
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 20, 2025 
Veteran’s Memorial Building – 6:00 P.M. 

209 Surf Street, Morro Bay, CA 

Chairperson – Eric Meyer 
Vice-Chairperson Joseph Ingraffia Commissioner Asia King 
Commissioner Mary Witkowski Commissioner Tony de Fazio 

Public Participation:  
Remote public participation is allowed in the following ways: 

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

 Members of the public may watch the meeting and speak during the 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

 Alternatively, members of the public may watch the meeting either on cable Channel 20 or as
streamed on the City’s 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 by 10 a.m. on the meeting day will be posted on
the City’s website by 12:00 PM.

ESTABLISH QUORUM AND CALL TO ORDER  

MOMENT OF SILENCE/PLEDGE OF ALLEGENCE 

PLANNING COMMISSIONER ANNOUNCEMENTS 

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.
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Planning Commission Meeting of May 20, 2025 

PRESENTATIONS 

A. CONSENT CALENDAR

A-1 Approval of the minutes from the Planning Commission meeting of March 18, 2025. 
Staff Recommendation: Approve minutes as submitted.  

B. PUBLIC HEARINGS

B-1 Case No.: CDP24-041 
Site Location: 180 Atascadero Rd, Morro Bay, CA  
Project Description: Request for Coastal Development Permit approval of the 
demolition of the concrete plant and ancillary equipment, structures, walls, pits and for 
the removal of broken concrete piles at 180 Atascadero Road. The property is zoned 
Visitor Serving Commercial (VSC) and is within the Coastal Appeals Jurisdiction.  
CEQA Determination: Exempt pursuant to CEQA Guidelines (California Code of 
Regulations, Title 14, Section 15000 et seq.) Section 15061(b)(3), in which the activity is 
covered by the common sense exemption that CEQA applies only to projects which 
have the potential or causing a significant effect on the environment, and where it can be 
seen with certainty that there is no possibility that the activity in question may have a 
significant effect on the environment. The project is additionally exempt from CEQA 
through a Class 4 Exemption, Minor Alterations to Land, where grading is being 
performed on land with a slope of less than 10 percent and where minor trenching and 
backfilling will occur where the surface is restored. 
Staff Recommendation: Conditionally Approve 
Staff Contact: Erik Valentine, Assistant Planner, (805) 772-6211  

C. NEW BUSINESS

C-1 Allocation of Water Equivalency Units (WEU) for Fiscal Year 2025/2026 
Staff Recommends the Planning Commission recommend to City Council: 
Allocate 50 WEU’s for residential development (30 SFR and 20 MFR) and 65 for 
commercial development for a total of 115 WEUs for FY 2025/26. 

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 Vets Hall 209 Surf St, on June
3, 2025, at 6:00 p.m.
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Planning Commission Meeting of May 20, 2025 

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 website. If legitimate coastal 
resource issues related to our Local Coastal Program are raised in the appeal, there is no fee if the subject 
property is located with the Coastal Appeal Area. If the property is located outside the Coastal Appeal Area, 
the fee is a $336 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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ACTION MINUTES – MORRO BAY PLANNING COMMISSION 
REGULAR MEETING – MARCH 18, 2025 
VETERANS MEMORIAL HALL – 6:00 PM 

PRESENT: Eric Meyer Chairperson 
Joe Ingraffia  Vice-Chairperson 
Asia King Commissioner 
Mary Witkowski Commissioner 
Tony de Fazio  Commissioner 

STAFF: Airlin Singewald Community Development Director 
Susana Toner  Assistant Planner 

ESTABLISH QUORUM AND CALL TO ORDER 

MOMENT OF SILENCE / PLEDGE OF ALLEGIANCE 
https://youtu.be/161Fi0gWDOY?t=25  

PLANNING COMMISSIONER ANNOUNCEMENTS 
None given 

PUBLIC COMMENT PERIOD 
https://youtu.be/161Fi0gWDOY?t=69 

None given 

Chairperson Meyer closed Public Comment Period. 
https://youtu.be/161Fi0gWDOY?t=91  

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.

AGENDA ITEM:   A-1 

DATE:  5/20/2025 

ACTION:   DRAFT 
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ACTION MINUTES – MORRO BAY PLANNING COMMISSION 
REGULAR MEETING – MARCH 18, 2025 

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

 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 

A. CONSENT CALENDAR

A-1 Approval of minutes from the Planning Commission meeting of February 18, 
2025. 
Staff Recommendation: Approve minutes as submitted. 

A-2 Approval of minutes from the Planning Commission meeting of March 4, 2025. 
Staff Recommendation: Approve minutes as submitted.   

MOTION: Vice-Chairperson Ingraffia moved to approve minutes. Commissioner 
Witkowski seconded, and the motion passes 5-0, with Ingraffia, Witkowski, Meyer, King 
and de Fazio voting yes. 

B. PUBLIC HEARING
None

C. NEW BUSINESS

C-1 Public Forum – Downtown Design District Subcommittee Recommendations 

Airlin Singewald, Community Development Director, introduced Susana Toner, Assistant 
Planner, as she was involved with the Downtown Design District Subcommittee 
meetings. 

Director Singewald presented the staff presentation and thanked the members and 
advisors for their past work on the Downtown Design District Subcommittee. He then 
invited Councilmember Edwards and Landrum to speak. 
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ACTION MINUTES – MORRO BAY PLANNING COMMISSION 
REGULAR MEETING – MARCH 18, 2025 
 

Councilmember Edwards commented on the subcommittee's contributions, including 
how we can economically enhance the downtown area, and create affordable housing.  
 
Councilmember Landrum commented that she enjoyed getting together to discuss and 
have important conversations about the downtown area. Being a life-time resident, she 
was inspired to run for city council because of its needs. 
 
Director Singewald continued the staff presentation. 
 
Commissioners presented their questions and comments to staff. 
 
Staff addressed their questions and comments. 

 
Chairperson Meyer invited the former subcommittee members present to speak. 
 
Betty Winholtz, Morro Bay, commented on low-income housing and vacation rentals. 
Should long-term residential housing be put downtown? She believes the downtown 
street scaping should have public input, and keeping the view corridor on the boulevard 
open is important. 
 
Commissioner Ingraffia, commented on how the discussions were thoughtful and 
positive, thanked former Chairperson Roschen for getting the committee formed. He 
would like to see the recommendations adopted, including the determination of what the 
border of the downtown district would be. 
 
Chairperson Meyer opened the Public Comment Period 
https://youtu.be/161Fi0gWDOY?t=3041  
 
Kristen Hedland, Morro Bay, appreciated the presentation being brought before the 
Planning Commission. She has concerns about the height allowances and would like to 
see 25 feet be the height limit. 
 
Susan Stewart, Los Osos, Morro Bay business owner, commented on the businesses 
down the boulevard and the parallel streets, Harbor and Pacific. Those streets are wider 
and could go higher keeping the middle open. She also commented on having fewer 
vacation rentals in the downtown area and suggested studying the types of housing 
used for vacation rentals.  
 
Nicole Dorfman, Morro Bay, asked about the name Downtown Design District and 
maybe clarifying it. She commented on high density housing is not good for downtown, 
but that over by the Dollar Tree would be a good location, it wouldn’t block views. Also, 
feels the Morro Elementary location wouldn’t be a good spot either, nor proposed low-
income housing be used for vacation homes. 
 
Natalia (inaudible), Morro Bay, would like to see Morro Bay continue as “the place time 
escaped”. She would like to see more Ad Hoc Committees comprised of residents and 
she agreed with others that have commented on housing needs. 

 
 
Chairperson Meyer closed the Public Comment Period. 
https://youtu.be/161Fi0gWDOY?t=3949  
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ACTION MINUTES – MORRO BAY PLANNING COMMISSION 
REGULAR MEETING – MARCH 18, 2025 
 
 
D.  UNFINISHED BUSINESS  

None 
  

E.  PLANNING COMMISSIONER COMMENTS/FUTURE AGENDA ITEMS 
  

Vice-Chairperson Ingraffia commented on the Downtown Design District Subcommittee 
being useful, and hoped the recommendations presented would be adopted by the 
council. 
 
Director Singewald stated that there is a standing item on the city council agenda 
regarding the subcommittee report. 
 
Commissioner King also hoped there were opportunities for us to move forward in a 
formal way.  
 
Commissioner de Fazio believes doing massing studies is critical to move forward to 
seeing what properties could potentially block views in the downtown area. 
 
Commissioner Witkowski noted that this city government process matches the concerns 
of the public of Morro Bay. 
 
Chairperson Meyer agreed that they all want what’s best for the city, regarding height 
limits, keeping the character of Morro Bay and affordable housing. 
 
Staff addressed comments from the Commissioners. 

 
F.  COMMUNITY DEVELOPMENT DIRECTOR COMMENTS 

 
Director Singewald stated the April 1st Planning Commission meeting would be 
cancelled. 
 
He will be giving a presentation on the jurisdiction transfer from the Coastal Commission 
to the city regarding a Tidelands land survey at next Tuesday’s city council meeting. The 
survey identified newly discovered filled Tidelands that will be transferred from Coastal 
Commission to City jurisdiction. 

   
G.  ADJOURNMENT 

The meeting was adjourned at 7:18 p.m. to the next regular Planning Commission meeting 
at the Veteran’s Memorial Building, 209 Surf Street, on April 15, 2025, at 6:00 p.m. 
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Planning Commission Resolution 03-25 
CDP24-041: 180 Atascadero Road 

Page 1 

RESOLUTION NO. PC 03-25 

A RESOLUTION OF THE MORRO BAY PLANNING COMMISSION FOR COASTAL 
DEVELOPMENT PERMIT NO. CDP24-041 FOR THE SITE DEMOLITION OF 180 

ATASCADERO ROAD 

WHEREAS, the Planning Commission of the City of Morro Bay (the “City”) conducted a public 
hearing on May 20, 2025, conducted in a hybrid format with both an in-person meeting at the 
Morro Bay Veterans Memorial Building, 209 Surf Street, Morro Bay, CA  93442 as well as through 
virtual public participation provided telephonically through Zoom, for the purpose of considering 
the approval of CDP24-041 for the demolition of a concrete plant and accessory structures at 180 
Atascadero Road; and 

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

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

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

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

California Environmental Quality Act (CEQA) 

1. That for the purposes of the California Environmental Quality Act, Case No. CDP24-
041 is categorically exempt under Section 15061 Common Sense Exemption and
under Section 15304 Class 4 for minor alterations to land.

The Common Sense Exemption states that CEQA applies only to projects which have
the potential for causing a significant effect on the environment, and where it can be
seen with certainty that there is no possibility that the activity in question may have a
significant effect on the environment.

Class 4 consists of projects where grading is being performed on land with a slope of
less than 10 percent and where minor trenching and backfilling will occur where the
surface is restored.

Additionally, none of the Categorical Exemption exceptions, noted under Section
15300.2, apply to the project.

Coastal Development Permit Findings 

1. LCP Consistency. The project is consistent with the LCP.

Plan Morro Bay was adopted in 2021, encompassing both the City’s General Plan and Coastal 
Land Use Plan (LCP). The project falls within the General Plan’s land use designation of 

Exhibit A
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Planning Commission Resolution 03-25 
CDP24-041: 180 Atascadero Road 

Page 2 

Visitor Serving Commercial, which is intended for visitor-oriented services and uses located 
at easily accessible locations and tourist destinations within the coastal zone. The proposed 
project is consistent with the Visitor Serving Commercial land use designation because the 
demolition of existing facilities would prepare the site for future development of an allowable 
visitor-serving land use.  

2. Public Views. The project protects or enhances public views.

Plan Morro Bay includes various policies related to the protection and enhancement of coastal 
public views. This project is located along the coast, but does not negatively impact coastal 
public views as it would demolish existing industrial facilities. 

3. Habitat Protection. The project protects vegetation, natural habitats and natural
resources consistent with LCP.

The Conservation Element of Plan Morro Bay addresses the use and preservation of natural 
resources to improve the environmental quality of Morro Bay. This property is not located 
within mapped known environmentally sensitive habitat areas or habitat locations within the 
Conservation Element and therefore is not expected to compromise existing vegetation, 
natural habitats or natural resources with proper erosion control measures as it will demolish 
existing industrial facilities and will not introduce any new structures at this time. 

4. Design Consistency. The design, location, size, and operating characteristics of the
proposed development is consistent with applicable LCP design requirements, including
design plans and area plans incorporated into the LCP.

Plan Morro Bay designates the City of Morro Bay Zoning Code as the regulatory authority for 
implementation of coastal requirements including allowed uses, development standards, and 
coastal resource protection standards. The design, size, location, and operating 
characteristics of this project is consistent with Sections 17.08 and 17.23 of the Morro Bay 
Zoning Code, as demolition is allowable and any future development must conform with these 
standards 

5. Coastal Access. The project protects or enhances public access to and along the coast.

Plan Morro Bay includes various policies related to the protection and enhancement of public 
access to and along the coast. This project is located along the coast and does not negatively 
affect public access to and along the coast, as the parcel is separated from the coast by a 
vehicular road and the coast is not accessible through the parcel. 

6. Visitor Serving. The project supports the LCP goal of providing for visitor-serving needs
as appropriate, including providing low and no cost visitor and recreational facilities.

Plan Morro Bay includes various policies related to visitor-serving needs. This property is 
designated for Visitor Serving Commercial use, and the demolition of existing industrial 
infrastructure will enable appropriate visitor serving development in the future. 

Exhibit A
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Planning Commission Resolution 03-25 
CDP24-041: 180 Atascadero Road 

Page 3 
 

7. Appropriate Use. The project is consistent with the allowed LCP uses associated with 
the property. 

 
Plan Morro Bay was adopted in 2021, encompassing both the City’s General Plan and Coastal 
Land Use Plan (LCP). The project falls within the General Plan’s land use designation of 
Visitor Serving Commercial, which is intended for visitor-oriented services and uses located 
at easily accessible locations and tourist destinations within the coastal zone. The proposed 
demolition will clear the property of an existing, legal nonconforming use and prepare the way 
for future visitor-oriented development. 
 
Plan Morro Bay designates the City of Morro Bay Zoning Code as the regulatory authority for 
implementation of coastal requirements including allowed uses, development standards, and 
coastal resource protection standards. The design, size, location, and operating 
characteristics of this project is consistent with Sections 17.08 and 17.23 of the Morro Bay 
Zoning Code, as demolition is allowable and any future development must conform with these 
standards 
 
8. Coastal Resources. The proposed development protects or enhances coastal resources, 

where applicable. 
 
Plan Morro Bay includes various policies related to the protection or enhancement of coastal 
resources. This project site is within the Cultural Resources Overlay and will protect any 
potential resources through an initial Archaeological Monitoring Report and an Archaeological 
Monitoring Plan implemented during all ground disturbing activities.  
 
9. Environmental Justice. The project addresses whether proposed development results 

in environmental justice impacts, consistent with LCP environmental justice policies. When 
relevant, the project includes mitigation measures to minimize or eliminate potential 
adverse and/or disproportionate impacts of development on environmental justice 
communities. 

 
The project is consistent with the LCP’s environmental justice policies because it is the 
removal of an industrial use close in proximity to sensitive receptor sites, does not include any 
environmentally sensitive habitat area, and a prepared archaeological evaluation did not 
outline any mitigation measures other than monitoring. 
 
10. Hazards. The proposed development is consistent with the LCP’s coastal hazards 

provisions. 
 
Coastal hazards include, but are not limited to, episodic and long-term shoreline retreat and 
coastal erosion, high seas, ocean waves, storms, tsunami, coastal flooding, landslide, bluff 
and geologic instability, and the interaction of same, and all is impacted by sea level rise. This 
project is located along the coast, and appropriate coastal hazards provisions have been 
applied through conditions placed on the project by the Public Works Department and Building 
Division. Future development on the site must be consistent with the LCP’s coastal hazards 
provisions. 

 
  

Exhibit A
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Planning Commission Resolution 03-25 
CDP24-041: 180 Atascadero Road 

Page 4 

Section 2. Action. The Planning Commission does hereby approve Coastal Development Permit 
No. CDP24-041 subject to the following conditions: 

STANDARD CONDITIONS: 

1. Authorized Development: This permit is granted for the land described on Assessor Parcel
Number 066-331-033 for the demolition of the concrete plant and ancillary equipment,
structures, walls, pits, and for the removal of broken concrete piles at 180 Atascadero Road
as shown on plans date stamped May 20, 2025. The project includes the demolition of an
abandoned onsite well, unless the City of Morro Bay and the Cayucos Sanitary District cannot
come to an agreement on its removal. In this event, the project may move forward with all
other proposed elements.

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

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

4. Compliance with the Law: (a) All requirements of any law, ordinance or regulation of the State
of California, the City, and any other governmental entity shall be complied with in the exercise
of this approval, (b) This project shall meet all applicable requirements under 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 herein 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

Exhibit A
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Planning Commission Resolution 03-25 
CDP24-041: 180 Atascadero Road 

Page 5 

of the Director, null and void. Continuation of the use without a valid entitlement will constitute 
a violation of the MBMC and is a misdemeanour. 

7. 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 palaeontologist, 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.

8. 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.

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

BUILDING CONDITIONS: 

PRIOR TO ISSUANCE OF A BUILDING PERMIT: 

10. Demolition permit including a grading plan will be required during the permitting process.
NESHAP survey identifying the presence of asbestos will also be required prior to any
demolition activities.

11. 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.

12. 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.

13. 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.

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

Exhibit A
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Planning Commission Resolution 03-25 
CDP24-041: 180 Atascadero Road 
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15. Mitigation measures for natural occurring asbestos require approval from San Luis Obispo
County Air Pollution Control District.

16. 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. Alternative, submit a completed City of Morro Bay soils report waiver
request.

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

18. The Title sheet of the plans shall include:
a. Occupancy Classification(s)
b. Construction Type
c. Maximum height of the building allowed and proposed
d. Floor area of the building(s)
e. Fire sprinklers proposed or existing
f. Minimum building setback allowed and proposed

All construction will conform to the 2022 California Building Code (CBC), 2022 California 
Residential Code (CRC), 2022 California Fire Code (IFC), 2022 California Mechanical Code 
(CMC), 2022 California Plumbing Code (CPC), 2022 California Electrical Code (CEC), 2022 
California Energy Code, 2022 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.)   

CONDITIONS TO BE MET DURING CONSTRUCTION: 

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

20. 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 palaeontologist, 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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CONDITIONS TO BE MET PRIOR TO FINAL INSPECTION AND ISSUANCE OF 
CERTIFICATE OF OCCUPANCY: 

21. Prior to Building Division final approval all required inspections from the other various divisions
must have been completed and verified by a city inspector. All required final inspection
approvals must be obtained from the various departments and documented on the permit
card. This permit card shall then be turned into the building division for scheduling of the final
building inspection.

22. 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.

23. 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.

24. 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.

25. Final soils summary report from the geotechnical representative indicating compliance with
the required conditions set forth in the soils report.

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

PUBLIC WORKS CONDITIONS: 

The following Public Works conditions are required prior to the required demolition permit 
issuance:  

27. Stormwater Pollution Prevention Plan (SWPPP) is required for all sites over 1 acre. Prior to
issuance of a grading permit, the owner shall submit a Notice of Intent (NOI) to the State
Water Resources Control Board (SWRCB) and submit a SWPPP according to the
requirements of a Construction General Permit. Note: Additional inspection fees are required
for SWPPP site inspection. See Master fee schedule on City website, located at: MASTER-
FEE-SCHEDULE-FY-24-25-Effective-July-1-2024

28. SWPPP or approved “R” waiver must be submitted to City and approved prior to the start of
any work at site.

29. Street frontage and access (driveway, shared entrance, etc.) to be shown on demolition plan.

30. Grading and drainage are required. Indicate on demolition plan the existing and updated
contours, drainage patterns, and spot elevations. All runoffs must be directed onto vegetated
areas.

31. Contingent on CSD well removal approval, submit a copy of valid permit issued by the County
Health Officer for well removal. See City Municipal Code Chapter 14.68 for well removal
requirements and SLO County Water Well Destruction Permitting.
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32. On demolition plan, identify and label all existing locations of the sewer lateral, water service, 
and water and sewer mains. Include sizes where appropriate. Note the location of all overhead 
utilities and construction underground service entrances per the CBC. See “180 Atascadero 
Utilities” document uploaded to portal. 

 
33. On demolition plan, identify and label sewer lateral to be removed to sewer mainline with 

connection at mainline to be repaired. 
 
34. On demolition plan, identify and label any water meter and water lateral to be removed. 

 
35. On demolition plan, identify and label any water backflow prevention devices to be removed.  

 
36. Contingent on CSD well removal approval, add the following note on Demolition plan “No 

permit shall be issued to any person who is not a well drilling contractor (C-57); provided, that 
a permit may be issued to an owner or occupant of property who does the work of construction, 
repair, modification or destruction of a well located on such property themselves or through 
their own employees; and provided further that a permit may be issued to any person exempt 
from the provisions of the Contractor's License Law, Chapter 9, Division 3, of the Business 
and Professions Code, commencing with Section 7000.” 

 
37. Contingent on CSD well removal approval, add following note on demolition plan “Standards 

for the construction, repair, modification or destruction of wells shall be as set forth in Chapter 
II of the California Department of Water Resources Bulletin No. 74, “Water Well Standards," 
state of California and Department of Water Resources Bulletin No. 74-1 entitled "Cathodic 
Protection Well Standards, State of California." 

 
38. Provide pre and post soil analysis report with soil contamination testing. 
 
39. 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. It is the responsibility of the designer and contractor to verify all utility locations and 
connections for the project. 

3. 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. 
 

PLANNING CONDITIONS: 
 
40. 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 palaeontologist, 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. 
 

41. 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 
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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.  

42. 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.

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

44. Conditions of Approval on Building / Demolition Plans: Prior to the issuance of a Building
Permit, the final Conditions of Approval for both the Parcel Map and the Coastal Development
Permit 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.

45. Archaeological Monitoring Plan Required: Prior to the issuance of a building or demolition
permit, an Archaeological Monitoring Plan shall be prepared by the Applicant and approved
by the Community Development Director to provide an archaeologist and cultural Native
American monitor during any ground disturbing or trenching activities. A final monitoring report
shall be submitted to the Planning Division upon completion of monitoring. The developer shall
be liable for any costs associated with providing onsite monitors.

46. Pre-Construction Meeting Required: Prior to any ground disturbing or trenching activities, an
on-site pre-construction meeting must be scheduled between the Planning Division, the
Building Division, the archaeologist, the cultural Native American monitor, and the project
agent to discuss monitoring and reporting requirements.

PASSED AND ADOPTED by the Morro Bay Planning Commission at a regular meeting thereof 
held on this 20th day of May, 2025 on the following vote:  

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

 Chairperson Eric Meyer 

ATTEST 

  Airlin Singewald, Secretary 

The foregoing resolution was passed and adopted this 20th day of May, 2025. 
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Staff Report 
 
 

TO:    Planning Commission              DATE: May 20, 2025 
 
FROM: Cindy Cecil, City Engineer 
  
SUBJECT: Presentation of Allocation of Water Equivalency Units (WEU) for Fiscal Year 

(FY) 2025/26 
 
RECOMMENDATION  
Staff recommends the Planning Commission recommend to City Council that it allocate 50 WEUs 
for residential development (30 SFR and 20 MFR) and 65 for commercial development for a total 
of 115 WEUs for FY2025/26. 
 
WATER EQUIVALENCY UNITS (WEU)   
Background 
In 1984 the citizens of Morro Bay adopted Measure F, codified as Ordinance 266 in MBMC as 
Chapter 13.20, as a “Growth Management System”. This measure set a maximum population of 
12,200 by the year 2000. Measure F set a limit of 70 new housing units per year with an annual 
maximum variation in the number of units not exceeding 10 percent or 77 WEUs for residential 
units. City Council acted on August 27, 2007, to reduce the number of allocated housing units to 
50 new housing units. Ordinance No. 266 requires the WEU allocation mix to consist of 60% 
single family residential dwellings and 40% multi-family residential dwellings. Since housing and 
population growth has not increased to the Measure F projected population of 12,200, new 
housing units can still be issued. The population growth estimates in the General Plan predict 
reaching the Measure F established population in 2040.  
 
A WEU is defined as a unit of measure for water use equal to the average amount of water used 
by a single-family residence over the period of one year. Based on calculations completed in 2016, 
a WEU is 8,732 cubic feet (0.2 AF) of water or 90 gallons per capita per day (GPCD). This amount 
was lowered in the 2016 calculation from previous years due to the historical trend of lower water 
use per capita compared to previous years. The intent of the WEU allocations is to regulate the 
addition of new water users to the City’s water system and to ensure the demand for water shall 
not exceed available water supply. 
 
Water Equivalency Unit Program 
WEUs are issued to new projects based on projects’ potential water use. WEUs are issued with 
planning permit approvals; therefore, this water use is projected to be in the future demands, not 
within the current or even next fiscal year water demand.  
 
Summary of WEU FY 2024-25 activity: 
The City Council authorized 115 WEUs for FY 2024-25, including 30 WEUs to be used for single-
family dwellings, 20 for multiple-family dwellings, and 65 allowed for commercial/industrial uses.  
Those WEUs were allocated on a first-come, first-serve basis. The tracking of the WEUs utilized 
for FY 2024-25 indicates 22.32 of the 115 WEUs allocated were used: 
 

 Single-Family Residential: 14 
 Multi-Family Residential: 4  
 Commercial: 4.32 

 

AGENDA NO:      C-1 
 

MEETING DATE: May 20, 2025 
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Previous five years’ WEU total allocations, for reference:  
 FY23/24 – 21.6 total (2.0 SF Res, 5 MF Res, 14.6 Commercial) 
 FY22/23 - 1.0 total (1.0 SF Res, 0 MF Res, 0 Commercial) 
 FY21/22 - 8.94 total (8.0 SF Res, 0.94 MF Res, 0 Commercial) 

FY20/21 - 84.8 total (8.0 SF Res, 21.7 MF Res, 55.11 Commercial) 
FY19/20 - 8.09 total (6.0 SF Res, 1.5 MF Res, 0.59 Commercial) 

 
This is not a comprehensive list of all building activity, but rather a list of those activities which 
required a WEU allocation in the past fiscal year. A WEU is only required for single family 
residential and multi-family residential when development is on an empty lot or when a change in 
use is proposed, i.e., changing from office building to apartment. Many of the projects for FY 
2024/25 are Accessory Dwelling Units (ADU) and per State Law these units are to be treated the 
same as the existing residence with no greater impact than the existing residence, and as such, 
ADUs do not require allocation of WEUs. 
 
There is no significant change in water availability that would impact the City’s ability to issue 
WEUs. Looking ahead at the planning projects in the queue for the remainder of FY 2024/25, staff 
sees no need to adjust the number of WEUs for next fiscal year. Looking forward to next fiscal 
year, the Community Development Department is expecting one larger scale development to 
potentially begin the planning process towards the end of the fiscal year. It is anticipated that the 
staff recommended WEUs will be sufficient to move that project and other projects forward.  As 
such, staff recommends the FY 2025-26 WEU allocation include 50 WEUs for residential 
development and 65 WEUs for commercial development for a total of 115 WEUs. 
   
CONCLUSION 
Staff recommends the Planning Commission recommend to City Council that it allocate 50 WEUs 
for residential development (30 SFR and 20 MFR) and 65 for commercial development for a total 
of 115 WEUs for FY2025/26. 
 
 
Attachment A – Water Equivalency Units Table 
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