assembly adjustments at entry alcoves to align/stack w/units below; 

clarification of gypcrete at fl/ceiling assemblies, revision of double 2650 casement windows 

to single 5050 slider windows.

Planning approved 3/23/22 Bldg. Disapproved 

5//22

nh

52 Cunha 199 Azure St. 11/8/2021 B21-0200 New first story addition to master suite. Bldg. - Approved 

11/23/21

sg

53 Goldstein 186 Bayshore Dr. 11/4/20 B20-0190 Remodel kitchen, dining & living area. Bldg. - Approved 

11/09/20

sg

54 Carter 2035 Bayview Ave. 8/5/21 B21-0135 New SFR, 1980 sf living, with 483 sf attached garage, 96 sf covered deck, 267 sf covered 

rear patio and 32 sf covered front porch.

Disapproved 8-26-21. am Bldg. Disapproved 

9/21/21

cj

55 Francis 2970 Beachcomber Dr. 5/5/22 B22-0096 Interior remodel and a 190 sf addition to the living area and a 

20 sf addition to the garage. Remove existing trussed roof 

and construct a vaulted roof with clearstory windows 

throughout the living space.

Bldg.- Plancheck

sg

56 Vachon 3093 Beachcomber 4/11/22 B22-0075 New SFR; Construction of a new 3 bedroom plus flex room, 3 bath single family residence 

with an attached 2 car garage.

Disapproved 4/202/22. cj Bldg. - Disapproved 

5/9/22

cj

57 Segovia 2824 Birch Ave. 3/21/22 B22-0057 Cover patio, conversion to sunroom. Disapproved 4/1/22 Bldg. - Approved 

3/24/22

am

Projects in Building Plan Check:
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58 Casagrande 528 Blanca St. 3/23/22 B22-0066 1839 sf two-story SFR with attached 484 sf two car garage, and 147 sf deck. Disapproved 4/11/22 Bldg. - Plancheck

gc 

59 Casagrande 536 Blanca St. 3/23/22 B22-0067 1840 sf two-story SFR with attached 484 sf garage and 148 second story deck. Disapproved 4/11/22 Bldg. - Plancheck

gc

60 Borchard 548 Blanca St. 12/9/21 B21-0217 New SFR - 1774 sf living, 454 sf attached garage and 206 sf 2nd story deck. See permit B21-

0218 for attached ADU.

Approved 4/27/2022 Bldg. - Approved 

3/24/22

gc 

61 Borchard 548-A Blanca St. 12/9/12 B21-0218 ATTACHED ADU - 692 sf attached Accessory Dwelling Unit (ADU) on lower level of SFR on 

downslope lot. See permit B21-0217 for new SFR.

Approved 4/27/2022 Bldg. - Approved 

3/24/22

am

62 Borchard 556 Blanca St. 12/9/21 B21-0219 New SFR - 1890 sf living, 426 sf attached garage and 159 sf upper level deck. See permit 

B21-0220 for attached ADU.

556 Blanca Bldg. - Approved 

3/24/22

gc 

63 Borchard 556-A Blanca St. 12/9/21 B21-0220 ATTACHED ADU - 583 sf attached Accessory Dwelling Unit (ADU) on lower level of SFR on 

downslope lot. See permit B21-0219 for new SFR.

Under Review Bldg. - Approved 

3/24/22

gc 

64 Humphrey 2228 Coral 12/1/21 B22-0024 Expand a portion of the first floor and remove 2nd floor pantry and 1/2 bathroom to create a 

new bathroom on the 2n floor 

Disapprove 03/03/2022 need to apply for a Minor Use Permit Bldg. - Approved 

2/28/22

gc 

65 Baker 405 Elena St. 2/10/22 B22-0027 362 sf single story addition to an existing 906 sf home, demo 90 sf to connect the addition 

that will create two bedrooms and bathroom, full remodel of existing SFR reconfiguring 

existing layout.

Planning approved Bldg. - Approved 

2/28/22

nh

66 Bastoh 561 Embarcadero 3/17/22 B22-0051 Phase 2 New 8' sidewalk, New ADA entrance, repave & restripe parking. Disapproved 4-7-

21. 

Disappoved 4-7-21. cj Bldg. Approved 

3/22/22

cj

67 Gambrill 571 Embarcadero 2/22/22 B22-0035 Convert office space to commercial vacation rental. Disapproved 3-8-21. Bldg. - Disapproved 

4/6/22

cj

68 Redican 725 Embarcadero 3/14/22 B22-0049 The project consists of a 608 SF interior remodel of the existing arcade retail space into an 

extension of the commercial kitchen prep area. All work is exclusive to the interior of the 

lower level with no impacts to the site, exterior elevation or occupant circulation of the 

existing building.

Disapproved 3-17-22. Bldg. - Conditionally 

Approved 3/29/22

cj

69 TLC Family 

Enterprises

833 Embarcadero 3/16/22 B22-0052 Addendum #1 to B20-0220 - Removal of parapet wall which requires removing steel post 

below and show railing on upper level. Revert back to cantilevered floor joists for hotel 

access walkway upstairs.

Disapproved 3-21-22 Bldg. - Disapproved 

4/18/22

cj

70 Perkins 454 Estero Ave 2/22/22 B22-0036 Under review -Interior remodel of 583 sf of (E) SF. And add 194 SF open deck. Disapproved 3-21-22 Bldg. - Approved 

4/18/22

sg/gc

71 Hurless 2290-A Greenwood Ave 1/12/22 B22-0006 Conversion of 440 sq ft storage building into a JADU. Planning approved 1-18-22 Bldg. - Approved 

1/20/22

nh

72 Hsiao 205 Harbor St. 4/20/22 B22-0084 Demolition of three existing structures and their accessory structures. Construct new 6-room, 

5042 sf hotel with 7 onsite parking spaces on a .40 acre lot, the hotel is designed as two 

story on the east elevation and steps down the bluff with single story on the west elevation.

Bldg. - Plancheck

cj

73 Hurless 2265 Hemlock Ave. 1/12/22 B22-0007 Conversion of 480 sq ft garage into an ADU. Planning Approved 2/10/22 Bldg. - Approved 

02/07/22

gc
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74 Wilkie 476-A Hill St. 3/26/20 B20-0057 ATTACHED ADU - Convert exisitng attached garage to 344 sf Accessory Dwelling Unit. Correction letter sent 4/30/20. Bldg. - Approved 

4/8/22 nh

75 Errea 602 Ironwood Ct 1/10/22 B22-0003 New single family home Under review Bldg. - Diapproved 

2/10/22
gc

76 Johnston 2781 Juniper Ave. 6/2/21 B21-0094 New 463 sf 2nd story deck at rear of existing SFR, also replace five existing windows with 

three new sliding glass doors.

Planning approved 7-20-21. Ready to issue

sg

77 Cia 2551 Koa Ave. 2/23/22 B22-0038 New 3 bed 2.5 bath SFR w/attached 2-car garage. Disapproved 3/21/22 Bldg. - Disapproved 

4/11/22

gc 

78 Daniels 964 Las Tunas St. 8/3/21 B21-0133 Remodel the laundry room & add a bedroom, bathroom & hallway to the back of existing 

home in phase I. Phase 2, build a detached garage

Bldg. - Disapproved 

8/18/21

sg

79 Drenick 2530 Laurel Ave. 9/22/21 B21-0174 Reconstruction of 560 sf two-car garage, garage foundation and 560 sf rooftop deck over 

garage. See permit B21-0141 for separate demolition permit for these structures.

Disapproved and Correction Letter sent 10/5/21 Bldg. - Approved 

9/28/21

am

80 Elliott 2620 Laurel Ave. 4/14/22 B22-0082 New SFR 2.5 story with attached garage. Planning disapproved 4/16/22 Bldg. - Disapproved 

5/9/22

nh

81 Martony 225 Main St. (Lease Site 34W) 4/19/22 B22-0083 epair & maintenance of 4 deteriorated treated wooden pilings with steel pipe or collar 

sleeving located within an existing private floating dock system.

Under review. Bldg. - Plancheck

cj

82 Meisterlin 840 Main St. 4/14/22 B22-0080 Convert an existing 284 sf commercial storage/office structure to a 284 sf long-term 

residential dwelling unit which will be secondary to existing commercial uses on the site.

Bldg. - Approved 

4/25/22

nh

83 Peter 890 Main St. 2/13/19 B19-0026 ADA and parking lot improvements. ADA stall to be relocated closer to street and make van 

accessible.

Approved on 3/1/19 - sg Bldg. - Approved 

2/27/19

Disapproved on 

4/15/19

sg

84 Sonic 1840 Main St. 10/17/17 B-31730 Sonic Drive-in Restaurant, 1395 sf building, 1020 sf covered patio, 2646 sf covered parking Corrections sent 12-8-17.  Resubmitted 3-2-18. Application 

incomplete and corrections sent 4-5-18. Resubmittal received 

and unaddressed corrections sent back 7-19-18. Project 

required to underground utilities.  Utility plan and coordination 

with public utilities in process. cj.  Requested permit extension.  

Awaiting resubmittal. Requested Permit Extension. Planning 

permit extension requested and granted to allow new permit 

expiration of April 2021.  Emailed applicant 3-19-2021 

advising them of permit expiration date and extension 

opportunities.

BLDG - Disapproved 

by California Code 

Check (contract 

building inspection 

services (see memo) 

on 7-23-18. PB

Permit extended to 

4/18/23

Disapproved by jb 

on 11-21-17.

1-2-18 - Emailed 

BLDG (code ck) 

comments to 

architect. PB

cj

85 Twins Bay Inc. 2460 Main St. 5/4/22 B22-0097 Addendum #2 to B20-0114 - Relocate walkway between 

sidewalk and bldg. Move backflow preventer 40' south along 

building face, add 4' long 4" high parallel curb ramp at north 

corner of bldg, Add concrete pedestrian crossing to main DW, 

increase area of asphalt replacement at north end of gutter to 

improve drainage, increase area of asphalt replacement along 

frontage so sawcut is not in bike lane.

Bldg. - Approved 

5/6/22

nh

86 Rose 929 Mesa St. 1/25/22 B22-0016 ADU - 508 sf 2 story ADU addition and 42.5 sf bathroom remodel in existing garage. Planning - Approved Bldg. - Disapproved 

3/15/22

gc

87 Elster 530 Morro Ave. 4/21/22 B22-0086 Raised elevation of 1st floor from 45'.0" to 46' 10 1/2". Top of parapet was raised from 76'.0" 

to 77' 3 1/2". Maximum allowable height is 77'.6". All mechanical was removed from the roof 

& P.V. will be lowered to 5 degree tilt.

Bldg. - Plancheck

sg

88 Kolb 685 Morro Ave. 10/4/21 B21-0180 Installation of 6' x 8' single sided, non-illuminated, monument sign with one 5' deep concrete 

footing (center of sign).  Sign installed on parcel 066-301-058 (at corner).

Bldg - Approved 

10/13/21

mm
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89 Meisterlin 307 Morro Bay Blvd. 5/3/22 B22-0092 Commercial T.I. - reconfigure equipment layout, install hood; 

venting through roof, new window & counter for exterior point 

of sale & food pick up, adding sliding gates in new locations 

and new fence panels.

Bldg. - Plancheck

sg

90 Allen 310 Morro Bay Blvd. 2/23/22 B22-0040 Adaptive reuse design and development of an existing bank bldg structure for conversion 

into two-suite office complex. Proposed scope of work does not include an increase in the 

bldg footprint. Proposed exterior improvements include the removal of the car port awning 

and barrier removal for site accessibility requirements.

Bldg. - Disapproved 

5/9/22

sg

91 Meisterlin 315 Morro Bay Blvd. 4/14/22 B22-0081 Install new ADA restroom in existing commercial unit, install exterior service door to separate 

the retail from storage/office space and add new window to the storage/office space
Planning approved 4/16/22 Bldg. - Approved 

4/25/22

nh

92 Peterson 390 Morro Bay Blvd. 2/2/22 B22-0022 ADDENDUM TO B21-0151 - Adding to scope of work - Demo existing exterior mansard roof, 

exterior drive thru structure (including structural columns) and demo of interior concrete.

Ready to issue

sg

93 JP Morgan Chase 

Bank

595 Morro Bay Blvd. 3/31/22 B22-0060 Installation of one solar carport, 99' 3 1/16" X 16' 7 3/8", with 15 modules, wall mounted PV 

equipment and four carport mounted lights, located in the existing Chase Bank parking lot.
disapproved 4/7/22 Bldg. - Plancheck

am

94 Fletcher 435 Napa Ave. 3/21/22 B22-0055 Install 7x14 ft above round modular swim spa. Concrete slab for spa & access. Electrical for 

spa.
Planning Disapproved 4/11 Bldg. - Disapproved 

4/11/22

gc

95 Kennedy 500-A Napa Ave. 3/23/22 B22-0065 Convert a 576 sf 2-car garage to a 2-story 914 sf ADU. 326 sf garage converted to a 

bedroom w/bathroom & a 588 sf 2nd floor bedroom, bathroom & kitchen/living area added. A 

126 sf 2nd floor deck is also proposed.

Approved Bldg. - Disapproved 

4/18/22

gc

96 Erb 2630 Nutmeg Ave 2/14/19 B19-0029 Demo 195 sf third story deck at front of home and rebuild with 80 sf extension to allow for 

deck beam and column support. Remove 152 sf deck on south side of home, misc. 

construction to repair water damage.

Dissapproved 3/6/19. Disapproved 4/9. Variance application 

approved. Awaiting building permit resubmittal. 

Bldg. - Approved 

3/27/19

wu

97 Mollaghaffari & Hawes 427 Oahu St. 5/5/22 B22-0087 New 2nd floor single family residence, 1048 sf living, with a 

258 sf 2nd story deck, and 255 sf single car garage. (The 

garage and an ADU make up the 1st floor level, see permit 

B22-0088 for attached ADU).

Bldg. - Plancheck

nh

98 Mollaghaffari & Hawes 427-A Oahu St. 5/5/22 B22-0088 Attached ADU - 702 sf Accessory Dwelling Unit. Bldg. - Plancheck

nh

99 Currey 154 Orcas St 0323/22 B22-0062 Remodel & additions to kitchen, entry, & masterbedroom. Disapproved 4/11/22 Bldg. - Diapproved 

4/4/22

gc

100 Currey 154-A Orcas St 3/23/22 B22-0063 171 sf addition as an ADU Disapproved 4-11-22 Bldg. - Disapproved 

4/4/22

sg

101 Appel 400-A Pico St 8/18/21 B21-0149 Convert existing garage to an ADU without changing the footprint of the garage. Approved 8/25/21 Bldg. Disapproved 

9/10/21

am

102 Phelps 490 Piney Way 1/27/22 B22-0017 816 sf addition to existing 763 sf residence. Add 477 sf decks. Disapproved 4-24-22 Bldg. - Approved 

4/25/22

nh
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103 Phelps 490 Piney Way 1/27/22 B22-0018 Create New ADU from existing sheds. New 469 sf. Disapproved 2/25/2022 Bldg. - Approved 

4/25/22

gc

104 Phelps 490 Piney Way 1/27/22 B22-0019 Convert existing 434 sf garage to a 434 sf JADU. Disapproved 2/3/22 Bldg. - Approved 

4/25/22

gc

105 Lee 684 Piney Way 9/10/20 B20-0168 Demo existing detached 416 sf work shed with bathroom & reconstruct new 416 sf 

garage/shop with electrical, keeping existing bathroom on existing slab/foundation.

Planning disapproved 9/15/20.  Requires a Admin CDP and 

Parking Exception prior to review and approval of the building 

permit.  Waiting for submittal.

Bldg. - Disapproved 

3/1/21

nh

106 Giannini 750 Radcliff Ave. 7/22/19 B19-0156 Remove three existing panel antennas, three radio and replace with three radio intergrated 

antennas and assoicated cabling.  Install equipment expansions to the top of existing 

cabinets (approx 1'2') with associated electrical wiring.

Approved 9/26/19. Ready to issue

cj

107 Eisemann 599 San Jacinto Street 1/20/22 B22-0014 Demolish of an existing 522 sf one story single family home. Building a new 1498 sf primary 

residence with 522sf garage and covered 125sf porche. 

Under review Bldg. - Disapproved 

3/16/22

gc

108 Nagy 646 Sequoia Ct. 4/20/22 B22-0085 New 2-story SFR, 3513 sf living, 1220 attached basement 

level garage, and 1156 sf covered patio.

Bldg. - Plancheck

nh

109 Chaney 508 Shasta Ave 12/21/21 B21-0223 Demolish an existing 163 sf failing deck & rebuild with a 213 sf deck. All exterior & located at 

the front of the residence.

Planning approved 1-27-22 Bldg. - Approved 

12/21/21

sg

110 Parker 580 Shasta Ave 8/31/20 B20-0159 Add new detached garage Planning under review.  Planning disapproved 9/8/20.  Need 

resubmittal

Bldg. - Disapproved 

9/14/20

nh

111 Stanton 351 Trinidad 3/26/19 B19-0054 Repairs to existing 200 sf rooftop deck. Replace all dry-rot structural members, install new 

waterproof membrane,, new copper drip edge flashing, replace plaster, replace guardrail if 

needed.

Disapproved 4/11/19. Awaiting resubmittal.  Permit applciation 

expired

Bldg. - Approved 

3/27/19

wu

112 Leonard 550 Zanzibar St. 1/12/22 B22-0008 New 1855 SFR w/482 sf garage and 144 sf balcony deck. Disapproved Ready to issue

nh

.
1 Wells 1478 Quintana 2/22/22 MIN22-001 Minor Modification to upgrade existing roof-mounted wirelesss telecommunication 

facility

Under review. Incomplete letter sent 3/1/22.  Resubmittal 

received 3/2/22 and 2nd response sent 3/8/22.  Awaiting 

resubmittal. Resubmittal received 4/4/22. Deemed complete 

and noticed on 4/18/22 for pending administrative action. 

Permit approved 5-2-22.

cj

2 Nagy 646 Sequoia 9/27/21 MUP21-03 Minor Use Permit for development of new upper level 2,328sf, lower level 1,030sf, and 

garage level 1,220sf SFR on vacant lot in area outside the coastal zone.

Application received, under review.  Project incomplete, 

comments sent on October 18, 2021.  Applicant working with 

Fire Dept and City Engineer on driveway design (slope).  

Project resubmittal received March 29, 2022, under review.  

Project deemed complete 4/11/22.  PUblic notice period from 

4/18/22 to 4/28/22, with admin decision on or about 4/29/22.  

Project approved, permit issued 4/29/22

nh

Planning Projects & Permits with Final Action:

5/12/2022 955 Shasta Avenue Morro Bay Ca  93442 805-772-6261 10 

PC_2022-05-17 Page 14 of 154



# Applicant/ Property 

Owner

Application 

Date

Permit Numbers Project Description/Status Planning Comments and Notations Building/Fire Comments 

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project Planner

3

Staff Directory:

Scot Graham - sg                            Chad Ouimet - co                           Cindy Jacinth - cj                             Pam Newman - pn                  Nancy Hubbard - nh                  Gabby Cortez - gc                           Alison MacCarley - am                   
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ACTION MINUTES – MORRO BAY PLANNING COMMISSION 
REGULAR MEETING – MARCH 1, 2022 
HELD VIA TELECONFERENCE – 6:00 PM 
 
 
 
PRESENT:  Susan Stewart    Chairperson 
   Joe Ingraffia    Commissioner 
   Mike Rodriguez   Commissioner  
   Asia King    Commissioner  
 
ABSENT:  Bill Roschen    Vice-Chairperson 
 
STAFF:  Scot Graham    Community Development Director 
   Cindy Jacinth    Senior Planner 
    
    
ESTABLISH QUORUM AND CALL TO ORDER  
 
MOMENT OF SILENCE  
 
PLANNING COMMISSIONER ANNOUNCEMENTS  - NONE    
 
PUBLIC COMMENT PERIOD 
https://youtu.be/w_nGyLath9A?t=56 
  
Betty Winholtz, Morro Bay, asked when the Planning Commission will have their first public 
meeting, along with questions regarding status on paid parking, and 3300 Panorama Drive. 
 
Graham responded to the public comment questions. 
 
Chairperson Stewart closed the Public Comment period. 
https://youtu.be/w_nGyLath9A?t=300 
 
Public Participation:  
Remote public participation is allowed in the following ways: 
 

• Community members are encouraged to submit agenda correspondence in advance of 

the meeting via email to the Community Development office at 

planningcommission@morrobayca.gov prior to the meeting. 

 

• Members of the public may watch the meeting either on cable Channel 20 or as 
streamed on the City website. 

AGENDA ITEM:      A-2               
                               
DATE:       MAY 17, 2022                
  
ACTION:          DRAFT        
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ACTION MINUTES – MORRO BAY PLANNING COMMISSION 
REGULAR MEETING – MARCH 1, 2022 

 

 

• Alternatively, members of the public may watch the meeting and speak during general 
Public Comment or on a specific agenda item by logging in to the Zoom webinar using 
the information provided below. Please use the “raise hand” feature to indicate your 
desire to provide public comment. Each speaker will be allowed three minutes to provide 
input. 
Please click the link below to join the webinar:  

➢ https://us02web.zoom.us/j/82722747698?pwd=aWZpTzcwTHlRTk9xaTlmWVNW
RWFUQT09 
Password: 135692 

 
Or Telephone Attendee: (408) 638-0968 or (669) 900 6833 or (346) 248 7799; Webinar ID:  827 

2274 7698; Password: 135692; Press * 9 to “Raise Hand” for Public Comment 
 
PRESENTATIONS – NONE  
 
A. CONSENT CALENDAR 
 https://youtu.be/w_nGyLath9A?t=307 
 

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

 
  Received and filed by the Commission. 
 
B.  PUBLIC HEARING – NONE  
  
C.  NEW BUSINESS 

 https://youtu.be/w_nGyLath9A?t=322 
 

 C-1 Case No.: MIN20-003/UP0-284 
  Site Location: 1001 Front Street, Morro Bay, CA  

 Project Description: Update Report on Conditional Use Permit UP0-284/ Minor 
Modification MIN20-003 Project Conditions approved May 5, 2020. Review of 
permit is pursuant to Planning Commission condition 2 of permit # MIN20-003. 
Report also includes review of Waterfront Market Special Use Permit #CUP19-15 
Staff Recommendation: Review and provide feedback to staff 

  Staff Contact: Cindy Jacinth, Senior Planner (805) 772-6577 
 
 COMMISSSIONERS DISCLOSURE OF EX PARTE COMMUNICATIONS – Chairperson 
 Stewart stated she visited the site and spoke with Cathy Novak.  Stewart noted she also  
 spoke with a commercial fisherman about the use of the area. 
 
 Jacinth presented the staff report. 
 
 The Commissioner’s presented their questions to staff. 
 
 Chairperson Stewart opened the Public Comment period. 
 https://youtu.be/w_nGyLath9A?t=1494 
 Cathy Novak, representative for the applicant, thanked staff for their assistance then  
 proceeded to review the key points of the staff report and history. 
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Cal Meyers, Morro Bay, thanked Giovanni DeGarimore for keeping the gate opened for 
access. 

 
 Sean Green, Morro Bay, brought up issues with the coastal access for 1001 Front  
 Street, and the violations pertaining to the coastal development permit. 
 
 Chairperson Stewart closed the Public Comment period. 
 https://youtu.be/w_nGyLath9A?t=2281 
 
 Discussion between the Commissioners and staff. 
 
 Chairperson Stewart opened the Public Comment period. 
 https://youtu.be/w_nGyLath9A?t=3536 
 
 DeGarimore, applicant responded to questions the Planning Commissioners brought up  
 in their discussions. 
 
 The Commissioners presented their questions to applicant. 
 
 DeGarimore responded to the Commissioner’s questions. 
 

Commissioners gave direction to staff regarding ways to enhance coastal public access 
and directed staff to approve the 6 additional days for the Waterfront Market (CUP19-15) 
permit amendment administratively. 

 
D.  UNFINISHED BUSINESS   

 https://youtu.be/w_nGyLath9A?t=5178 
 
 Chairperson Stewart requested staff for status on benches and umbrellas. 
 
 Graham responded and provided an update on the zoning ordinance. 
 

E.  PLANNING COMMISSIONER COMMENTS/FUTURE AGENDA ITEMS 
 https://youtu.be/w_nGyLath9A?t=5347  
 
 Commissioner Rodriguez provided an update regarding the discussion on public benefits 
 with City Council. 

 
Commissioner King presented her questions to staff regarding the public benefits report. 
 
Chairperson Stewart commented on the public benefits discussion. 
 

F.  COMMUNITY DEVELOPMENT DIRECTOR COMMENTS 
 https://youtu.be/w_nGyLath9A?t=5627 
 
 Graham provided an update for the next Planning Commission meeting. 
  

G.  ADJOURNMENT 
 The meeting adjourned at 7:34 p.m. to the next scheduled Planning Commission  
 meeting via teleconference, on March 15, 2022, at 6:00 p.m.    
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        ____________________________ 

 Susan Stewart, Chairperson 
 
 
 
 
ATTEST: 
 
 
 
_______________________ 
Scot Graham, Secretary 
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Staff Report 

 

TO:   Planning Commissioners      DATE: February 10, 2022 
      
FROM: Nancy Hubbard, Contract Planner 
 

SUBJECT: Application for a Coastal Development Permit (CDP21-044) for 
approval of small additions totaling 354 square feet to an existing 
2,237 square foot home with a 696-sf attached garage.  Project 
also includes an extensive remodel to the interior of the home.  
The site is located at 2995 Beachcomber Drive and is in the R-
1/S.2A Zoning district with a portion of the property to the west in the 
OA/I/PD zoning district.  The property is located within the Coastal 
Commission Appeal Jurisdiction. 

 
RECOMMENDATION: 
APPROVE THE PROJECT by approving Planning Commission Resolution 02-22 that 
includes Findings and conditions of approval for the project, as depicted on site 
development plans submitted to the City on January 4, 2022 
 
LEGAL DESCRIPTION/APN:  
ATASCADERO BEACH TRACK 
065-233-054 
 
PROJECT DESCRIPTION:    
The Applicant is requesting approval of a Coastal Development Permit for the addition 
of small spaces totaling 354 square feet, plus an extensive interior remodel to the existing 
home. The completed project will result in a 2590 sf conditioned living space and a 648-
sf garage.  The scope of work includes modifications to the roofline to accommodate the 
additions.  A coastal development permit is required because the property is in the 
Coastal Appeals Jurisdiction and the additions are greater than 10% of the existing home 
square footage.   The home was built in 1967 and was originally 1932 sf with a 696-sf 
garage.  In 1969, there was an addition of 305 sf that increased the living area to 2237 
sf.  The home is conforming to the zoning district development standards.  The project 
also includes a new 570 sf detached ADU.  In accordance with Gov. Code Section 
65852.2, the approval of the ADU will be ministerial and will not be reviewed by the 
Planning Commission. 

 

 
AGENDA NO: B-1 
 
MEETING DATE: February 15, 2022 

PC_2022-05-17 Page 20 of 154



Planning Commission Staff Report 

CDP21-044: 2995 Beachcomber Drive  

Continuance Hearing May 17, 2022 

 2 

 
 
The proposed additions will enhance the curb appeal from the front and are in character 
with the general frontage designs used in several other homes along the street, which 
includes moving living space forward allowing for a more visible and prominent entry 
feature.  These changes effectively reduce the visual impact of the garage, which 
currently is the only visible feature from the street frontage.   
 

 
 
REMODEL AND ADDITION WORK 
The interior remodel work includes an expanded kitchen and reconfiguring the space to 
allow a larger master bedroom suite.  The north wall of the home is not changing, but the 
west wall is being extended 3 feet towards the west to accommodate the expansion of 
the kitchen and living room.    The master bedroom is being expanded to the south slightly 
taking space formerly used as a covered walkway as well as expanding into some 

Recent image of home from 

Beachcomber Drive 

Photo simulation of the 

completed project 
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reconfigured interior space. A new entry feature is being added flush with the garage 
frontage, and the proposed ADU is being added to the south of the non-conditioned entry 
feature.  The result is a more balanced and enhanced view from the street.   

 
MATERIALS BOARD: 
Below are some of the materials to be used.   See Exhibit B Plans for more images of 
similar materials to those proposed for this project 
 
 

 
 
 
 
 
 
 

  Indicates new conditioned spaces 

ADU – not 

part of this 

review 

Unconditioned 

entry 
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PROJECT ANALYSIS:  
 
Background  
The existing home was built in 1967.  The applicant engaged a firm to provide a historic 
building assessment of the home, which concluded that the existing structure does not 
meet the criteria as a historic resource.  Below is a photo of the west side of the home 
from the historic evaluation report. 
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 R-1/S.2A Standards Proposed Project 

Front Setback 15 feet 16.5 feet 

Side-Yard 
Setback 

5 feet  9 (north)14(south) feet  

Rear Setback 5 feet 7 feet (to protected area) 32 
feet to property line 

Height (from 
ANG) 

14 feet, or up to 17 feet if 
4/12 peaked roof design 

Max height of new roof is 16.4’.  
Existing home has a roof height 
of 16’.  Roof areas on east and 

west side are being 
replaced/reconfigured for 

additions 

Lot Coverage 50% 42% 

 

 
 
DEVELOPMENT STANDARDS/DESIGN GUIDELINES: 
The existing home meets the development criterion of the zone and overlay.  The 
proposed exterior upgrades and new additions are in  compliance with the development 
standards. 
 
PROJECT ZONING/LAND USE DESIGNATION:   
The project site is zoned R-1 within a S.2A overlay area and is in a moderate density 
residential coastal land use area.  The R-1 zoning designation has the purpose of 
stabilizing and maintaining the residential character of these areas.  The S.2A overlay 
allows lesser setbacks and lot coverage and imposes a single-story height restriction (up 
to 17-foot heights allowed for 4/12 or steeper peaked roofs or other architectural 
features).   
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The Coastal Land Use Plan identifies this area as Moderate Density Residential.  The 
subject lot is 8210 square feet and is immediately adjacent to Open Space on the west, 

specifically the coastal dunes.  The project is moving the westerly wall of the home three 
feet to the west, but still well within the residentially zoned portion of the property and 
within the setback as determined by the distance to the R-1 zoning boundary on the west.  
The applicant engaged Sage Institute to provide a Delineation of the Coastal Dune to the 
west of the project and determine the location of the required 50-foot setback.  The report 
shows that the proposed expansion of the home is outside of the buffer area by 16 to 35 
feet and will not have a detrimental impact on the protected dunes. See Exhibit D. There 
is a coastal access 8-foot-wide alley along the northerly property line of the home that 
will not be affected by the proposed improvements.   
 
The 2021 General Plan and Local Coastal Land Use Plan also identifies this home as 
being in an area of higher potential Coastal Hazard and requires a Geology Investigation 
to analyze the risks to the project.  The applicant engaged GeoSolutions to do an 
engineering geology investigation into the potential coastal hazards, including a sea level 
rise analysis that concluded that the 100-year wave run-up could reach an elevation is 
17.87 feet in the vicinity of this home and the elevation of the home is 20 feet in elevation.  
The risk was determined to be low. See Exhibit E. 
 
 

 

Adjacent Zoning/Land Use 
 

North:  R-1/S.2A  Single Family Residential South:  R-1/S.2A  Single Family Residential 

East:  R-1/S.2A  Single Family Residential West: Open Area – protected ESH (Dunes) 
and beach 
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General Plan, Zoning Ordinance, & Local Coastal Plan Designations 

General Plan/Coastal Plan 
Land Use Designation Residential Moderate Density 

Base Zone District R-1 

Zoning Overlay District none 

Special Treatment Area S.2A 

Combining District n/a 

Specific Plan Area North Morro Bay 

Coastal Zone Within the Coastal Commission Appeal Jurisdiction 

 

PUBLIC NOTICE:  
Notice of this item was published in the San Luis Obispo Tribune newspaper on February 
4, 2022, and all property owners and occupants of record within 500 feet of the subject 
site were notified of this evening’s public hearing and invited to voice any concerns on 
this application.   The original hearing date was February 15, 2022, and this was 
continued to May 17, 2022, to allow time for additional information.  No additional noticing 
is required. 
 
ENVIRONMENTAL DETERMINATION:   
Environmental review was performed for this project and staff determined it meets the 
requirements for a Categorical Exemption under CEQA Guidelines Section 15301, Class 

1a, for interior or exterior alternations and additions to existing structures provided that 
additions will not result in an increase of more than 50% of the existing floor area and not 
result in an intensity of use. The ADU will be reviewed administratively and is exempt 
from CEQA under Section 15303, Class 3A.  Additionally, none of the Categorical 
Exemption Exceptions, noted under Section 15300.2, apply to the project.   
 
CONCLUSION:  
The project as proposed is consistent with all required development standards of the 
Zoning Ordinance and all applicable provisions of the General Plan and Local Coastal 
Plan with incorporation of the recommended conditions of approval.   
 

Site Characteristics 
 

Site Area 8210 square feet 

Existing Use Existing single-family home (circa 1967)  

Terrain Primarily Flat 

Vegetation/Wildlife Typical residential vegetation, adjacent to Dunes 

Archaeological Resources N/A 

Access Beachcomber Drive 
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RECOMMENDATION: 
Staff recommends the Planning Commission conditionally approve Coastal Development 
Permit #CDP21-044 for the proposal for the project at 2995 Beachcomber Drive, as 
shown on plans submitted to the City on January 4, 2022, by adopting Planning 
Commission Resolution 02-22 which includes the findings and conditions of approval of 
the project.   
 
EXHIBITS: 
Exhibit A – Planning Commission Resolution 02-22 
Exhibit B – Graphics/Plans  

Exhibit C – Historic Evaluation 
Exhibit D – Sage Institutes ESHA Delineation (Dunes) 
Exhibit E – GeoSolutions Engineering Geology Investigation 
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RESOLUTION NO. PC 02-22 
 

A RESOLUTION OF THE MORRO BAY PLANNING COMMISSION 
APPROVING COASTAL DEVELOPMENT PERMIT (CDP21-044)  

FOR REMODEL AND ADDITIONS TO AN EXISTING HOME LOCATED AT 2995 
BEACHCOMBER DRIVE LOCATED 

WITHIN THE COASTAL COMMISSION APPEAL JURISDICTION  
 
 

WHEREAS, the Planning Commission of the City of Morro Bay (the “City”) 

conducted a continuance public hg at the Veterans memorial Building at 209 Surf 

Street, Morro Bay, CA  on  May  17, 2022 (original hearing date was February 15, 

2022), for the purpose of considering approval of a Coastal Development Permit 

CDP21-044 for an addition greater than 10% to an existing single-family home 

(“Project”); and 

WHEREAS, notice of the public hearing was provided 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 appellant, 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) Finding 

1. Pursuant to the California Environmental Quality Act, the project is 
categorically exempt under Section 15301, Class 1a, for interior or exterior 
alternations and additions to existing structure provided that additions will 
not result in an increase of more than 50% of the existing floor area.  
Additionally, none of the Categorical Exemption Exceptions, noted under 
Section 15300.2, apply to the project. 
 

Coastal Development Finding 
1. The Planning Commission finds that the project is consistent with applicable 

provisions of the Local Coastal Program and Chapter 3 of the California 
Coastal Act for additions and exterior updates for an existing single-family 
home.  

 
2. The Planning Commission finds the project, as conditioned, is consistent 

with the character of the neighborhood in which it is located. It is surrounded 

EXHIBIT A
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by compatible uses of moderate density residential development; and is a 
design, size and scale similar to nearby structures.  
 

3. The Planning Commission finds that the project has complied with the 
requirements of Policy PS 3.7 and has provided the necessary supporting 
studies to indicate that the project can be built in a manner consistent to the 
Local Coastal Program coastal hazards policies. 
 

4. The Planning Commission finds that the project has complied with the 
requirements of Policy C 1.1 to ensure that the proposed development 
meets the criteria necessary to protect the coastal dune ESHA. 

  
Section 2. Action. The Planning Commission does hereby approve Coastal 
Development Permit CDP21-044 for property located at 2995 Beachcomber Drive 
subject to the following conditions: 
 

STANDARD CONDITIONS 
 

1. This permit is granted for the land described in the staff report May 17, 2022, 
for the project at 2995 Beachcomber Drive depicted on plans dated January 
4, 2022, as part of Coastal Development Permit CDP21-044, on file with the 
Community Development Department, as modified by these conditions of 
approval, and more specifically described as follows: Site development and 
all installed structures and improvements shall be located and designed 
substantially as shown on plans, 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. 

 

EXHIBIT A
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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 the MBMC, and shall be 
consistent with all programs and policies contained in the LCP and General 
Plan for the City. 
 

5. Hold Harmless:  The applicant, as a condition of approval, hereby agrees 
to defend, indemnify, and hold harmless the City, its agents, officers, and 
employees, from any claim, action, or proceeding against the City as a 
result of the action or inaction by the City, or from any claim to attack, set 
aside, void, or annul this approval by the City of the applicant's project; or 
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.  

 

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

 
7. Compliance with Morro Bay Standards:  This project shall meet all 

applicable requirements under the MBMC, and shall be consistent with all 
programs and policies contained in the LCP and General Plan of the City. 
 

PLANNING CONDITIONS 
 
1. Archaeology:  In the event of the unforeseen encounter of subsurface 

materials suspected to be of an archaeological or paleontological nature, all 
grading or excavation shall immediately cease in the immediate area, and 
the find should be left untouched until a qualified professional archaeologist 
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. 
 

2. Construction Hours: Pursuant to MBMC subsection 9.28.030.I, 
Construction or Repairing of Buildings, the erection (including excavating), 

EXHIBIT A
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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. Conditions of Approval on Building Plans: Prior to the issuance of a Building 

Permit, the final Conditions of Approval shall be attached to the set of 
approved plans.  The sheet containing Conditions of Approval shall be the 
same size as other plan sheets and shall be the last sheet in the set of 
Building Plans. 
 

5. 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. 
 

6. Boundaries and Setbacks: The property owner is responsible for verification 
of lot boundaries.  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.  
 

7. Landscaping:  Landscape plans are required to be included with the building 
permit submittal and shall include landscaping over all bare earth areas 
using drought tolerant, native plants and trees that will reach a 90% 
coverage within 5 years.  
 

8. Improvements in OA zone:  The applicant is prohibited from making any 
improvements or alterations beyond the westerly edge of the residentially 
zoned portion of the property.  The OA Zoned land area must be preserved 
in its natural state. 
 

9. Geology Engineering Investigation:  The construction methods and 
recommendations included in Section 3  - Geologic Recommendations 
contained in the GeoSolutions Engineering Geology Investigation report 
dated April  13, 2022 shall be included in the building permit plan submittal. 

   
10. Shoreline Armoring Prohibited. Future shoreline armoring (including but not 

limited to seawalls, revetments, retaining walls, gabion baskets, tie backs, 
piers, groins, caissons/grade beam systems, etc.) that is intended to protect 

EXHIBIT A
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or would have the effect of protecting the house and related development 
shall be prohibited.  Shoreline protective devices (including replacement, 
augmentation, addition, and expansion associated with an existing device) 
shall not be allowed except where required to serve a coastal-dependent 
use consistent with Morro Bay General Plan/Coastal Land Use Plan Policy 
PS-3.3 

11. Section 30235 Waiver. Any rights that the Permittees may have to construct 
and/or maintain shoreline armoring to protect the house and related 
development, including rights that may exist under Coastal Act Section 
30235, the City of Morro Bay Local Coastal Program, or any other 
applicable laws, are waived. 

 

BUILDING DIVISION CONDITIONS  

A. CONDITIONS PRIOR TO THE 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.  

2.) 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. 
 

4.) The owner shall comply with the City 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 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. 

EXHIBIT A
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5.) 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.  Alternatively, submit a 
completed City of Morro Bay soils report waiver request.  

 

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

 

7.) BUILDING PERMIT APPLICATION:  To apply for building permits, submit three 
(3) sets of construction plans, fire sprinkler plans, if applicable, and 
supplemental documents to the Building Division. 

 

8.) The Title sheet of the plans shall include, but not limited to: 

• Street address, lot, block, track, and Assessor Parcel Number 

• Occupancy Classification(s) 

• Construction Type 

• Maximum height of the building allowed and proposed 

• Floor area of the building(s) 

• Fire sprinklers proposed or existing 

• Minimum building setback allowed and proposed 
 

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 Building Code (CGBC), Title 14 and 17 of the Morro Bay Municipal Code. 

(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.) 

B. CONDITIONS TO BE MET DURING CONSTRUCTION: 

1.) SITE MAINTENANCE: During construction, the site shall be maintained to not 
infringe on neighboring property, such as debris and dust. A storm water 
management plan shall be maintained through the duration of the project. The 
storm water management measures such as fiber rolls, silt fencing, etc. will be 
enforced by City staff by random site visits.  

2.) ARCHAEOLOGICAL MATERIALS:  In the event unforeseen archaeological 
resources are unearthed during any construction activities, all grading and or 
excavation shall cease in the immediate area and the find left untouched.  The 
Building Official shall be notified so that the extent and location of discovered 
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materials may be recorded by a qualified archaeologist, Native American, or 
paleontologist, whichever is appropriate.  The qualified professional shall 
evaluate the find and make reservations related to the preservation or 
disposition of artifacts in accordance with applicable laws and ordinances.  If 
discovered archaeological resources are found to include human remains, or 
in any other case when human remains are discovered during construction, the 
Building Official shall notify to county coroner.  If human remains are found to 
be of ancient age and of archaeological and spiritual significance, the Building 
Official shall notify the Native American Heritage Commission.  The developer 
shall be liable for costs associated with the professional investigation. 
 

3.) FOUNDATION SETBACK VERIFICATION:  Prior to the placement of concrete 
and upon completed form installation, a licensed surveyor is required to 
measure and record the distance from the proposed foundation walls to the 
established lot lines. The contractor shall submit these findings in letter format 
to the building inspector upon the request for a foundation inspection. Letter 
shall specify the findings of front, sides and rear yard setbacks as defined in 
Title 17 of the MBMC. The Building Official shall have discretion on a case-by-
case basis for some lot types. 
 

4.) BUILDING HEIGHT VERIFICATION:  Prior to roof sheathing or shear wall 
inspection, a licensed surveyor is required to measure and record the height of 
the structure. The contractor shall submit this finding in letter format to the 
building inspector upon the request for roof sheathing/shear wall inspection. 
Letter shall specify the recorded height of structure as defined in Title 17 of the 
MBMC. The Building Official shall have discretion on a case-by-case basis for 
some site-specific projects. 
 

5.) EXISTING BUILDINGS:  Where windows are required to provide emergency 
escape and rescue openings, replacement windows shall comply with the 
maximum sill height requirements of section R310.2.2 and the minimum 
opening area requirements of section R310.2.1 of the 2019 California 
Residential Code. 

 

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

1.) Prior to building division final approval and request for final inspection, all 
required inspections  from the other various divisions and departments must be 
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. This permit card shall then be turned into the building division 
for scheduling of the final building inspection. 
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2.) Any as-built drawings that were required by the building inspector or plans 
examiner must be submitted for approval prior to the request for final 
inspection. 

 
3.) If structural observations were required, the final structural observation report 

shall be submitted to the building division prior to issuance of the certificate of 
occupancy or final inspection approval. 

 
4.) If special inspections were required, the final special inspection report shall be 

submitted to the building division prior to the issuance of the certificate of 
occupancy or final inspection approval. 

 
5.) Final soils summary report from the geotechnical representative indicating 

compliance with the required conditions set forth in the soils report. 
 

6.) Final T-24 energy reports (Certificates of Installation).  
 
 

PUBLIC WORKS CONDITIONS 
1. Stormwater Management: The City has adopted Low Impact Development 

(LID) and Post Construction requirements. All proposed projects must 
complete the “Performance Requirement Determination Form” to determine 
if any requirements should be submitted. The requirements can be found in 
the Stormwater management guidance manual on the City’s website 
www.morro-bay.ca.us/EZmanual (MBMC 14.48.140) 

 

2. Sewer Lateral: Perform a video inspection of the lateral (from the clean-out 
at structure to the connection at the sewer mainline pipe) and submit to 
Public Works via flash drive, prior to building permit plan approval. 
Requirements for the sewer video inspection can be located on the City’s 
website at the following location: https://www.morro-
bay.ca.us/DocumentCenter/View/13500/Private-Sewer-Line-Video-
Requirements. Lateral shall be upgraded, repaired or replaced as required 
to prohibit inflow/infiltration. All repairs or replacements identified from 
sewer video, shall be noted on approved set of plans, prior to plan approval. 
(MBMC 14.07.030) 

 

3. Erosion and Sediment Control Plan:  For small projects less than one acre 
and less than 15% slope, provide a standard erosion and sediment control 
plan.  Show on plans the 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.  
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Add the following Notes to the Plans: 

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

2. No work shall occur within (or use of) the City’s Right of Way without an 
encroachment permit.  Encroachment permit application and requirements 
are available on the City’s website at the following location: 
https://www.morro-bay.ca.us/197/Public-Works.  

• A sewer encroachment permit shall be required for any repairs or 
installation of a sewer lateral within the City right-of-way or within a utility 
easement.   

• If a construction dumpster is used, the dumpster location shall be on 
private property, unless allowed by a temporary encroachment permit 
within the City right-of-way. 

 
 

FIRE DEPARTMENT CONDITIONS: 
 
1. 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. 
 

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

a. Automatic Fire sprinklers are required throughout existing structures 
where alterations encompass more than 50% of the existing square 
footage of the structure AND/OR is in excess of 300 square feet 
addition OR where there is a change of occupancy to a more 
hazardous use as determined by the Fire Chief. 
 

3. An emergency escape window (or door which opens directly to the outside 
of the house) is required in every bedroom, or habitable basement. In the 
event of a fire, this window (or door) will allow people to escape, and/or 
allow firefighters to get into the house to rescue people. 
 

4. Carbon monoxide alarms in new dwellings and sleeping units. An approved 
carbon monoxide alarm shall be installed in dwellings having a fossil fuel-
burning heater or appliance, fireplace or an attached garage. Carbon 
monoxide alarms shall be listed as complying with UL 2034 and be installed 
and maintained in accordance with NFPA 720 and the manufacturer’s 
instructions. (CRC R315.2) 
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5. Address identification. All new and existing single-family residence and 
ADU’s shall have their own approved address numbers or building numbers 
placed in a position to be plainly legible from the street or road fronting the 
property (CFC 505). Provide approved address numbers 4 inches high with 
½ inch stroke in contrasting numbers. 

 
PASSED AND ADOPTED by the Morro Bay Planning Commission at a regular 
meeting thereof held on 17th day of May 2022 on the following vote:  

AYES:  

NOES:  

ABSENT: 

ABSTAIN: 

 

        Chairperson Stewart 

ATTEST 

                                                    

Scot Graham, Community Development Director 

The foregoing resolution was passed and adopted this 17th day of May 2022. 
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SIGNIFICANCE DETERMINATION 

The research developed for this report was applied to the following criteria from the 

Public Resources Code, Section 5024.1 Title 14 CCR Section 4852 to determine the 

significance of the residence at 2995 Beachcomber Drive.

• Is associated with events that have made a significant contribution to the broad patterns of

California's history and cultural heritage.

No events important to our past took place on the property. 

• Is associated with lives of persons important in our past.
The research did not uncover names associated with the houses that were important to the 

history and development of Morro Bay. Names were associated that may have 
importance to the development and history of Parlier/Bakersfield area. The house was 

not a primary residences of Chris Sorensen during the era of his significance in Parlier. 

• Embodies the distinctive characteristics of a type, period, region or method of construction, or
represents the work of an important creative individual, or possesses high artistic value.

Although the house was built by a San Luis Obispo builder of many quality homes, it 

does not rise to a distinctive level of significance during its 1960s period of significance. 
Beginning in the late 1950s, Morro Bay development slowly changed from a town of 
small summer cottages to begin construction of larger family style housing, in part, 

illustrated by the Morro Beach Company reestablishing sales by Atascadero Beach. 

CONCLUSION/RECOMMENDATIONS 

The existing residence at 2995 Beachcomber Drive in Morro Bay, California, while just 
over fifty years of age, does not meet the standards for historical significance. There were no 

historic events that took place, nor people impotiant to our past, living on the property since its 
1967 date of construction. The house does not reach the level of design and uniqueness that 
would be consistent with the guidelines to bring the residence up to a level of significance. 

Acknowledgement and Addendum 

Once again we are indebted to Cindy Jacinth, Morro Bay Senior Planner for 
providing infom1ation essential to this report in such a quick and courteous manner. 

Although not a part of this evaluation, there is a concern that the proposed ADU 
may encroach on the root system of the Araucaria tree. It is hoped that a ISA Certified 
Arborist be consulted to provide tree protection plans during the constrnction phase. 

2995 Beachcomber D1ive, Morro Bay - 14 
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March 2, 2022 
 
Eddie Herrera 
Principal Architect 
EHD  S T U D I O 
5960 W Mall Suite B 
Atascadero, CA 93422 
 

SUBJECT: Environmentally Sensitive Habitat Area Delineation for the 2995 Beachcomber Drive 
Property (APN: 065-233-054), City of Morro Bay, CA 

Dear Mr. Herrera: 

Sage Institute, Inc. (SII) is pleased to provide this delineation of the Environmentally Sensitive Habitat 
Area (ESHA) to the west of the 2995 Beachcomber Drive property (APN: 065-233-054) in the City of 
Morro Bay, California. We have prepared this report at your request based on the proposed remodel 
and new ADU plans you provided, the City of Morro Bay General Plan, and background documents on 
nearby property’s. Further, the basis of the ESHA determination is SII Principal Biologist Jason 
Kirschenstein’s field survey of the property conducted on February 23, 2022.  

The field study included observations of existing conditions between the western property boundary 
and Morro Strand Beach to delineate the ESHA boundary with respect to the Coastal Act definition of 
ESHA per Section 30107.5 that states: 

"Environmentally sensitive area" means any area in which plant or animal life or their habitats 
are either rare or especially valuable because of their special nature or role in an ecosystem and 
which could be easily disturbed or degraded by human activities and developments. 

The City of Morro Bay General Plan Land Use, Open Space, and Conservation Elements does not have 
any ESHA mapped at the 3009 Beachcomber Drive property.  General Plan Policy LU-60 allows for site 
specific ESHA mapping based on a field study to determine the precise location of the ESHA as follows: 

Policy LU-60: The precise location and thus boundary line of the Environmentally Sensitive 
Habitat areas shall be determined based upon a field study paid for by the applicants and 
performed by the City or City’s consultants and approved by City Council and/or their appointed 
designee. Prior to the approval of development on the site, including, but not limited to, a 
division of land, provision of public access, or restoration of the ESH. (LCP 213) 

 
EXISTING CONDITIONS 

In compliance with Policy LU-60, the SII field study documented existing conditions of the 2995 
Beachcomber Drive property and lands to the immediate west towards the stabilized dunes and coastal 
strand to establish and justify the ESHA boundary. The existing conditions of the actual 2995 
Beachcomber Drive parcel is a fully developed lot with the house, garage, and landscaped yard, as are 
the adjacent parcels to the north and south. The western edge of the 2995 Beachcomber residence 
includes a deck and covered porch with landscape plants (see Figures 1 and 2).  
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The area Immediately westward of the parcel supports a 100 percent cover of non-native iceplant 
(Carpobrotus edulis) reaching approximately 65-feet to 90-feet to the west.  There is a foot trail of bare 
sand running north/south along the western edge of the ice plant mat. The fringe of the ice plant 
appears to have been sprayed with herbicide as evidenced by one to two feet of dead iceplant debris.  

To the west of the ice plant mat and footpath, there is a coastal dune scrub habitat in the stabilized 
dunes leading west to the coastal strand tidal zone (Figure 2). The coastal dune scrub along the edge of 
the footpath was dominated by silver dune lupine (Lupinus chamissonis). The coastal dune scrub 
community also included dune ragwort (Senecio blachmaniae), beach primrose (Camissoniopsis sp.), 
beach bur (Ambrosia chamissonis), coyote brush (Baccharis pilularis), sweet clover (Melilotus albus), 
Hooker’s evening primrose (Oenothera elata ssp. hookeri) and seacliff buckwheat (Eriogonum 
parvifolium). 

ENVIRONMENTALLY SENSITIVE HABITAT AREA DELINEATION 

Based on the existing conditions established by the field study described above, and the observed plant 
community compositions, the precise ESHA boundary was delineated along the western edge of the of 
the living iceplant mat as depicted on Figure 1. This boundary was established based on the following 
site-specific conditions that are also illustrated in Figure 2 Representative Photographs. 

• There is a clear ecotone (boundary) between the non-native iceplant mat and footpath that 
does not meet the ESHA definition as rare or especially valuable habitat, and the coastal dune 
scrub habitat considered rare and especially valuable that establishes the eastern ESHA limits. 

• The ecosystem context of the iceplant mat and adjacent coastal dune scrub plant community is 
delineated by a clear and narrow ecotone running north/south establishing the precise 
boundary of the ESHA between the two plant communities. 

• Figure 1 shows the ESHA line and a 50-foot ESHA setback buffer that is away from the parcel 
boundary with approximately 16 to 35 feet to the edge of the buffer to the parcel boundary.  

SUMMARY AND CONCLUSIONS 

The eastward ESHA limits are established in the field by the clear and distinct ecotone between the non-
native iceplant mats and the diverse native coastal dune scrub plant community. The ESHA line was 
established along the fringe of living iceplant as the closest point to the 2995 Beachcomber Drive parcel. 
The 50-foot ESHA setback buffer falls within the iceplant mat from 16 to 35 feet to the west of the 
project area (Figure 1). As such, no impacts or any adverse effects on the ESHA would be expected by 
any activities within the 2995 Beachcomber Drive parcel. 

Thank you very much for using SII for your environmental consulting services. Please contact me directly 
if you have any questions or need any additional information. 

Sincerely, 

 
Jason Kirschenstein, Principal Biologist 
 
ATTACHMENTS: Figure 1 – ESHA Delineation 
  Figure 2 – Representative Photographs 
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Photo 1:  View east at 2995 Beachcomber Drive property (red arrow) from edge of ESHA at 
iceplant mat. 2/23/2022 

 
Photo 2:  View north at west property boundary along edge of covered porch with landscape 
plants and adjacent iceplant mat.  2/23/2022 

 
Photo 3:  View northwest along edge of iceplant mat and ESHA. Red arrow indicates 2995 
Beachcomber Dr. 2/23/2022 

 
Photo 4: View south at west property boundary along edge of covered porch with landscape 
plants and adjacent iceplant mat. 2/23/2022 

ESHA 
Boundary 

ESHA 
Boundary 
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Photo 5:  View south from NW corner of ESHA line along living iceplant mat at ecotone of 
footpath & coastal dune scrub habitat dominated by silver lupine. 2/23/2022 

 
Photo 6:  View north from edge of ESHA line at adjacent coastal dune scrub habitat 
dominated by silver lupine. 2/23/2022 

 

 

ESHA 
Boundary 

EXHIBIT D

PC_2022-05-17 Page 74 of 154



 

 
ENGINEERING GEOLOGY INVESTIGATION 

 
 
 
 
Dear Mr. and Mrs. Crandell: 

 
1.0 INTRODUCTION 
 

This report presents the results of the geologic investigation for the proposed addition to 

or remodel of the existing residence and accessory dwelling unit to be located at 2995 

Beachcomber Drive, APN: 065-233-054, Morro Bay, California. Figure 1: Area Location 

Map was obtained from the computer program TopoView (TopoView, 2021).  
 

1.1 Site Description 

2995 Beachcomber Drive is 

located at 35.3951 degrees north 

latitude and -120.8647 degrees 

west longitude at a general 

elevation of 23 feet above mean 

sea level. The property is 

approximately rectangular in 

shape and 4,500 square feet in 

size. The nearest intersection is 
where Beachcomber Drive 

intersects Sienna Street 

approximately to the south of the 

property. The project property will 

hereafter be referred to as the 

“Site.”  

 

The Site is approximately level 

with a slight gradient which slopes 

toward the west. Surface drainage 

follows the topography to the 

west, towards the Pacific Ocean. 

A single-family residence currently 

occupies the site and is to remain. 

 
1.2 Project Description 

The proposed addition to or remodel of the existing residence and accessory dwelling unit 

is anticipated to be one or two stories in height. At the time of the preparation of this report, 

the proposed addition to or remodel of the existing residence and accessory dwelling unit 

is to be constructed using light wood framing. It is anticipated that the foundations will be 

excavated into over excavated engineered fill. Retaining wall are not anticipated at this 

time. 

 

 
Figure 1: Area Location Map 

DATE: 
April 13, 2022 

 
PROJECT NUMBER: 

SL12440-2 

 

CLIENT: 

George and Linda Crandell 

PO Box 9309 

Los Osos, CA 93412 
 

PROJECT NAME: 
2995 Beachcomber Drive 

APN: 065-233-054 

Morro Bay, California 
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Figure 2: Site Plan (EHD Studio, Inc., dated December 27, 2021) 

 
2.0 PURPOSE AND SCOPE 
 

The purpose of this investigation was to evaluate engineering geologic hazards at the Site and to develop 

conclusions and recommendations regarding site development. The scope of this investigation consisted 

of: 

 

1. Review of historical aerial photographs, pertinent published and unpublished geotechnical studies 

and literature, and geologic maps for the subject project area. 

2. A field study consisting of site reconnaissance and review of previous subsurface exploration 

including exploratory borings for the Soils Engineering Report by this firm in order to formulate a 

description of the sub-surface conditions at the Site. 

3. A review of regional faulting and seismicity hazards. 

4. A review of landslide potential, surface and groundwater conditions, and liquefaction hazards. 

5. Evaluation the potential of future sea level rise. 

6. Development of recommendations for site preparation. 

7. Preparation of this report that summarizes our findings, conclusions, and recommendations 

regarding engineering geology aspects of the project. 
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3.0 GEOLOGIC RECOMMENDATIONS 
 

The proposed development is geologically suitable provided that the recommendations provided herein are 

implemented.  The following are recommended for implementation at the Site. 

 

1. It is anticipated that foundations will be founded within engineered fill. The Soils 

Engineering Report provides additional foundation and construction recommendations. 

2. It is recommended that numerical slope stability analyses be conducted on cut and fill 

slopes constructed steeper than 2-to-1 (horizontal to vertical). Locally steeper slopes may 

be allowed depending on the results of a slope stability analysis. It is recommended that 

erosion control measures and revegetation of slopes be implemented immediately after the 

completion of grading. 

3. Isolated seepage within formational units should be anticipated. Surface drainage facilities 

(graded swales, gutters, positive grades, etc.) are recommended at the base of cut slopes 

that allow surfacing water to be transferred away from the base of the slope. The project 

designer is recommended to offer specific design criteria for mitigation of water drainage 

behind walls and other areas of the site.  This is especially imperative upslope of retaining 
walls for residences. Subsurface drainage systems should not be connected into conduit 

from surface drains and should not connect to downspout drainage pipes.    

4. Surface drainage should be controlled to prevent concentrated water-flow discharge onto 

either natural or constructed slopes. Surface drainage gradients should be planned to 

prevent ponding and promote drainage of surface water away from building foundations, 

edges of pavements and sidewalks or natural or man-made slopes. For soil areas we 

recommend that a minimum of two (2) percent gradient be maintained.  

5. Excavation, fill, and construction activities should be in accordance with appropriate codes 

and ordinances of the City of Morro Bay. In addition, unusual subsurface conditions 

encountered during grading such as springs or fill material should be brought to the 

attention of the Engineering Geologist and Soils Engineer. 

6. Rock rip-rap is recommended for concentrated drainage outfall locations that do not 

discharge onto paved or exposed rock surfaces. It is recommended that geotextile fabric 

(Enkamat 7010 or similar) be placed underneath the rip-rap and installed per the 

manufacturer’s recommendations. 

7. Gutters are recommended to be installed along all sloped rooflines. Gutter downspouts 
should not allow concentrated drainage to discharge near the residence foundations but 

rather should convey the water in solid piping away from the residence and toward 

drainage facilities. 

4.0 ENGINEERING GEOLOGY 
 

4.1 Regional Geology 

The Site is located in the vicinity of the San Luis Range of the Coast Range Geomorphic Province of 

California. The Coast Ranges lie between the Pacific Ocean and the Sacramento-San Joaquin Valley 
and trend northwesterly along the California Coast for approximately 600 miles between Santa Maria 

and the Oregon border.  
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Regionally, the Site is located on the Cambrian Slab composed of a large, thick block of Cretaceous 

age sediments that are surrounded by Franciscan Formation rocks. The Cambrian Slab extends from 
the Los Osos fault south of the property and northward to San Simeon Creek. 

  
4.2 Local Geology 

Locally, the site is located within Alluvial Deposits as depicted on Plate 1A, Site Engineering Geology 

Map. Hall and Prior, 1975, Dibblee, 2006 and Wiegers, 2016 mapped the Site as underlain by Holocene 

to Pleistocene age Alluvial Deposits (QalQa/Qya) units. Information derived from the previous 

subsurface exploration from the Soils Engineering Report by this firm and surface mapping was used 

to classify subsurface soil and formational units and to supplement geologic mapping. 

 
4.2.1 Alluvial Deposits 

Wiegers, 2016 maps the Site as within Young Alluvial Flood-Plain Deposits (Qya). Wiegers, 2009 

describes the Young Alluvial Flood-Plain Deposits as “Unconsolidated sand, silt and clay-bearing 

alluvium deposited on flood-plains and along valley floors.” The Alluvial Deposits were mapped 
throughout the site and are interpreted to be encountered within both borings. The Alluvial Deposits 

at the site were observed to consist of grayish brown poorly graded SAND (SP) encountered in a 

dry to slightly moist and loose to medium dense condition underlain by mottled olive brown to dark 

yellowish brown clayey SAND (SC) encountered in a moist and medium dense condition. Plate 1A 

depicts the Alluvial Deposits (Qya) throughout the property. The boring log are presented in 

Appendix A. 
 

4.3 Surface and Ground Water Conditions 

Surface drainage follows the topography west toward the Pacific Ocean. Surface drainage should be 

directed away from proposed structures and slopes. No springs or seeps were observed at the project. 

Groundwater was not encountered in the boring. It should be expected that groundwater elevations 

may vary seasonally and with irrigation practices. 

 
4.4 Active Faulting and Coseismic Deformation 

Many faults are mapped of varying types, lengths, and age. An active fault is one that shows evidence 

of displacement within the last 11,000 years (Recent epoch). A fault which displaces deposits of late 

Pleistocene age (500,000 to 11,000 years) but with no evidence of Recent movement is termed 

potentially active. Inactive fault is one that displace rocks of early Pleistocene or older (500,000 years 

or older).   

 

Similar to the general area, the Site can be affected by moderate to major earthquakes centered on 

one of the known large, Holocene active faults listed in Table No. 1. Moment magnitudes are expressed, 

although any event on these faults could result in moderate to severe ground shaking at the subject 

property. 
 

Table 1: Distance and Moment Magnitude of Closest Faults 

Closest Active Faults  
to Site 

Approximate Distance (miles) Moment Magnitude (Mw) 

Hosgri Fault  7.5 7.3 

Los Osos Fault 10.0 6.8 

San Andreas 40.0 6.9 
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The closest known active portion of a Holocene age fault is an active portion of the Hosgri Fault Zone 

that is located approximately 7.5 miles southwest of the Site (Jennings, 2010). Plate 3 is a Regional 
Fault Map for the area. The San Andreas fault is the most likely active fault to produce ground shaking 

at the Site although it is not expected to generate the highest ground accelerations because of its 

distance from the Site.  

 
4.4.1 Cambria Fault 

The Cambria fault is in the vicinity of the Site and can be considered part of the Oceanic fault at its 

southern end near the City of San Luis Obispo, California.  Plate 3 depicts the location of the 

Cambria fault (Jennings, 1994).  The Cambria fault becomes indistinct north of San Simeon Creek.  

Splays of the Cambria fault break Pliocene (5 to 2 million years before present) strata east of the 

town of Cambria, but there is no known breakage of Holocene rocks by the Cambria fault. The 

Cambria fault is complicated by the intersection of many older shear zones from the Franciscan 

mélange with the fault zone.   

 

Jennings, 2010 classifies the majority of this fault as Quaternary active, showing evidence of 

displacement during late Quaternary time (between 700,000 years before present to 10,000 years 
before present).  The most northerly extent of Quaternary faulting on the Cambria fault depicted on 

Jennings’s map is present only to the town of Cambria.  North of the town of Cambria, the Cambria 

fault is depicted as a concealed fault without recognized Quaternary displacement.  

 

Hart et al., 1985 describes the Cambria fault as a vertical to steeply dipping, southwest-dipping, 

normal fault in Cretaceous sedimentary units.  Additionally, the fault is poorly defined and may 

offset late Pleistocene terrace deposits (more than 125,000 years old) and may be concealed 

locally by younger terrace deposits, Quaternary landslides, and Holocene alluvium.  Jennings, 2010 

mapped a splay of the Cambria fault approximately 0.5 miles west of the property (Plate 3). 

 
4.5 Landslides 

The City of Morro Bay’s Plan Morro Bay maps the property within a low potential landslide hazard zone. 

Hall, 1973, Dibblee, 2006 and Wiegers, 2009 did not map landslides in the immediate vicinity. An 

airphoto analysis of current and historical photographs (1937, 1963, 1969) did not show an indication 

of landslides at the Site. Figure 3 depicts a historical (1969) aerial photograph of the site and the vicinity. 
Plate 4 depicts a current aerial photograph in the vicinity of the Site (2021). The landslide potential at 

the site is low.   
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Figure 3: Historical Aerial Photograph (1969) 

 
4.6 Flooding and Severe Erosion 

The site is not located within or near the 100-year or 500-year flood zone based on Federal Emergency 

Management Agency flood zone maps (FEMA, 2017). 

 

The surficial and formational deposits are subject to erosion where not covered with vegetation or 

hardscape. The potential for severe erosion is considered low provided that vegetation and erosion 

control measures are implemented immediately after the completion of grading.  

 
4.7 On-site Septic Systems 

No septic system is proposed.  The project will utilize a community sewer system. 

 
4.8 Hydrocollapse of Alluvial Fan Soils 

The potential for hydrocollapse of subsurface materials is considered low due to the absence of alluvial 

fan material at the Site. 
 

5.0 SEA LEVEL RISE 
 
Sea Level Rise 
To incorporate the changes in sea level rise anticipated to occur of the next 100 years, the State of California 

Sea-Level Rise Guidance (2018 update) was utilized.  Table 20 on p.64 of this document (a portion of this 

document in contained within this letter) shows Port San Luis having a 2-foot sea-level rise by the year 
2100 with a probability of 56% with a high emission category.  Higher sea-level rise in that year have a 

lower probability.  A probabilistic projection on Table 19 shows a low risk aversion sea level rise of 2.4 to 
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3.7 feet, medium risk of 7.0 and high risk of 8.2 feet by 2120.  The high-risk aversion elevation was utilized 

for the 100-year projection.   
 

100-Year Design Stillwater Elevation 
The design water level in this analysis is the maximum Stillwater level under a typical 100-year recurrence 

condition. Water level is dependent upon several factors including tide, storm surge, wind set up, inverse 

barometer, and climatic events (El Nino).  For this study, the maximum highest observed water level in the 

area was on 1-18-1973 with a highest tide of 7.57 feet. This water level takes into account an El Nino storm 

surge condition.  This data is relative to NAVD88 as published by NOAA datums for 9412110, Port San 

Luis (see Figure 2).   

 
Figure 4: Port San Luis Elevations 

 

Based upon the highest tide information, the 100-year design Stillwater elevation in NAVD 88 datum would 

be as follows: 

 

100-year design Stillwater elevation = 7.57 feet (highest water level observed, 1973) + 8.2 feet (sea 

level change) = 15.77 feet (NAVD 88). 

 
100-Year Design Stillwater Depth (Ds) 
To establish the 100-year Design Stillwater Depth (Ds) along the shoreline, the maximum scour depth must 

first be determined. At the subject site, it is anticipated that the elevation of Beachcomber Drive would 
control the design Stillwater depth. Beachcomber Drive is approximately 20 feet elevation. Subtracting a 

design still water elevation of 15.77 (100-year) from the Beachcomber Drive 20-foot elevation, would yield 

a scour depth of 0 feet for 100-year period. Therefore, the design Stillwater depth (100-year design 

Stillwater elevation is equal to 0 feet (Ds). 

 
100-Year Maximum Breaking Wave Height (Hb) 
Data regarding storms along the Southern California coast during the winter of 1982-1983 (Denison and 

Robertson, 1985) were used as a guideline for determining the maximum breaking wave height at the site. 

These storms data are considered to be comparable to the 100-year storm events. In January, 1983, wave 
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heights from 6 to 15 feet with 4-6-second periods were recorded; these waves were considered to be the 

most severe of that winter. For this analysis, the breaking wave height used was 15 feet with a 6-second 
period (Hb = 15 feet). During a storm event similar to those experienced in 1982-1983, the wave would 

likely break offshore and run up along the scoured beach surface. 

 
100-Year Wave Run-up Elevation (R) 
Wave run-up is the vertical height above the Stillwater level to which a sea wave will rise up on a broad 

beach, a bluff face, or a bluff protection structure. At the subject site, the wave run-up elevation is estimated 

at the Site. Determination of wave run-up height was based upon the Naval Facilities Engineering 

Command manual (see Figure 3, NAVFAC, 1982), a 15-foot breaking wave height (Hb), and a 6-second 

period (t), a scoured beach surface of -2 feet below the existing beach surface, and a beach slope angle of 

2.0 degrees (cot Ɵ = 28.6 degrees).  

 R = Hb x R/Hb  

 Ds/Hb = 0/15 = 0.0; therefore Figure 72 was used to get R/Hb 

 Hb/gt2 = 15/32.2(6)2 = 0.0129 

 R/Hb = (from graph) 0.14 

 R = Hb x 0.14 = 2.1 feet 

The addition of the 100-year wave run-up height of 2.1 feet to the 100-year stillwater elevation of 15.77 

feet yields a total 100-year wave run-up elevation of 17.87 feet (NAVD88).   

 

 
Figure 5: NAVFAC Wave Height Chart 
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Wave Run-Up Discussion 
The determined 100-year wave run-up analysis indicated the highest elevation that a sea wave run-up 

would reach is elevation 17.87 feet (NAVD 88).  As the existing property elevation is 20 feet elevation, the 

potential for sea-level rise and wave run-up to affect the proposed development is low. 
 
6.0 SISMOLOGY AND CALCULATION OF EARTHQUAKE GROUND MOTION 
 

6.1 Seismic Hazard Analysis and Structural Building Design Parameters 

Estimating the design ground motions at the Site depends on many factors including the distance from 

the Site to known active faults; the expected magnitude and rate of recurrence of seismic events 

produced on such faults; the source-to-site ground motion attenuation characteristics; and the Site soil 

profile characteristics. According to section 1613 of the 2019 CBC (CBSC, 2019), all structures and 

portions of structures should be designed to resist the effects of seismic loadings caused by earthquake 

ground motions in accordance with the ASCE 7: Minimum Design Loads for Buildings and Other 

Structures, hereafter referred to as ASCE 7-16 (ASCE, 2016). The Site soil profile classification (Site 

Class) can be determined by the average soil properties in the upper 100 feet of the Site profile and 

the criteria provided in Table 20.3-1 of ASCE 7-16.  

 

Spectral response accelerations and peak ground accelerations, provided in this report were obtained 

using the computer-based Seismic Design Maps tool available from the Structural Engineers 

Association of California (SEAOC, 2019). This program utilizes the methods developed in ASCE 7-16 

in conjunction with user-inputted Site location to calculate seismic design parameters and response 

spectra (both for period and displacement) for soil profile Site Classes A through E.  

 

Site coordinates of 35.3951 degrees north latitude and -120.8647 degrees west longitude were used in 
the web-based probabilistic seismic hazard analysis (SEAOC, 2019). Based on the results from the in-

situ tests performed during the field investigation, the Site was defined as Site Class D, “Stiff Soil” 

profile per ASCE7-16, Chapter 20. Relevant seismic design parameters obtained from the program 

area summarized in Table 4: Seismic Design Parameters. 
 

Table 2: Seismic Design Parameters 

Site Class D “Stiff Soil” 

Seismic Design Category D 

1-Second Period Design Spectral Response Acceleration, SD1  (See Note 1) 

Short-Period Design Spectral Response Acceleration, SDS 0.716g  

Site Specific MCE Peak Ground Acceleration, PGAM 0.502g 

      Note 1: It is assumed that this design-period acceleration will not be required for the project.  

 
7.0 LIQUEFACTION 
 
Based on the consistency and relative density of the in-situ soils the potential for seismic liquefaction of 

soils at the Site is low. Assuming that the recommendations of the Soils Engineering Report are 

implemented, the potential for seismically induced settlement and differential settlement at the Site is 

considered to be low. 
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8.0 TSUNAMIS AND SEICHES 
 
Tsunamis and seiches are two types of water waves that are generated by earthquake events. Tsunamis 

are broad-wavelength ocean waves and seiches are standing waves within confined bodies of water, 

typically reservoirs. Based on elevation and location, the potential for a tsunami to affect the Site is 

moderate to high. The site is located within the tsunami inundation area (see Figure 7).  

 

 
Figure 6: Tsunami Inundation Map (California Geological Survey, 2021) 

 

Flooding associated with a seismic event (seiche) is considered low due to the absence of a body of water 

upslope of the property. 

 
9.0 HAZARDS FROM GEOLOGIC MATERIALS 
 

8.1 Expansive Soils 

The potential for expansive soil at the Site is very low based on laboratory testing from the previous 

Soils Engineering Report by this firm. 
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8.2 Naturally Occurring Asbestos 

Naturally occurring asbestos is associated with serpentinite rock units within the Franciscan Complex. 

There is a low to moderate potential for natural occurring asbestos to be present at the property due to 

the presence of alluvial deposits derived from Franciscan Complex units. 

 
8.3 Radon and Other Hazardous Gases 

The potential for radon or other hazardous gases is low due to the absence of Monterey Formation 

formational units and other identified radon producing formations. 

 
10.0 GRADING OPERATIONS, CUT AND FULL, SUBDRAINS 
 
Based on Alluvial Deposits encountered at the site, it is anticipated that the foundations will be excavated 

into engineered fill. Conventional grading equipment may be used for excavations. The Soils Engineering 

Report provides additional foundation and construction recommendations.  

 

Construction inspections and testing during all grading and excavating operations should be performed by 

the project Soils Engineer/Engineering Geologist. Section 1705.6 of the 2019 CBC (CBSC, 2019) requires 

the following inspections by the Soils Engineer/Engineering Geologist as shown in Table 5: Required 

Verification and Inspections of Soils: 
 
Table 3: Required Verification and Inspections of Soils 

Verification and Inspection Task 
Continuous 
During Task 

Listed 

Periodically 
During Task 

Listed 

1.  Verify materials below footings are adequate to achieve the design 

bearing capacity. 
- X 

2.  Verify excavations are extended to proper depth and have reached 

proper material. 
- X 

3.   Perform classification and testing of controlled fill materials. - X 

4.  Verify use of proper materials, densities and lift thicknesses during 

placement and compaction of controlled fill. 
X - 

5.  Prior to placement of controlled fill, observe sub-grade and verify 

that site has been prepared properly. 
- X 

 
11.0 ADDITIONAL SERVICES 
 
The recommendations contained in this report are based on surface mapping and previous exploratory 

borings and on the continuity of the sub-surface conditions encountered. It is assumed that GeoSolutions, 

Inc. will be retained to perform the following services: 

 

1. Consultation during plan development. 

2. A preliminary plan review regarding the locations of proposed improvements and development 

once grading and drainage plans are available. 

3. Additionally, construction observation by the Engineering Geologist and/or Soils Engineer may be 

necessary to verify sub-surface conditions during excavation activities. 
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12.0 LIMITATIONS AND UNIFORMITY OF CONDITIONS 
 
The recommendations of this report are based upon the assumption that the soil conditions do not deviate 

from those disclosed during our study. Should any variations or undesirable conditions be encountered 

during the development of the Site, GeoSolutions, Inc. should be notified immediately and GeoSolutions, 

Inc. will provide supplemental recommendations as dictated by the field conditions. 

 

This report is issued with the understanding that it is the responsibility of the owner or his/her representative 

to ensure that the information and recommendations contained herein are brought to the attention of the 

architect and engineer for the project, and incorporated into the project plans and specifications. The owner 

or his/her representative is responsible to ensure that the necessary steps are taken to see that the 

contractor and subcontractors carry out such recommendations in the field. 

 

As of the present date, the findings of this report are valid for the property studied. With the passage of 

time, changes in the conditions of a property can occur whether they are due to natural processes or to the 
works of man on this or adjacent properties. Therefore, this report should not be relied upon after a period 

of 3 years without our review nor should it be used or is it applicable for any properties other than those 

studied. However, many events such as floods, earthquakes, grading of the adjacent properties and 

building and municipal code changes could render sections of this report invalid in less than 3 years. 

 

Thank you for the opportunity to have been of service in preparing this report. If you have any questions or 

require additional assistance, please feel free to contact the undersigned at (805) 543-8539. 

 

Sincerely, 

GeoSolutions, Inc.      

 

 

 

Jeffrey Pfost, CEG 2493 

Principal Engineering Geologist 

 
\\192.168.1.100\s\SL12000-SL12499\SL12440-2 - 2995 Beachcomber Dr\Geology\SL12440-2 2995 Beachcomber Drive Engineering Geology 

Investigation.docx
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PLATES 
 

Plate 1A, 1B - Site Engineering Geologic Map and Site Cross Section 

Plate 2A, 2B – Regional Geologic Map, Wiegers, 2016 and Explanations 

Plate 3 – Regional Fault Map, Jennings, 2010 

Plate 4 – Aerial Photograph, 2022 
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      Prepared By:    NTH____  Department Review:  ____SG___ 

 

        
 
 
Staff Report 

 

TO:   Planning Commissioners      DATE: May 17, 2022 
      
FROM: Nancy Hubbard, Contract Planner 
 

SUBJECT: Application for a Conditional Use Permit No. CUP19-20, Coastal 
Development Permit No. CP019-047 and Variance Request VAR20-
001 for approval of a new single-family dwelling on parcel APN 066-
391-001 with the address of 197 Main Street. The site is in an R-1/PD 
zoning district with a portion below the bluff in a WF/PD zoning district.  
The property is within the Coastal Appeals Jurisdiction. 

 
RECOMMENDATION: 
APPROVE THE PROJECT by approving Planning Commission Resolution 05-22 that 
includes findings and conditions of approval for the project, as depicted on site 
development plans submitted to the City on March 2, 2022.                                                                              
 
LEGAL DESCRIPTION/APN:  
LEGAL DESCRIPTION:   PORTION OF GOVT LOT 5 OF SECTION 36, TWNSP 19 
    SOUTH IN BLOCK 1 OF MORRO BAY PARK 
APN:      066-391-001 
ADDRESS:     197 Main Street 
 
PROJECT DESCRIPTION:    

The Applicant is requesting approval of a Coastal Development Permit, a Conditional 
Use Permit, and a 
Variance Request to 
allow a new  home 
on an irregularly 
shaped parcel with 
frontage on a city 
owned access 
easement.  The 
proposed home is 2 
stories with a total of 
459 square feet of 
living space.  The 
project has a 
proposed maximum 

 

 
AGENDA NO: B-2 
 
MEETING DATE: May 17, 2022 
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Planning Commission Staff Report 

CUP19-20/CDP19-047/VAR20-001 for 197 Main Street  

May 17, 2022 

 2 

height of 17 feet above average natural grade.  The site is approximately 2500 square 
feet in size and is subject to the Coastal Bluff setback requirements.    
 
The site is pie shaped and extends from with narrowest portion closest to Main Street 
and runs west to the water line.  The site contains two distinct zoning districts with 
the portion above the bluff (closer to Main Street) designated as R-1/PD zoning 
district.  The portion below the bluff is designated as a WF/PD zoning district.   The 
site has no frontage on a public street but has access rights to the easement on the 
north side owned by the City of Morro Bay.   Due to the unusual site constraints, the 
applicant is asking for variances for the following:   

• One surface parking space (instead of any garage parking),  

• reduced north and south setbacks (3 feet each reducing to 2 feet in the 
areas of the one pop out on the ground floor and the two small pop-outs 
on the second floor), 

• a roof height ranging from 14 ft to 17 ft within the 20–50-foot bluff 
setback (requirement is a max of 14 feet, unless a 4/12 pitched roof is 
proposed, then allows a max of 17 feet) and  

• special consideration of the screening trellis structure located on the 
northerly property line which ranges from 5 feet to 8 feet east to west 
contouring with the slope of the site.   

 
The home design follows the ‘pie shape’ of the site to avoid the site constraints which 
include the top of bluff and the related required bluff setbacks (which prohibits 
development of any structure within 20 feet from top of bluff).  The secondary bluff 
setback (20ft to 50 ft from top of bluff), requires a reduced height limitation  (no more 

Aerial of 

site area 
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than 14 ft above average natural grade, unless a 4/12 pitched roof is proposed, then 17 
feet above ANG is allowed).  The proposed design meets the 20-foot bluff setback 
requirement assuming an average bluff edge determination (see note in development 
standards table),  but has a shed roof that ranges from just under 14 feet to just under 
17 feet within 20ft – 50 ft bluff buffer area.   
 
PERMITS REQUIRED: 
This project requires a Conditional Use Permit because it is in a PD overlay area.  The 
Planned Development Overlay allows special consideration of unique site conditions and 
allows reductions in development standards to result in a better project.    The project 
also requires a regular Coastal Development Permit because it is adding a new housing 
unit and because it is located within the Coastal Appeals Jurisdiction.  Because of the 
site constraints and challenges of the unique shape of the site, the project, as designed, 
also required a Variance Request for Planning Commission review and approval of the 
variances noted above, which are required to achieve this small, custom home on this 
site.   
 
 

PROJECT ANALYSIS 
 
BACKGROUND: 

The site is a pie shaped parcel sharing a property line with the 17-foot-wide access 
easement parcel to the north.  The access easement parcel, created in a subdivision 
dated 1924, was originally owned by SLO county and now is city owned, but remains an 
easement, not a public street.  The subject site was provided documented access rights 
for use of the easement in 1958, together with rights to other adjacent property owners 
in order to have access to the commercial/waterfront buildings along the boat docks to 
the west.  The existing commercial building on the lower portion of the site was built with 
a SLO County permit in the 1950’s.   
 
There is no record of any previous development on the subject site above the bluff, 
however, a portion of this site was paved with a curb making it appear to be part of the 
easement. Additionally, the property owner to the south also created access to the back 
of their property across the top portion of the subject site.   Many original homes 
surrounding the site were built in the late 1930’s and early 1940’s as well as more recent 
homes built in 2008 and 2015, likely replacing the original homes. 
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PROPOSED HOME DESIGN: 

 
The proposed 
home is small to 
accommodate the 
unusual site 
conditions.  The 
home is two stories 
with a 276 sf lower 
level that includes a 
living room, kitchen 
and full bathroom. 
    
 
The upper floor 
includes a loft 
space accessed 
from a spiral interior 
stairway and has a 
proposed use as a 
bedroom that  
includes a murphy 
bed and closet with 
a full bathroom.  
The loft is 183 sf 
and is open on the 
west side to the 
lower level below 
on the west – with a 
view from the 
higher windows 
along the west wall 
of the home. 
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The site includes a single car parking space on the west side of the home, a trash 
enclosure on the east side and a trellis along the north and east as well as a proposed 
trellis along the south/west corner of the top of bluff area.  The trellis along the west is at 
the top of bluff and staff recommends that the structure be restricted to 4 feet in height 
and be setback from the bluff face.  The trellis on the south side can be up to 6 feet, 6 
inches in height to follow the provisions of the zoning code. 

 
DEVELOPMENT STANDARDS/ VARIANCE REQUESTS: 

 

 R-1/PD Standards Proposed Home 

Front Setback 20 feet 20 feet (from point of lot closest to 
Main Street) 

Side-Yard Setback 
5 ft max/3 ft min   3 feet on south and north side . 2 

feet for the architectural pop-outs  

Rear Setback 10ft max/6 ft min 65+ feet 

Height (from ANG) 
25 feet (see also Bluff 

Buffer height 
restrictions below) 

17 feet  

Bluff Buffer: 
No structures 
 
Height between 20–
50-foot buffer 

 

20 feet from top of 
Bluff  

 

14 ft (allows up to 17 
ft for 4/12 pitched roof 

or greater) 

About 5 square feet of the west 
wall of the home is within 20 feet 

of the top of bluff (reduced to 
about 2 sq ft using an average 

bluff line determination) 

 

Ranges from 14-17 feet in height 
with 1/12 pitch shed roof 

 
The proposed new home is on a very challenging parcel, with no frontage on a public 
street.  For purposes of determining frontage for the site, the easterly point of the site 
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was used since it is closest to Main Street, the closest public street.  That determination 
results in the rear setback applicable to the west (determined by the top of bluff) and the 
north and south sides of the upper portion of the site become subject to the side yard 
setbacks. The project is requesting a reduced setback on the north and south sides, 
necessary to have space for this small home on this constrained site.  The existing home 
to the north that is also along the access easement also appears to be located about 3 
feet from the property line (along the easement parcel).  They have a short retaining wall 
protecting the edge of their property.    
 
The proposed home is requesting a variance for roof height for a portion of the area 
between the 20 foot and 50-foot bluff buffer setback, which encompasses most of the 
home.  The Bluff standards would allow 17-foot height for roof pitches that are 4/12 or 
greater.  However, the proposed home has a sloped shed roof (1/12 pitch) with a height 
that varies from just under 14 feet to a maximum height of just under 17 feet.  The design 
allows a westerly row of windows at the second-floor level of the home, providing light 
and a view from the loft bedroom.  Pursuant to the current MBMC Section 17.45.040, 
Development within the Bluff Buffer Areas:  the bluff buffer may be reduced for existing 
parcels where said setback would render that parcel unusable for its designated use.  In 
this case, the request is for the bluff height requirement to be allowed for the shed roof 
rather than require a pitched roof, which would reduce the livable area within the 
structure.  Additionally, this design includes about 5 square feet of the west face of the 
home that is inside of the 20-foot bluff buffer area.  However, if the methodology in MBMC 
17.12.058 Average Bluff Edge Elevation (stated specifically related to height 
determinations) is used in this situation, the entire west wall of the home is behind the 20 
foot bluff buffer.  
 
The geotechnical update letter dated 10/22/21 states that with the support of a small 
retaining wall, the parking space will not affect the stability of the bluff.  The civil plans 
show the retaining wall at the top of bluff, which in accordance with the development 
standards (MBMC 17.45.040) will not be allowed.  The project is conditioned to move the 
supporting retaining wall east away from the top of bluff and obtain a geologic update 
providing the recommended location for the retaining wall that ensures the stability of the 
bluff, provides the support for the parking space and complies with the bluff development 
standards.   
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PROJECT ZONING/LAND USE DESIGNATION:   

The project site is zoned R-1 with a PD overlay and is in the Mixed-use Land Use area.   
The proposed new zoning code  clarifies that the “mixed use” designation in this area 
indicates the requirement for commercial and waterfront supporting businesses along 
the bottom of the bluff and single-family residential uses above the bluff.  The proposed 
project is consistent with the land use plan and designated uses in the zoning code. 
 
The applicant engaged Mid Coast Engineering to provide an updated Geotechnical 
Engineering report (dated February 26, 2021) with an update letter confirming top of bluff 
and made a determination that the proposed parking space on the west side of the home 
would not affect stability of the bluff when supported with a small retaining wall (update 
letter October 22, 2021).  The report provided a confirmation of the top of the bluff 
determined in 2018 by Joann Head Land Surveying firm. See plan image above for the 
Bluff buffer overlay on the site plan for the proposed small home.   
 
The proposed design also includes a screening trellis along the north side of the home 
to provide privacy as well as block the headlights from cars on the access easement.  
The current zoning code does not address functional screening outside of 
commercial/industrial uses but allows review and approval of screening requirements to 
ensure proposed screening is in conformance with the intended purpose or function.  The 
proposed new zoning code includes the following provision to allow this feature:  Section 
17.23.060 A.3:  Decorative Features:  One pedestrian entry gate, trellis or other entry 
structure is permitted in the required front or street-facing side yard of each lot, provide 
that the maximum height or width of the structure does not exceed 10 feet. Such 
decorative feature shall not have any solid obstruction that exceeds two feet in diameter 
between the height of three and 10 feet. 
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General Plan, Zoning Ordinance, & Local Coastal Plan Designations 

General Plan/Coastal Plan 
Land Use Designation 

Mixed use (residential above bluff/waterfront 
commercial below bluff) 

Base Zone District R-1 

Zoning Overlay District PD 

Special Treatment Area n/a 

Combining District n/a 

Specific Plan Area n/a 

Coastal Zone Within the Coastal Commission Appeal Jurisdiction 

 
 
 
 

Adjacent Zoning/Land Use 
 

North:  R-1/PD Single Family Residential South:  R-1/PD Single Family Residential 

East:  R-1 Single Family Residential West: WF/PD Waterfront Commercial 

Site Characteristics 
 

Site Area 2500 square feet 

Existing Use 
Vacant land in R-1 portion/existing commercial 
warehouse in WF portion  

Terrain Bluff with slight slope from east to west 

Vegetation/Wildlife Some trees  

Archaeological Resources N/A 

Access City owned access easement off of Main Street 
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RESIDENTIAL DESIGN GUIDELINES AND MATERIALS BOARD: 
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The General Plan/Local Coastal Plan  Land Use Policy LU-1.6 is very applicable to this 
application.  It states:  Remove barriers to and create opportunities for innovative or non-
traditional housing forms, such as tiny homes, cohousing, and intergenerational housing.  
The exterior finishes allow the new house to blend into the trees and the shadows above 
the bluff and fit into neighborhood meeting the intent of the Residential Design 
Guidelines. 
 

PUBLIC NOTICE:  
Notice of this item was published in the San Luis Obispo Tribune newspaper on May 6, 
2022, and all property owners and occupants of record within 500 feet of the subject site 
were notified of this evening’s public hearing and invited to voice any concerns on this 
application.  
 
ENVIRONMENTAL DETERMINATION:   
Environmental review was performed for this project and staff determined it meets the 
requirements for a Categorical Exemption under CEQA Guidelines Section 15303, Class 

3a, for a new residential dwelling in a residential land use and zoning district.  Additionally, 
none of the Categorical Exemption Exceptions, noted under Section 15300.2, apply to 
the project. 
 
CONCLUSION:  
The project as proposed with the conditions of approval, including approval of the  
variance requests, is consistent with all required development standards of the Zoning 
Ordinance and all applicable provisions of the General Plan and Local Coastal Plan with 
incorporation of the recommended conditions of approval.   
 
RECOMMENDATION: 
Staff recommends the Planning Commission conditionally approve Conditional Use 
Permit CUP19-20, Coastal Development Permit CPO19-047 and Variance request 
VAR20-001 for the project at 197 Main Street, as shown on plans submitted to the City 
on March 2, 2022, by adopting Planning Commission Resolution 05-22 which includes 
the findings and conditions of approval of the project.   
 
EXHIBITS: 
Exhibit A – Planning Commission Resolution 05-22 
Exhibit B – Graphics/Plans 
Exhibit C – Geotechnical Engineering Letter update 
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RESOLUTION NO. PC 05-22 
 

A RESOLUTION OF THE MORRO BAY PLANNING COMMISSION 
APPROVING CONDITIONAL USE PERMIT (CUP19-20), COASTAL DEVELOPMENT 

PERMIT (CPO19-047) AND VARIANCE REQUEST (VAR20-001) 
FOR A PROPOSED NEW  HOME TO BE LOCATED AT 197 MAIN STREET LOCATED 

WITHIN THE COASTAL COMMISSION APPEAL JURISDICTION  
 
 

WHEREAS, the Planning Commission of the City of Morro Bay (the “City”) 

conducted a public hearing at the Veterans Memorial Building at 209 Surf Street, 

Morro Bay, CA on May 17, 2022, for the purpose of considering approval of a 

Coastal Development Permit, Conditional Use Permit and Variance request to 

allow a new single-family home on a residentially zoned portion of a parcel 

(“Project”); and 

WHEREAS, notice of the public hearing was provided 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 appellant, 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) Findings: 

1. Pursuant to the California Environmental Quality Act, the project is categorically 
exempt under Section 15303, Class 3a, for new construction of a single-family 
home on a residentially zoned parcel.  Additionally, none of the Categorical 
Exemption Exceptions, noted under Section 15300.2, apply to the project. 
 

Coastal Development Findings: 
1. The Planning Commission finds that the project is consistent with applicable 

provisions of the Local Coastal Program and Chapter 3 of the California Coastal 
Act for a new single-family home. 

 
2. The Planning Commission finds the project, as conditioned, is consistent with the 

character of the neighborhood in which it is located. The project is surrounded by 
compatible uses of moderate density residential development; and is of a design, 
mass and scale suitable for the location.  
 

Conditional Use Findings: 
3. The project will not be detrimental to the health safety or general welfare of persons 

residenting or working in the neighborhood. 

EXHIBIT A
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4. The proejct will not be injurious or detrimental to property in the neighborhood or 
the general welfare of the city. 

5. The project is in conformance with the general plan and certified local coastal 
program. 

 
Variance Findings: 

1. Variances granted are subject to conditions that assure that the adjustments do 
not constitute a grant of special privilege inconsistent with the limitations upon 
other properties in the vicinity with similar site constraints and in the same zoning 
district. 

2. Because of special circumstances applicable to the subject property, including 
size, shape, topography and location, the strict application of this title would 
deprive the subject property of privileges enjoyed by other properties in the vicinity 
under identify zone classifications. 

3. The project is consistent with the General Plan and Land Use Plan within the Local 
Coastal Plan. 

 
 
Section 2. Action. The Planning Commission does hereby approve Coastal Development 
Permit (CPO19-047), Conditional Use Permit (CUP19-20) and Variance requests 
(VAR20-001) for property located at 197 Main Street subject to the following conditions: 
 
STANDARD CONDITIONS 
 

1. This permit is granted to allow development of  a new home on irregularly shaped 
parcel with frontage on a city owned access easement.  The proposed home is a two-
story home with a total of 459 square feet of living area and a proposed maximum 
height of 17 feet above the average natural grade.  The site is approximately 2500 
square feet in size and the project is subject to the Coastal Bluff setback requirements.   
Due to the unusual site constraints, this permit grants variances for the following:  
Surface parking for one car, reduced north and south setbacks  (3 feet, narrowing to 2 
feet in the locations where there are architectural pop-outs) and a roof height in the 20–
50-foot bluff setback that ranges between 14 feet and 17 feet in height.   The site is 
located in an R-1/PD zoning district above the bluff and a portion below the bluff in a 
WF/PD zoning district.  The property is within the Coastal Appeals Jurisdiction.  
 

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 Manager (the “Manager”), 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 
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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 the MBMC, and shall be consistent with all 
programs and policies contained in the LCP and General Plan for the City. 
 

5. Hold Harmless:  The applicant, as a condition of approval, hereby agrees to 
defend, indemnify, and hold harmless the City, its agents, officers, and employees, 
from any claim, action, or proceeding against the City as a result of the action or 
inaction by the City, or from any claim to attack, set aside, void, or annul this 
approval by the City of the applicant's project; or 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.  

 
6. Compliance with Conditions:  The applicant’s establishment of the use or 

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

 
7. Compliance with Morro Bay Standards:  This project shall meet all applicable 

requirements under the MBMC, and shall be consistent with all programs and 
policies contained in the LCP and General Plan of the City. 
 

PLANNING CONDITIONS 
 
1. Archaeology:  In the event of the unforeseen encounter of subsurface materials 

suspected to be of an archaeological or paleontological nature, all grading or 
excavation shall immediately cease in the immediate area, and the find should be 
left untouched until a qualified professional archaeologist 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. 
 

2. Construction Hours: Pursuant to MBMC subsection 9.28.030.I, 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 
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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. Conditions of Approval on Building Plans: Prior to the issuance of a Building 

Permit, the final Conditions of Approval shall be attached to the set of approved 
plans.  The sheet containing Conditions of Approval shall be the same size as 
other plan sheets and shall be the last sheet in the set of Building Plans. 
 

5. 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. 
 

6. Boundaries and Setbacks: The property owner is responsible for verification of lot 
boundaries.  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.  
 

7. Landscaping:  Landscape plans shall be revised to add restoration plantings along 
the disturbed bluff area (pursuant to the recommendations of the Geotechnical 
Report) and shall include landscaping over all bare earth areas using drought 
tolerant, native plants and trees that will reach a 90% coverage within 5 years.   
Landscape plan reflecting these changes shall be included with the building permit 
submittal plan set. 
 

8. Existing commercial building in Waterfront Commercial zoning district:  The 
applicant is prohibited from using the existing office building for any short- or long-
term residential occupancy. 
 

9. Screening along access easement and bluff.   A screening structure for 
landscaping along the north side of the home has been approved as shown on the 
CDP/CPO/VAR approved plans  (placed on top of a retaining wall and can be a 
graduated height from 5 feet to 8 feet east to west) to provide privacy and reduce 
the impact of the headlights from autos using the access easement.   Partial 
screening of the southwest portion along the bluff shall be allowed to a maximum 
height of 4 feet following recommendations of the Geotechnical report for bluff 
setback of the structural support of the proposed screening structure and 
compliance with the bluff development standards.  Screening and fencing along 
the south property line must comply with the fencing requirements in the MBMC 
Section 17.48.100.  
 

10. Reduced setbacks.  A variance request for a 3-foot setback (narrowing to 2 feet 
on the south side of the lower level and in two places on the north side at the 
second-floor level to accommodate the pop-out sections of the building) on the 
north and south sides of the proposed home has been approved.  
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11. Increase Roof Height in Bluff Buffer.  A variance request for a roof height ranging 
from 14-17 feet from average natural grade within the bluff 20–50-foot buffer area 
has been approved. 
 

12. Restriction on development along the bluff:  The geotechnical recommendation is 
for a retaining wall on the west side of the parking space to provide additional 
stability to the bluff. The civil plans show the retaining wall at the top of bluff, which 
is prohibited  by MBMC 17.45.040.  Building permit submittal shall setback the 
retaining wall 4-5 feet east of the bluff face or other location as recommended by 
an updated geologic report addressing this issue. 

 
 

BUILDING DIVISION CONDITIONS  

A. CONDITIONS PRIOR TO THE 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.  

2.) 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. 
 

4.) The owner shall comply with the City 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 
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. 

 

5.) 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.  Alternatively, submit a completed City of Morro 
Bay soils report waiver request.  
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6.) Mitigation measures for natural occurring asbestos require approval from San Luis 
Obispo County Air Pollution Control District. 

 

7.) BUILDING PERMIT APPLICATION:  To apply for building permits, submit three (3) 
sets of construction plans, fire sprinkler plans, if applicable, and supplemental 
documents to the Building Division. 

 

8.) The Title sheet of the plans shall include, but not limited to: 

• Street address, lot, block, track, and Assessor Parcel Number 

• Occupancy Classification(s) 

• Construction Type 

• Maximum height of the building allowed and proposed 

• Floor area of the building(s) 

• Fire sprinklers proposed or existing 

• Minimum building setback allowed and proposed 
 

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 Building Code (CGBC), Title 14 and 17 of the Morro Bay Municipal Code. 

(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.) 

B. CONDITIONS TO BE MET DURING CONSTRUCTION: 

1.) SITE MAINTENANCE: During construction, the site shall be maintained to not infringe on 
neighboring property, such as debris and dust. A storm water management plan shall be 
maintained through the duration of the project. The storm water management measures 
such as fiber rolls, silt fencing, etc. will be enforced by City staff by random site visits.  

2.) ARCHAEOLOGICAL MATERIALS:  In the event unforeseen archaeological resources 
are unearthed during any construction activities, all grading and or excavation shall 
cease in the immediate area and the find left untouched.  The Building Official shall be 
notified so that the extent and location of discovered materials may be recorded by a 
qualified archaeologist, Native American, or paleontologist, whichever is appropriate.  
The qualified professional shall evaluate the find and make reservations related to the 
preservation or disposition of artifacts in accordance with applicable laws and 
ordinances.  If discovered archaeological resources are found to include human 
remains, or in any other case when human remains are discovered during 
construction, the Building Official shall notify to county coroner.  If human remains are 
found to be of ancient age and of archaeological and spiritual significance, the Building 
Official shall notify the Native American Heritage Commission.  The developer shall 
be liable for costs associated with the professional investigation. 
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3.) FOUNDATION SETBACK VERIFICATION:  Prior to the placement of concrete and 
upon completed form installation, a licensed surveyor is required to measure and 
record the distance from the proposed foundation walls to the established lot lines. 
The contractor shall submit these findings in letter format to the building inspector upon 
the request for a foundation inspection. Letter shall specify the findings of front, sides 
and rear yard setbacks as defined in Title 17 of the MBMC. The Building Official shall 
have discretion on a case-by-case basis for some lot types. 
 

4.) BUILDING HEIGHT VERIFICATION:  Prior to roof sheathing or shear wall inspection, 
a licensed surveyor is required to measure and record the height of the structure. The 
contractor shall submit this finding in letter format to the building inspector upon the 
request for roof sheathing/shear wall inspection. Letter shall specify the recorded 
height of structure as defined in Title 17 of the MBMC. The Building Official shall have 
discretion on a case-by-case basis for some site-specific projects. 
 

5.) EXISTING BUILDINGS:  Where windows are required to provide emergency escape 
and rescue openings, replacement windows shall comply with the maximum sill height 
requirements of section R310.2.2 and the minimum opening area requirements of 
section R310.2.1 of the 2019 California Residential Code. 

 

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

1.) Prior to building division final approval and request for final inspection, all required 
inspections  from the other various divisions and departments must be 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. This permit card 
shall then be turned into the building division for scheduling of the final building 
inspection. 
 

2.) Any as-built drawings that were required by the building inspector or plans examiner 
must be submitted for approval prior to the request for final inspection. 

 
3.) If structural observations were required, the final structural observation report shall be 

submitted to the building division prior to issuance of the certificate of occupancy or 
final inspection approval. 

 
4.) If special inspections were required, the final special inspection report shall be 

submitted to the building division prior to the issuance of the certificate of occupancy 
or final inspection approval. 

 
5.) Final soils summary report from the geotechnical representative indicating compliance 

with the required conditions set forth in the soils report. 
 

6.) Final T-24 energy reports (Certificates of Installation).  
 
 

PUBLIC WORKS CONDITIONS 
1. Stormwater Management: The City has adopted Low Impact Development (LID) 
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and Post Construction requirements. All proposed projects must complete the 
“SFR Performance Requirement Determination Form” to determine if any 
requirements should be submitted. The requirements can be found in the 
Stormwater management guidance manual on the City’s website www.morro-
bay.ca.us/EZmanual (MBMC 14.48.140) The submitted Performance 
Requirement Determination Form identifies this project as exempt 
. 

2. Frontage Improvements: The installation of frontage improvements is required. 
Show the installation of a city driveway approach per City standard detail B-7. An 
encroachment permit is required for any work within the Right of Way. (MBMC 
14.44.020) 
 

3. Sewer Lateral: Indicate and label new private sewer lateral pipe. (MBMC 
14.07.030) 

 
4. Sewer Backwater Valve:  Indicate and label sewer backwater valve on plan. A 

backwater valve, extended to and accessible from grade for maintenance, shall be 
installed on every Building sewer. Exception: Installation of backwater valve shall 
not be required when, to the satisfaction of Building Official, it is determined that 
the intent and purpose of this section is otherwise met. 

 
5. Erosion and Sediment Control Plan:  For small projects less than one acre and 

less than 15% slope, provide a standard erosion and sediment control plan.  Show 
on plans the 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.  

 
6. Water Meter: Indicate and label new water meter on plans and include size of 

meter. 
 

7. Grading and Drainage: Indicate on plans the existing and updated contours, 
drainage patterns, spot elevations, finish floor elevation and all existing and 
proposed drainage pipes and structures. 

 
8. 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. 
 

Add the following Notes to the Plans: 

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

2. No work shall occur within (or use of) the City’s Right of Way without an 
encroachment permit.  Encroachment permit application and requirements are 
available on the City’s website at the following location: https://www.morro-
bay.ca.us/197/Public-Works.  
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• A standard encroachment permit shall be required for the proposed driveway; 
the driveway shall comply with B-9 (Driveway Ramps: Size & Location).  

• A sewer encroachment permit shall be required for any repairs or installation 
of a sewer lateral within the City right-of-way or within a utility easement.   

• If a construction dumpster is used, the dumpster location shall be on private 
property, unless allowed by a temporary encroachment permit within the City 
right-of-way. 

• Any temporarily blocked off parking space(s) or street requires an 
encroachment permit. A traffic control plan is also required for any temporary 
lane closures or street traffic adjustments. 

 
FIRE DEPARTMENT CONDITIONS: 

 
1. 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. 
 

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

 
3. Carbon monoxide alarms in new dwellings and sleeping units. An approved carbon 

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

 
PASSED AND ADOPTED by the Morro Bay Planning Commission at a regular meeting 
thereof held on 17 the day of May 2022 on the following vote:  

AYES:  

NOES:  

ABSENT: 

ABSTAIN: 

 

        Chairperson Stewart 

ATTEST 

                                                    

Scot Graham, Community Development Director 

The foregoing resolution was passed and adopted this 17th day of May 2022 
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