
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 

M E E T I N G   A G E N D A 
 

 
 

Veteran’s Memorial Building 209 Surf Street, Morro Bay 
Regular Meeting 6:00 p.m. Monday October 4, 2010 

 
Nancy Johnson - Chairperson 

Vice-Chairperson - Gerald Luhr Commissioner - John Diodati 
Commissioner - Michael Lucas Commissioner - Jamie Irons 

Rob Livick - Secretary 
 
I. CALL MEETING TO ORDER 
 
II. PLEDGE OF ALLEGIANCE 
 
III. ROLL CALL  
 
IV. ACCEPTANCE OF AGENDA 

 
At the September 20, 2010 Planning Commission meeting the Commission instructed 
staff to place “New Business” before the “Public Hearings”, this agenda reflects that 
direction.   
  

V. DIRECTOR’S REPORT/WRITTEN COMMUNICATIONS 
 

A. Oral Report 
 
VI. PUBLIC COMMENT: 

Members of the audience wishing to address the Commission on matters other than 
scheduled hearing items may do so when recognized by the Chairman, by standing and 
stating their name and address.  Comments should be limited to three minutes. 

 
VII. CONSENT CALENDAR 
 

A. Approval of minutes from Planning Commission meeting held on August 16, 2010 as 
revised. 

B. Approval of minutes from Planning Commission meeting held on September 20, 
2010. 

 
VIII. PRESENTATIONS 
 Informational presentations are made to the Commission by individuals, groups or 

organizations, which are of a civic nature and relate to public planning issues that warrant 
a longer time than Public Comment will provide.  Based on the presentation received, any 
Planning Commissioner may declare the matter as a future agenda item in accordance 
with the General Rules and Procedures.  Presentations should normally be limited to 15-
20 minutes. 
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IX.  FUTURE AGENDA ITEMS 
 

C. Staff presentation on the Affordable Housing Rehabilitation Program and general 
affordable housing issues. 

 
X. NEW BUSINESS   
 

A. Receive Comments on Wastewater Treatment Plant Environmental Impact Report 
(State Clearinghouse Number-2008101138)  

 
XI. PUBLIC HEARINGS 

 
A. Site Location: 235 Atascadero Road, Morro Bay High School  

Applicant:  San Luis Coastal Unified School District, Agent: FIRMA 
Request:  The project proposal includes the installation of 9 solar photovoltaic arrays 
and support structures (3 of the solar arrays structures will be utilized as carports), 
and 2 electrical inverters. The trees on-site are proposed to be pruned in order to 
allow more passive solar radiation. The trees proposed to be pruned include 4 
Monterey Cypress at the north end of the property at a ratio of 10% to 20% of the live 
canopy and the remaining trees will be pruned to a moderate level and 80 new shrubs 
will be planted.  
CEQA Determination: School district adopted categorical exemptions under CEQA.  
Staff Recommendation:  Conditionally Approve Coastal Development Permit #CP0-
322.  
Coastal Appeals Jurisdiction:  Project is located within the Coastal Appeals 
Jurisdiction. 

 
Staff Contact:  Kathleen Wold, Planning Manager, 772-6211. 

XII. OLD BUSINESS 
 

A. Current Planning Processing List/Advanced Work Program. 
 

XIII. ADJOURNMENT 
Adjourn to the next regularly scheduled Planning Commission meeting at the Veteran’s 
Memorial Building, 209 Surf Street, on Monday October 18, 2010 at 6:00 p.m. 
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PLANNING COMMISSION MEETING PROCEDURES 
Materials related to an item on this Agenda submitted to the Planning Commission after distribution of the agenda packet 
are available for public inspection in the Public Services Office at 955 Shasta Avenue, during normal business hours; 
Mill’s ASAP, 495 Morro Bay Boulevard, or Morro Bay Library, 695 Harbor, Morro Bay, CA 93442. Planning 
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 Department staff will present the staff report and recommendation on the proposal being heard and 

respond to questions from commissioners. 
 
2. The Chair will open the public hearing by first asking the project applicant/agent to present any points necessary for 

the commission, as well as the public, to fully understand the proposal. 
 
3. The Chair will then ask other interested persons to come to the podium to present testimony either in support of or in 

opposition to the proposal. 
 
4. Finally, the Chair may invite the applicant/agent back to the podium to respond to the public testimony.  Thereafter, 

the Chair will close the public testimony portion of the hearing and limit further discussion to the commission and 
staff prior to the commission taking action on a decision. 

 
RULES FOR PRESENTING TESTIMONY 
Planning Commission hearings often involve highly emotional issues.  It is important that all participants conduct 
themselves with courtesy, dignity and respect.  All persons who wish to present testimony must observe the following 
rules: 
 
1. When you come to the podium, first identify yourself and give your place or residence both orally and on the sign in 

sheet at the podium.  Commission meetings are audio and video tape-recorded and this information is required for the 
record. 

 
2. Address your testimony to the Chair. Conversation or debate between a speaker at the podium and a member of the 

audience is not permitted. 
 
3. Keep your testimony brief and to the point.  Speak about the proposal and not about individuals.  On occasion, the 

Chair may place time limits on testimony:  Focus testimony on the important parts of the proposal: do not repeat 
points made by others.  Please, no applauding or making comments from the audience during the testimony of others. 

 
4. Written testimony is encouraged so they can be distributed in the packets to the Planning Commission.  However, 

letters are most effective when presented at least a week in advance of the hearing.  Written testimony provided after 
the staff reports are distributed and up to the meeting will also be distributed to the Planning Commission but there 
may not be enough time to fully consider the information.  Mail should be directed to the Public Services Department, 
attention: Planning Commission Secretary. 

 
APPEALS 
If you are dissatisfied with any aspect of 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.  The appeal form is available at the Public Services 
Department and on the City’s web site.  If legitimate coastal resource issues related to our Local Coastal Program are 
raised in the appeal, there is no fee if the subject property is located with the Coastal Appeal Area.  If the property is 
located outside the Coastal Appeal Area, the fee is $250 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 and the City Zoning Ordinance.  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. 



Planning Commission Meeting of September 20, 2010 Page 4 

This Agenda is available for copying at Mills Copy Center and at the Public Library 

 
HEARING IMPAIRED:  There are devices for the hearing impaired available upon request at the staff’s table. 
 
COPIES OF VIDEO, CD:  Copies of the video recording of the meeting may be obtained through AGP Video at (805) 
772-2715, for a fee.   
 
ON THE INTERNET:  This agenda may be found on the Internet at: http://www.morro-bay.ca.us/planningcommission 

http://www.morro-bay.ca.us/planningcommission�
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         (Complete audio- and videotapes of this meeting are available from the City upon request

 
) 

Veteran's Memorial Building 
Regular Meeting, 6:00 p.m. 

209 Surf Street, Morro Bay      
August 16, 2010 

 
  

Chairperson Nancy Johnson  
Vice-Chairperson Gerald Luhr                               Commissioner Michael Lucas  
Commissioner Jamie Irons                               Commissioner John Diodati 

Rob Livick, Secretary 
 
 
 
I. CALL MEETING TO ORDER 
Chairperson Johnson called the meeting to order at 6:00 p.m. 
 
II. PLEDGE OF ALLEGIANCE 
Luhr led the pledge. 
 
III. ROLL CALL 
Chairperson Johnson took roll and noted that all Commissioners are present.  
Staff Present:  Rob Livick, Kathleen Wold and Sierra Davis. 
 
IV.       ACCEPTANCE OF AGENDA 
Commissioners accepted the Agenda as presented. 
 
V. DIRECTOR’S REPORT/WRITTEN COMMUNICATIONS 
Rob Livick briefed the Commission on action taken at the August 9, 2010 City Council meeting and 
items scheduled for the August 23, 2010 City Council meeting. 
 
VI. PUBLIC COMMENT 
 
Ken Vesterfelt, resident of Morro Bay, announced that Officer Doug Collins, who is serving in Iraq is 
coming home earlier than anticipated and a reception will be held in his honor.  Mr. Vesterfelt also 
announced the successful launch of space capsules off Morro Bay by Space-X Company.  
 
Johnson announced that on Friday, August 27th from 5:30-730p.m. and on Saturday, August 28th from 1-
4p.m. are the Dahlia Days at the Community Center.  The dahlia is the City flower.   
 
VII.     CONSENT CALENDAR 

A. Approval of minutes from hearing held on July 19, 2010 as revised 
 Lucas moved to accept the minutes as revised.  Irons seconded the motion.  The motion 
carried 4-0-1.  Diodati abstained due to his absence from that meeting. 

 
B. Approval of minutes from hearing held on August 2, 2010 

Irons moved to approve the minutes.  Diodati seconded.  The motion carried 5-0. 
 
VIII. PRESENTATIONS - None 
 
IX. FUTURE AGENDA ITEMS 
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A. Staff presentation on the Affordable Housing Rehabilitation Program and general affordable       
housing issues. 

Commissioners reviewed future agenda items and did not add any new items. 
 
X. PUBLIC HEARINGS 

A. Site Location: 962 Piney Way 
Applicant:  Ed Holterhoff, Agent: David Brannon 
Request:  The applicant requests approval for an addition and remodel to an existing 
church building. The applicant proposes to develop the plan in two phases and the first 
phase will result in an addition of approximately 2,283 square feet and remodel of the 
existing structure and parking area. The property is not located in the Coastal 
Commission Appeals Jurisdiction.  
Recommended CEQA Determination: Categorically Exempt, Class 1, Section 15301. 
Staff Recommendation:

 

  Review and take action on the Coastal Development Permit 
#CP0-314 and Conditional Use Permit #UP0-281. 
Staff Contact:
 

  Sierra Davis, Assistant Planner, 772-6270. 

Davis presented the staff report. 
 
Commissioners asked staff to clarify the landscaping and the configuration of Piney Way to engineering 
standards.   
 
Livick clarified that all streets and roads are reviewed by the City Engineer prior to construction. 
 
Johnson opened the Public Hearing asking the applicant or their agent to address the Commission. 

• Applicant’s Architect, David Brannon, explained the proposed project design.  The goal of the 
design was intended to make the church more open and inclusive.   

• Applicant, Father Ed Holterhoff, thanked the Planning Department and Planning Commission for 
their work. Father Holterhoff explained the Church’s reasons for remodel to reflect the function 
of the Church, and for a more inclusive hospitality. 

• Ken Vesterfelt, parishioner of St. Timothy’s, is on the Planning & Renovation Committee and 
spoke regarding parking noting that there is seldom a problem with parking.   

 
Commissioners had discussion with the architect regarding: 

• Parking and how to present a better image to the street.  Architect David Brannon commented 
that the parking was not expanded due to a limited budget.  The site work will be completed in 
phase 2. 

• Landscaping plan and whether the tree replacement ratio condition is clear.  Concern was 
expressed that the condition as worded is not clear enough.  Taylor Newton, who maintains the 
Church landscaping, clarified that the tree replacement ratio will be on a one to one basis.  Livick 
clarified it is also a code requirement. 

• The drainage requirements. 
 
Johnson closed the public hearing and brought it back to the Commission for discussion. 
 
Commissioners continued discussion on the following: 
 

• Engineering conditions and whether the terminology might restrict future modifications.  Livick 
clarified it is not a concern because applicant is vested to the rules in place. 

• The dedication for the sidewalk.   
• The parking plan.   
• The Tree Replacement ratio and the channel island oak. 
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• The addition of permeable surfaces around the church. 
 
MOTION:  Luhr moved the Planning Commission conditionally approve the project with the following 
actions: 
 

A. Adopt the Findings included as Exhibit “A”, including findings required by the California 
Environmental Quality Act (CEQA); and  

B. Approve Conditional Use Permit, and Coastal Development Permit subject to the 
Conditions included as Exhibit “B” and the site development plans dated June 15, 2010 
with the following revised engineering conditions: 

a. Engineering condition 2: A dedication is required for the portion of the 
driveway/sidewalk and roadway that is not currently within the City’s right of 
way.  The owner shall provide a legal description for the dedication prepared by a 
Licensed Land Surveyor. The dedication shall be offered to the City prior to 
issuance of a building permit for any portion of the work on the site 

b. Engineering condition 4:  Sidewalk along the westerly frontage (Piney Way) is 
not feasible to install at the present time due to an existing retaining wall.  The 
applicant shall dedicate the required area for future sidewalk along Piney. And 
enter into an agreement with the City, for the installation of sidewalk.  The 
agreement shall specify that the sidewalk shall be installed when the existing 
masonry wall requires any substantial repairs or replacement to the satisfaction 
for the City Engineer. 

c. Engineering condition 6 with the added wording of “in conformance with the 
letter entitled ‘Request for Adjustment to Interim Stormwater Requirements’ and 
calculations entitled ‘Feasibility Analysis for Stormwater Treatment of Proposed 
Pavement Redevelopment Area’, both dated June 10, 2010 and submitted as part 
of the conditional Use Permit.   

d. Engineering condition 8 to express that street trees shall be replaced at a 
minimum of one to one basis and shall include the Channel Island Oak (Quercus 
tomentella) as a street tree. 

Lucas seconded the motion. 
 
The motion carried 5-0. 
 

B.        Site Location: State Park Marina located within the Morro Bay State Park at 10 State 
Park Road, Morro Bay, California  93442 in the Harbor zoning district. 
Applicant:  City of Morro Bay Harbor Department operating on behalf of the State Parks 
Department per the City of Morro Bay and Morro Bay State Park Marina Operating 
Agreement   Agent: Jack Malone, Ph.D  ANCHOR QEA, LLC  
Request:  Review and approve the Addendum to the Final State Park Marina Renovation 
and Enhancement Environmental Impact Report (EIR). At this time, the City is proposing 
to undertake a subset of activities, described in the Final EIR, that focus on maintenance 
dredging, rehabilitating the kayak launch ramp, installing a vessel pump out station on an 
existing floating dock, and maintaining the existing rock slope protection incidental to 
dredging.  The Final EIR analyzed all impacts associated with the currently proposed 
project.  Because several years have passed since the Final EIR was adopted, the City has 
prepared an addendum to document minor changes to the project description and to 
confirm that the currently proposed project will not result in new or increased impacts to 
the environment.  The currently proposed project will result in fewer impacts than the 
proposed project from the 2008 EIR would have produced and no new mitigation 
measures have been identified for the currently proposed project.  This addendum to the 
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2008 Final EIR will thus be the final document required to satisfy the City’s compliance 
with the California Environmental Quality Act (CEQA).  
Recommended CEQA Determination: Certify an Addendum to the previously adopted 
EIR (SCH # 2005021104) for the State Park Marina Renovation and Enhancement 
Project.   
Staff Recommendation:  Certify the Addendum. 
Staff Contact:

 
  Kathleen Wold, Planning Manager, 772-6211. 

Wold presented the staff report. 
 
Johnson opened the Public Hearing asking the applicant or their agent to address the Commission. 

• Applicant’s Agent, Jack Malone of Anchor QEA, said he was available to answer questions 
about the marina.  

• Bill Lafay, member of the Harbor Commission, spoke in favor of the project and encouraged the 
City of Morro Bay and Planning Commission to support this project.   

 
Commissioners had discussion with Applicant regarding: 

• Location of proposed work. 
• The merits of mechanical dredging versus hydraulic dredging. 
• The requirements for a spill prevention plan. 
• The timeframe and project schedule.  Malone clarified they will seek five year permits from 

agencies like Corps of Engineers and the Water Board.  This is the maximum time frame they 
will issue for maintenance-type projects. 

• Launch ramp design.  
• The disrepair of channel markers.  Eric Endersby of the Harbor Department clarified the channel 

markers are the responsibility of the concessionaire which is Associated Pacific.  The channel 
markers will be temporarily moved during the dredging work. 

• Removal of rock from the north slope. 
• Proposed dredge plan and amount of cubic yards dredged. 
• Type of diesel fuel and requirements for emissions standards. 

 
Johnson closed the public hearing. 
 
Commissioners discussed their support for the project including the need for maintenance dredging and 
maintaining air quality. 
 
MOTION:  Irons moved the Planning Commission certify the Addendum to the Final Environmental 
Impact Report (EIR) for the State Park Marina Renovation and Enhancement Project finding that 
mitigations have been incorporated into the Addendum which mitigate or avoid all significant 
environmental effects.   
Lucas seconded the motion. 
 
The motion carried 5-0. 
 
XI. OLD BUSINESS 

A. Current Planning Processing List/Advanced Work Program 
Commissioners discussed with staff the projects to be discussed for the next Planning Commission 
meeting. 
 
XII. NEW BUSINESS  

A.  Presentation from the Morro Bay Volunteer Tree Committee on the update of the City of 
Morro Bay’s Master Tree list.   
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Livick clarified for the Commissioners that according to the City’s Municipal Code any updates to the 
master tree list must come before the Planning Commission.  Recommendations for changes are then 
forwarded to the City Council. 
 
Tree Committee members Taylor Newton, Wally McCray and Noah Smukler were present to give an 
update on the City’s Master Tree List.  Taylor Newton explained that the list is used for street trees for 
streets and public rights-of-way. The list has been divided into three small sub-lists which include: the 
street tree list, open space and parks list, private residence and gray water reclamation list. 

 
Commissioners had discussion with the Tree Committee representatives regarding: 

 
• The three separate sub lists and the variety of species appropriate for each sub list. 
• Whether the tree lists are mandatory or advisory.  Newton confirmed for the private 

residence and gray water list, it only advisory.  Livick also clarified that individuals desiring 
a certain tree can seek approval from the City Engineer.  

• Wally McCray noted the goal was to reorganize and update the tree list since it had not been 
updated in years. 

• The need to have trees which reflect minimum maintenance, are drought resistant, easy to put 
in, and have a long life. 

 
MOTION:  Diodati moved the Planning Commission review and forward the updated list with the 
removal of the Mexican fan palm and the blue gum eucalyptus and forward it to City Council with our 
recommendation to approve. 
Luhr seconded the motion. 
 
Commissioners discussed the pros and cons of removing the blue gum eucalyptus tree from the Tree List 
based on the sentimental history of the tree versus the invasive, messy nature of the tree. 
 
The motion carried 4-1.  Lucas dissented. 

 
XIII.    ADJOURNMENT 
Johnson adjourned the meeting at 9:20 p.m. to the next regularly scheduled Planning Commission 
meeting at the Veterans Hall, 209 Surf Street, on Tuesday, September 7th , 2010 at 6:00 p.m. 
 
 
 
 
                                                                                               _______________________________ 

            Nancy Johnson, Chairperson 
 
 
ATTEST: 
 
____________________________ 
Rob Livick, Secretary 
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Veteran's Memorial Building 
Regular Meeting, 6:00 p.m. 

209 Surf Street, Morro Bay      
September 20, 2010 

 
  

Chairperson Nancy Johnson  
Vice-Chairperson Gerald Luhr                               Commissioner Michael Lucas  
Commissioner Jamie Irons                               Commissioner John Diodati 

Rob Livick, Secretary 
 
 
 
I. CALL MEETING TO ORDER 
Chairperson Johnson called the meeting to order at 6:00 p.m. 
 
II. PLEDGE OF ALLEGIANCE 
Lucas led the pledge. 
 
III. ROLL CALL 
Chairperson Johnson took roll and noted that all Commissioners are present.  
Staff Present:  Rob Livick, Kathleen Wold and Sierra Davis. 
 
IV.       ACCEPTANCE OF AGENDA 
Luhr moved to accept the Agenda and Irons seconded the motion.  The motion passed unanimously.   
 
V. DIRECTOR’S REPORT/WRITTEN COMMUNICATIONS 
Rob Livick announced the draft Environmental Impact Report for the Wastewater Treatment Plant 
upgrade project is now available for public comment.  An online copy is available at 
www.ceqapost.com/member/morro-bay and an online copy will be available at the City’s website 
www.morro-bay.ca.us tomorrow September 21st.  Commissioners discussed with staff their concern to 
make sure adequate time is available for public comment at the October 4th Planning Commission 
meeting. 
 
Livick also briefed the Commission on action taken at the August 23, 2010 City Council meeting and 
items scheduled for the September 13, 2010 City Council meeting. 
 
VI. PUBLIC COMMENT – None. 
 
VII.     CONSENT CALENDAR 

A. Approval of minutes from hearing held on August 16, 2010 
Diodati requested that dissenting votes detail the name of the Commissioner.  
Lucas asked to modify page 3, Item A-a which lists a condition to revise Engineering 
conditions 2 and 4 but does not specify how they were revised.  Staff clarified the conditions 
were recorded verbatim, but the revised Engineering conditions were done in written form.   

 
VIII. PRESENTATIONS - None 
 
IX. FUTURE AGENDA ITEMS 

http://www.ceqapost.com/member/morro-bay�
http://www.morro-bay.ca.us/�
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A. Staff presentation on the Affordable Housing Rehabilitation Program and general affordable       
housing issues. 

Commissioners reviewed future agenda items and did not add any new items. 
 
X. PUBLIC HEARINGS 
 A.  Site Location: 307 Morro Bay Blvd. 

Applicant:  John and Martha Woodmansee 
Request:  The applicant requests approval for a change in use for existing facilities from retail to 
a wine tasting room. The wine tasting room will be utilized for wine tasting and retail for wine 
and wine related products. A sign program and permission to hold occasional events are also 
included in the proposal. The property is not located in the Coastal Commission Appeals 
Jurisdiction.  
Recommended CEQA Determination: Categorically Exempt, Class 1, Section 15301. 
Staff Recommendation:

 
  Review and take action on the Conditional Use Permit #UP0-299. 

Staff Contact:
 

  Sierra Davis, Assistant Planner, 772-6270. 

Davis presented the staff report. 
 
Johnson opened the Public Hearing asking the applicant or their agent to address the Commission. 

• Applicant John Woodmansee, explained his proposed project.   
• Bob Tefft, resident of Morro Bay noted there are two other wine tasting rooms in Morro Bay. 
• Tom Laurie, resident of Morro Bay was concerned about noise restrictions that staff applied to 

this permit and thinks they should not apply.   
 
Johnson closed the public hearing and brought it back to the Commission for discussion. 
 
Commissioners continued discussion on the following: 

• Whether to require a review period on the project after a year; 
• Concern about need for public facilities if a large crowd of people are present; 
• The number of people anticipated at movie nights and if there is a need to place restrictions on 

the number of events held per month; and 
• Concern about complaints from neighbors over noise and whether a complaint-driven 

enforcement mechanism might be preferable. 
 
MOTION:  Luhr moved the Planning Commission conditionally approve the project by adopting a 
motion including the following actions: 

A. Amend General Plan and Local Coastal Plan consistency to read Commission must 
review the project for consistency with the Municipal Code, Local Coastal Plan, 
California Coastal Act and Waterfront Master Plan. Staff has reviewed the proposal and 
found the proposed business to be consistent with the above mentioned documents and 
City standards; and 

B. Approve Conditional Use Permit, subject to the Conditions included as Exhibit “B” and 
the site development plans dated August 27, 2010 with the amendment to the conditional 
use permit finding Item C that the proposed business will not be injurious or detrimental 
to property and improvements in the neighborhood or the general welfare of the City. 

 Lucas seconded the motion. 
 
Irons asked staff to clarify the parking requirement for applicant.  Staff clarified that in order for the 
Applicant to be eligible to pay the parking in-lieu fee, the Planning Commission would need to grant 
that in the motion. 
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Luhr amended the motion to allow one parking space to be paid with parking in-lieu fees.  Lucas 
accepted the amendment. 
 
The motion carried 5-0. 
 

B.  Site Location: 395 Acacia 
Applicant:  Robert and Olivia Tefft 
Request:  The project consists of the demolition of an approximately 1,825 square foot residence 
located in the R-2 Duplex Residential Zoning District.  No replacement structures are proposed. 
Recommended CEQA Determination: Mitigated Negative Declaration 
Staff Recommendation:  Review and take action on the Mitigated Negative Declaration and 
Coastal Development Permit (CP0-320) 
Staff Contact:

 
  Kathleen Wold, Planning Manager, 772-6211. 

Wold presented the staff report. 
 
Johnson opened the Public Hearing asking the applicant or their agent to address the Commission. 

• Applicant Tish Tefft explained the background on the property. 
• Applicant Bob Tefft asked the Planning Commission to find that the project is exempt from the 

requirements for a Coastal Development Permit because it is an improvement to an existing 
single family dwelling in a residential area.  He also requested that the Commission find that an 
environmental review is not required because there is no evidence that archaeological materials 
exists at this site and to limit mitigation measures to ¾ of 1 percent of the project cost which is 
the maximum allowed under state law.  Mr. Tefft also stressed that when the presence of historic 
archaeological resources is determined, that the level of significance and uniqueness are also 
considered.  
 

Commissioners had discussion with Applicant regarding: 
• The need for archaeological sensitivity with regard to ground-disturbing activity.  Staff clarified 

that when there is ground disturbing activity such as demolition and removal of a foundation, a 
monitor is required.   

• What constitutes ground disturbing activity in regards to the proposed project and what the plan 
is for demolition. If the foundation concrete is not removed, then a monitor would not be 
required.  Mr. Tefft clarified that their intent is to leave a portion of the concrete in place with 
pavers placed over it.  They have received a demolition bid, but do not have specific information 
regarding the demolition technique yet. 

• Mr. Tefft urged the Commission to define the criteria for what would be considered historically 
significant and unique.  Commissioners addressed Mr. Tefft’s requests by indicating that there is 
insufficient information to overturn staff’s recommendation on both the project and the 
associated environmental. 

 
Johnson closed the public hearing. 
 
Commissioners discussed: 

• The need for a better mechanism to evaluate these projects, or a way to know in advance they 
would be required to have a monitor present. 

• The site’s proximity to an archaeological site and the confidential nature of those disclosures 
when people buy property who may be unaware of additional environmental review 
requirements. 

• Whether to define demolition as an improvement as the Applicant suggested and therefore 
exempt from CEQA.  
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MOTION:  Lucas moved the Planning Commission accept staff recommendation and conditionally 
approve the project by adopting a motion including the following actions:  
 

A. Adopt the Findings for Approval included as Exhibit “A” of the staff report for the 
Administrative Coastal Development Permit; and the findings required by the California 
Environmental Quality Act (CEQA); and  

B. Approve Coastal Development Permit, subject to the Conditions included as exhibit “B” 
and plans dated March 15, 2010. 

Diodati seconded the motion. 
 

• Mr. Tefft requested to speak and Chairperson Johnson recognized the Applicant.  Mr. Tefft 
requested that the Municipal Code be amended to eliminate the requirement to do an initial study 
since the Initial Study report has no further impact on the planning process. 

 
The motion carried 5-0. 
 

C.  Site Location: 470 Sunset Court 
Applicant:  Doug and Kathy Claassen Agent: A.M. Scott Construction 
Request:  The applicant requests a variance for an existing 1’2” encroachment of the garage into 
the front yard setback.   
Recommended CEQA Determination: Categorically Exempt, Class 1, Section 15301. 
Staff Recommendation:  Review and take action on the Variance #AD0-057. 
Staff Contact:

 
  Sierra Davis, Assistant Planner, 772-6270. 

Davis presented the staff report. 
 
Johnson opened the Public Hearing asking the applicant or their agent to address the Commission. 

• Applicant’s Agent, Art Scott of A.M. Scott Construction spoke briefly to say their request is to 
remodel the house.   

 
Staff clarified the variance request needs to be resolved prior to issuance of a building permit for a 110 
square foot addition.     
 
Johnson closed the public hearing and brought it back to the Commission for discussion. 
 
Commissioners discussed the front yard setback and noted this does not affect the side yard impacts, so 
it would not impact neighboring properties.  Commissioners agreed that due to the unfortunate 
surveying error, in this case the variance request is appropriate.   
 
MOTION:  Lucas moved to conditionally approve the variance allowing the existing 1’2” extension of 
the western corner of the garage into the front yard setback by adopting a motion including the 
following action by adopting a motion including the following actions:  
 

A. Adopt the Findings included as Exhibit “A”, including findings required by the California 
Environmental Quality Act (CEQA); and  

B. Approve Conditional Use Permit, subject to the Conditions included as Exhibit “B” and 
the site development plans dated August 27, 2010. 

Irons seconded the motion. 
 
The motion carried 5-0. 
 
XI. OLD BUSINESS 
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A. Current Planning Processing List/Advanced Work Program 
Commissioners had no discussion.   
 
XII. NEW BUSINESS – Irons requested the Commission agendize for discussion the current format 
of the agenda and whether the wording of staff recommendation under public hearing items should be 
modified to reflect the actual staff recommendation.  Commissioners discussed and agreed to modify the 
wording of future agendas to state either approve or deny. 
 
XIII.    ADJOURNMENT 
Johnson adjourned the meeting at 9:50 p.m. to the next regularly scheduled Planning Commission 
meeting at the Veterans Hall, 209 Surf Street, on Monday, October 4th , 2010 at 6:00 p.m. 
 
 
 
 
                                                                                               _______________________________ 

            Nancy Johnson, Chairperson 
 
 
ATTEST: 
 
____________________________ 
Rob Livick, Secretary 
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