
 
 

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 is dedicated to the preservation and enhancement of the quality of life.   
The City shall be committed to this purpose and will provide a level of municipal service and safety  

consistent with and responsive to the needs of the public. 
 
 

Regular Meeting - Wednesday, February 15, 2012 
Veteran’s Memorial Building - 6:00 P.M. 

209 Surf Street, Morro Bay, CA 
 

Chairperson Rick Grantham 

Vice-Chairperson John Solu  Commissioner John Fennacy 

                Commissioner Paul Nagy       Commissioner Jessica Napier 

 

 

ESTABLISH QUORUM AND CALL TO ORDER  

MOMENT OF SILENCE / PLEDGE OF ALLEGIANCE 

PLANNING COMMISSIONER ANNOUNCEMENTS 

 

PUBLIC COMMENT PERIOD 

Members of the audience wishing to address the Commission on matters other than scheduled hearing 

items may do so at this time. Commission hearings often involve highly emotional issues.  It is important 

that all participants conduct themselves with courtesy, dignity and respect. All persons who wish to 

present comments must observe the following rules to increase the effectiveness of the Public Comment 

Period: 

 When recognized by the Chair, please come forward to the podium and state your name and 

address for the record. Commission meetings are audio and video recorded and this information is 

voluntary and desired for the preparation of minutes. 

 Comments are to be limited to three minutes so keep your comments brief and to the point. 

 All remarks shall be addressed to the Commission, as a whole, and not to any individual member 

thereof. Conversation or debate between a speaker at the podium and a member of the audience is 

not permitted. 

 The Commission respectfully requests that you refrain from making slanderous, profane or 

personal remarks against any elected official, commission and/or staff. 

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

cheering. 

 Any disruptive activities that substantially interfere with the ability of the Commission to carry out 

its meeting will not be permitted and offenders will be requested to leave the meeting. 

 Your participation in Commission meetings is welcome and your courtesy will be appreciated. 

 

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 

meeting, please contact the Public Services’ Administrative Technician at (805) 772-6261.  Notification 24 

hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to 

this meeting. There are devices for the hearing impaired available upon request at the staff’s table. 
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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. 

 

A. CONSENT CALENDAR 

 

A-1 Approval of minutes from Planning Commission meeting held on January 18, 2012 

Staff Recommendation: Approve minutes as submitted. 

 A-2 Meeting Days and Agenda Packet Preparation 

  Staff Recommendation: Receive information and file. 
 

B. PUBLIC HEARINGS  

 Public testimony given for Public Hearing items will adhere to the rules noted above under the 

Public Comment Period. In addition, speak about the proposal and not about individuals, focusing 

testimony on the important parts of the proposal; not repeating points made by others. 

 

B-1 Case No.: #CP0-349, #UP0-316, # S00-107 

Site Location: 1885 Ironwood Avenue 

 Applicant/Project Sponsor: Morro del Mar Properties LLC / Cathy Novak   

Request: The applicant proposes to subdivide one 0.92-acre parcel (APN # 068-231-018) 

into 15 lots for the development of 14 townhouse residences between 1,099 and 2,059 

square feet each, and one 19,416-square foot common area lot.  All townhouses would be 

clustered in three separate two-story building structures.  The common lot would include a 

shared driveway along the perimeter of the parcel and common walkways, guest parking, 

trash enclosure, landscaping and general open areas in between and around the buildings. 

CEQA Determination: Mitigated Negative Declaration, State Clearinghouse 

#2011121046  

Staff Recommendation: Conditionally Approve Coastal Development Permit #CP0-349, 

Conditional Use Permit #UP0-316, and Vesting Tentative Parcel Map #S00-107 and adopt 

Mitigated Negative Declaration. 

Staff Contact: Kathleen Wold, Planning and Building Manager (805) 772-6211 

 

C. UNFINISHED BUSINESS 

 

C-1 Current and Advanced Planning Processing List 

 Staff Recommendation: Receive and file. 

 

D. NEW BUSINESS   

 

D-1 Discussion of topics for the Joint City Council/Planning Commission meeting scheduled for 

February 28, 2012 

 

D-2 Review the City of Morro Bay’s Draft Bicycle and Pedestrian Plan and forward a 

recommendation to the City Council. 
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E. DECLARATION OF FUTURE AGENDA ITEMS  
 

F. ADJOURNMENT 

Adjourn to the next regularly scheduled Planning Commission meeting at the Veteran’s Memorial 

Building, 209 Surf Street, on Wednesday, March 7, 2012 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 Public Services Department, 955 Shasta Avenue, for any revisions or call 

the department at 772-6261 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 Public Services 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 Public Services Department, Planning Division. 

Materials related to an item on this Agenda are available for public inspection during normal business 

hours in the Public Services Department, at Mill’s/ASAP, 495 Morro Bay Boulevard, or the Morro Bay 

Library, 695 Harbor, Morro Bay, CA 93442. Materials related to an item on this Agenda submitted to the 

Planning Commission after publication of the Agenda packet are available for inspection at the Public 

Services Department during normal business hours or at the scheduled meeting.   

 

This Agenda may be found on the Internet at: www.morro-bay.ca.us/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.morro-bay.ca.us/notifyme and follow the instructions. 

 

The Brown Act forbids the Commission from taking action or discussing any item not appearing on the 

agenda, including those items raised at Public Comment. In response to Public Comment, the Commission 

is limited to: 

 

1. Responding to statements made or questions posed by members of the public; or 

2. Requesting staff to report back on a matter at a subsequent meeting; or 

3. Directing staff to place the item on a future agenda. (Government Code Section 54954.2(a)) 

 

Commission meetings are conducted under the authority of the Chair who may modify the procedures 

outlined below.  The Chair will announce each item.  Thereafter, the hearing will be conducted as follows: 

 

1. The Planning Division staff will present the staff report and recommendation on the proposal being 

heard and respond to questions from Commissioners. 

 

2. The Chair will open the public hearing by first asking the project applicant/agent to present any points 

necessary for the Commission, as well as the public, to fully understand the proposal. 

 

3. The Chair will then ask other interested persons to come to the podium to present testimony either in 

support of or in opposition to the proposal. 

 

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

testimony.  Thereafter, the Chair will close the public testimony portion of the hearing and limit further 

discussion to the Commission and staff prior to the Commission taking action on a decision. 
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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 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 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. 



               

 

 

                                                          

 

 

SYNOPSIS MINUTES - MORRO BAY PLANNING COMMISSION 

REGULAR MEETING – JANUARY 18, 2012 

VETERANS MEMORIAL HALL – 6:00 P.M. 

 

Chairperson Grantham called the meeting to order at 6:00 p.m. 

 

PRESENT: Rick Grantham    Chairperson 

  John Solu    Vice-Chairperson 

  Jamie Irons    Commissioner 

  Paul Nagy    Commissioner 

  Jessica Napier    Commissioner 

 

STAFF: Rob Livick    Public Services Director 

  Kathleen Wold   Planning and Building Manager 

 

 

ESTABLISH QUORUM AND CALL TO ORDER 

MOMENT OF SILENCE / PLEDGE OF ALLEGIANCE 

PLANNING COMMISSIONER ANNOUNCEMENTS  

PUBLIC COMMENT – None. 

PRESENTATIONS  

 

Unless an item is pulled for separate action by the Planning Commission, the following actions 

are approved without discussion. 

 

A.  CONSENT CALENDAR 

 

A-1 Approval of minutes from the Planning Commission meeting held on January 4, 2012 

 

STAFF RECOMMENDATION:  Approve minutes as submitted. 

 

Commissioner Irons asked to pull Item A-1.  Irons requested, for clarification, that the minutes 

be corrected to include that Rob Livick stated that since there has not been a recorded map, then 

it would not render the property unusable.  

 

MOTION:  Commissioner Irons moved to approve the minutes as corrected.  The motion was 

seconded by Commissioner Solu and carried unanimously.  (5-0) 

 

B. PUBLIC HEARINGS  

 

B-1 Case No.: #AD0-068 

 Site Location: 2890 Ironwood 

AGENDA ITEM:    A-1                 

 

DATE:           February 15, 2012                   

 

ACTION:     
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 Applicant/Project Sponsor: Darrick and Sara Danta / Cathy Novak 

 Request: Requesting variance for the front and two side yard setbacks. The stairway  

from the front entry is 1.25’ into the required front setback, the exterior side (northern) 

deck is a zero setback and the interior side (south) is currently 9” from the property line.  

The applicant proposes to modify the south side deck so that the portion of the deck that 

exceeds 30” above grade will be two feet from the property line.   

 CEQA Determination: Categorically Exempt Section 15305, Class 5   

 Staff Recommendation: Conditionally approve #AD0-068  

 Staff Contact: Kathleen Wold, Planning and Building Manager (805) 772-6211 

 

Chairperson Grantham recused himself from the meeting due to being within 500 feet. 

 

Wold presented the staff report. 

 

Commissioner Solu opened the Public Comment period. 

 

Cathy Novak, Applicant’s Representative, spoke regarding the variance request and urged the 

Commission to support the variance request for all of the setbacks.  

 

Karen Zelesny, neighbor of Applicant, spoke against the request.  She stated the work done does 

not comply with what the City allowed which was a free standing structure 30 inches above 

grade.  This was built without permits and now a variance is requested.  If the City allows this, a 

precedent will be set of people wanting a wraparound porch.  Ms. Zelesny stated her property is 

a Morro Bay landmark home and urged the Commission to protect landmark homes.   

 

Fran Zelesny, mother of neighbor, spoke vehemently against the variance request.  She expressed 

concern about the fire danger of the Applicant’s home being built right on the property line.  She 

stated Applicant should not be rewarded and urged the Commission not allow favoritism.   

 

Hearing no further comment, Commissioner Solu closed the Public Comment period.  

 

Commissioners discussed with staff: 

 

 The wrap around deck issue and whether that could start a precedent.  Wold clarified that 

the findings specifically identify the unique characteristics of the property to north and in 

addition referenced the memo of the City Attorney which references specific incidences.   

 

 The issuance of a building permit without zoning clearance. 

 

 The applicant’s proposal of a 3 foot deck to replace an existing 5 foot deck which gives 

the equivalent of a 2 foot setback.   

 

 The neighbor’s fire liability by having a small setback.  With the porch setback reduced, 

the separation is increased to 7 feet which would relieve the neighbor of fire liability. 
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Wold clarified that the building code does allow properties to build closer to the property line 

than the zoning code would allow. 

 

Commissioners further discussed: 

 

 The uniqueness of this property due to the erroneous issuance of a building permit.  

Commissioner Nagy stated the Applicant’s proposal to cut the deck back and put in fire 

construction is a good compromise and spoke in favor of allowing the applicant to 

encroach 1 foot into the setback.  Commissioner Napier agreed and stated allowing 

access to the yard is a good thing. 

 The fire liability and whether allowing a reduced setback triggers any liability 

 The difference in setback rules of 3 feet versus 5 feet. 

 

Commissioner Solu asked Wold to specify the setback rules regarding 3 feet to 5 feet.  Wold 

stated that the Applicant is allowed 2 feet encroachment, but is asking for 3 feet encroachment, a 

difference of 1 foot. 

This is along the south side but on the north side, she is being allowed to go to a 0 foot setback 

because the neighboring property is not a developable lot. 

 

The Applicant’s proposal is for a reduction of the setback required pursuant to the Zoning 

Ordinance from 3 to 2 feet.  The building code allows a 2 foot setback as long as specific 

building construction methodology is utilized to allow proper fire separation.  Staff does not feel 

this increases fire concerns to neighbors.   

 

The City Attorney submitted a memo stating that due to a detrimental reliance on the City’s prior 

issuance of a permit, a variance should be granted.    

 

Commissioner Irons further discussed with Wold the variance request and the 2 versus 3 foot 

deck setbacks and whether the deck would be usable as a deck or walkway at a 2 foot width.   

 

Commissioners Napier and Nagy expressed support for the 1 foot variance.  

 

MOTION:   Commissioner Nagy made a motion to conditionally approve this variance only for 

this deck to within 2 feet of the property line and building with non-combustible 

material as proposed allowing a one foot variance and including findings in Exhibit 

A and the City Attorney’s memo, subject to the modified conditions of approval as 

stated in Exhibit B.  The motion was seconded by Commissioner Napier.   

 

Commissioner Irons stated that a 2 foot deck, allowing a 1 foot variance on the south side, giving 

a 7 foot separation from the deck to the structure is important for the neighbor as far as fire 

safety.  Irons further stated that considering this was a permit that was approved in error, this is a 

reasonable resolution and can support this. 

 

Commissioner Solu stated support for the Applicant’s request.   

 

VOTE: The motion passed unanimously 4-0. 
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Chairperson Grantham rejoined the meeting at 7:05pm. 

 

UNFINISHED BUSINESS 

 

C-1 Current and Advanced Planning Processing List 

   Staff Recommendation: Receive and file. 

 

Livick clarified for Commission that no hearing items will be ready for the next meeting due to 

administrative permits being processed. 

 

MOTION: Chairperson Grantham moved to cancel the February 1, 2012 Planning 

Commission meeting due to a lack of agenda items.  Commissioner Nagy seconded and the 

motion carried unanimously.  (5-0).   

 

Wold reviewed the Work Program with Commissioners.   

 

NEW BUSINESS  

 

D-1 Appoint a Planning Commissioner to fill the position on the Subdivision Ordinance 

Subcommittee vacated by Commissioner Irons. 

Staff Recommendation:  Appoint a replacement commissioner to Subdivision 

Ordinance Subcommittee.   

 

Commissioner Nagy explained the current status of the subdivision ordinance review.   

 

Commissioner Napier agreed to join Commissioner Nagy on the committee. 

 

MOTION: Chairperson Grantham moved to appoint Commissioner Napier to the Subdivision 

Ordinance Subcommittee.  Commissioner Solu seconded the motion carried unanimously. (5-0). 

 

D-2 Discussion regarding attending the March 2012 Planner’s Institute.    

 Staff Recommendation:  Discuss and submit request to City Council for consideration. 

 

Commissioners agreed to request Council approval for all Commissioners to attend the 2012 

Planner’s Institute.   

 

   

DECLARATION OF FUTURE AGENDA ITEMS  

 

Commissioner Irons requested to agendize that item under new business to vote Commissioner 

Nagy as the new subcommittee member not alternate for General Plan/LCP subcommittee. 

Livick suggested this item be added to the next joint City Council/ Planning Commission 

meeting.  Chairperson Grantham agreed if the joint meeting is held before March, otherwise it 

will be put on the Planning Commission agenda.  
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ADJOURNMENT 

 

The meeting adjourned at 7:20 pm to the next regularly scheduled Planning Commission meeting 

at the Veteran’s Hall, 209 Surf Street, on Wednesday, February 15, 2012 at 6:00 pm. 

 

 

 

 

        ____________________________ 

            Rick Grantham, Chairperson 

 

 

ATTEST: 

 

 

____________________________ 

Rob Livick, Secretary  
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Staff Report 
 
TO:   Planning Commission       DATE:  February 15, 2012 

FROM:  Kathleen Wold, Planning and Building Manager 

 

SUBJECT: Request to construct a 14 unit townhouse project utilizing the community 

housing regulations at 1885 Ironwood.  The project consists of a Tentative 

Subdivision Map (S00-107), Use Permit (UP0-316) and Coastal 

Development (CP0-349). 

 

RECOMMENDATION:  

CONDITIONALLY APPROVE THE PROJECT by making the following motion: 

  

A. Adopt the Mitigated Negative Declaration (SCH #2011121046). 

B. Adopt the Findings included as Exhibit “A”; and 

C. Forward a favorable recommendation to City Council for Conditional Use Permit #UP0-

316, Coastal Development Permit #CP0-349, and Subdivision #S00-107 subject to the 

Conditions included as Exhibit “B” and the site development plans dated February 6, 

2012.  

 

PROJECT DESCRIPTION: 

The applicant proposes to subdivide one 0.92-acre parcel (APN # 068-231-018) into 15 lots for the 

development of 14 townhouse residences between 1,099 and 2,059 square feet each, and one 19,416-

square foot common area lot.  All townhouses would be clustered in three separate two-story building 

structures.  The common lot would include a shared driveway along the perimeter of the parcel and 

common walkways, guest parking, trash enclosure, landscaping and general open areas in between and 

around the buildings. 

 

The project will result in the disturbance of the entire 0.92-acre site, including approximately 1,000 cubic 

yards of cut and 2,000 cubic yards of fill.  The project would include the removal of all existing 

structures, improvements, landscaping, and trees.  A combination retaining wall, vehicle and pedestrian 

guard is proposed along the western property line (up to nine feet in height as measured from the adjacent 

property, tapering to 2.5 feet in height) and along the northern property line (up to 7.5 feet in height as 

measured from the project site of the property line); the applicant requests height exception to allow a 

fence exceeding six feet.  The project would utilize existing city water and sewer connections, and 

stormwater drainage would connect to the existing catch basin running along Highway 41 (Atascadero 

Avenue).   

 

LEGAL DESCRIPTION(S) City of Morro Bay Rancho Morro Y Cayucos Portion of Lots 6 and 7 

APN(S) 068-231-018 

Zoning Multiple-Residential (R-4) District/Planned Development (PD) 

General Plan High Density/ Planned Development 

 

APPLICANT 
Morro del Mar Properties LLC, 7108 N. Van Ness, Fresno, CA 93711 

 

AGENT 

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

 

AGENDA NO. B-1 

 

MEETING DATE FEBRUARY 15, 2012 
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ATTACHMENTS 

A:  Findings 

B: Conditions 

C:  Graphics/Plan reductions 

D:  Environmental Documents and Correspondence. 

 

ENVIRONMENTAL DETERMINATION 
A Mitigated Negative Declaration was circulated from December 15, 2011 to January 14, 2012.  

Mitigations were recommended and accepted for Biology Resources, Cultural Resources, Geology/Soils, 

Hazardous and Hazardous Materials, Hydrology/Water Quality and Transportation.  The mitigations 

contained in this document have been incorporated into the conditions of approval.   

 

The City received three letters in response to the circulation of the environmental document.  A letter was 

received from Judy and William A. Johnson, Tim and Julie O’Donnell and Michael Wagoner.  The 

following is the high points of the letters. 

 

Party Issue 

Johnson Soil Stability--Concerned regarding soil stability resulting from grading/cutting and 

soil removal for the project.   

 Lot Coverage--Concerned about the change from ‘pastoral’ single family to high 

density multi-family.   

 Parking--Concerned about the large number of unit and their impacts to traffic and 

parking issues. 

 Variances—Concerned about lot coverage, open spaces requirements and setbacks are 

not in compliance with zoning ordinance 

  

O’Donnell Aesthetics—Concerns about mitigating lighting which would impact the adjacent 

condominiums.  Also concerned about the increased density.   

 Soils and Geology—Concerned about soil stability of upgrade soils associated with 

the vibration of the heavy equipment, soil removal.  Also concerned about water 

runoff. 

 Hydrology and Water Quality--Concerned about surface runoff and increased 

pollution to Morro Creek.   

 Land Use and Planning—Concerned about exceptions to lot coverage, open space 

requirements and setbacks.   

 Economic Impact—Concerned about the economic impact of the project on their 

property. 

  

Wagoner Aesthetics—Concerns about the design of the proposed development being 

inconsistent with the surrounding neighborhood. Additionally concerned about the 

increase in density, increase in light and glare.   

 Soils and Geology—Concerned about soil stability of upgrade soils associated with 

the vibration of the heavy equipment, soil removal.  Also concerned about water 

runoff. 

 Hydrology and Water Quality--Concerned about surface runoff and increased 

pollution to Morro Creek.   

 Land Use and Planning—Concerned about exceptions to lot coverage, open space 

requirements and setbacks.   

 

The following is the City’s response to the above concerns: 

 

Wagoner, January 14, 2012 
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1-1 While the proposed project would not match the style of adjacent established development, the 

overall architectural character would be compatible with urban development present in the area.  

The resulting progression of styles would not be substantially inconsistent with residential urban 

development with the area, and the City of Morro Bay.  Therefore, this impact remains less than 

significant. 

1-2 As noted in the Initial Study, the project would result in increased density and intensity of use at 

the site; however, adjacent uses include multi-family development, and the parcel is located 

within an urban area.  While the existing view would change, and would be noticeable to persons 

familiar with the area, overall the views from Highway 41 would be consistent with viewer 

expectations for residential and multi-family residential areas.   

1-3 As noted in the Initial Study, there will be an increase in lighting and glare at the project site, 

resulting in a potentially significant impact.  Mitigation measures AES/mm-1 and AES/mm-2 are 

recommended as conditions of approval to reduce the effects of additional lights and minimize 

glare from lighting sources and reflective surfaces.  While the lighting would be visible, 

requirements for lower intensity bulbs, shielded fixtures, focus of wall surfaces, and prohibition 

of highly reflective materials would minimize effects as seen from off-site properties and public 

roads.  Based on implementation of these measures, potential impacts resulting from light and 

glare would be less than significant. 

1-4 The proposed project was evaluated to determine if the proposed ordinance exceptions would 

result in significant adverse effects, including contribution to excessive traffic, congestion, noise, 

confusion, and interference.  In addition, the project was assessed to determine aesthetic and land 

use consistency.  As noted above (refer to response 1-1 and 1-2) the project would not be 

substantially inconsistent with surrounding urban residential uses or result in significant adverse 

impacts to aesthetics.  Pursuant to CEQA, no significant, unavoidable, adverse impacts were 

identified, and preparation of an Initial Study/Mitigated Negative Declaration does not require the 

analysis of alternatives (CEQA Guidelines Section 15071). 

1-5 A site specific Soils Engineering Report (GeoSolutions, Inc., 2010) was prepared for the project 

site, and the results were incorporated into the Initial Study/Mitigated Negative Declaration.  

Based on the results of the report, the project site is suitable for development, provided identified 

engineering recommendations are incorporated into the design and development of the site.  One 

of these features, addressing slope stability, includes retaining walls at the property boundary, as 

included in the project description.  In addition, mitigation measures GS/mm-1, GS/mm-2, and 

GS/mm-3 would be implemented to ensure compliance with the report recommendations and 

existing local and state building codes, and avoid significant adverse effects related to slope 

instability, soil erosion, and other geologic hazards including groundshaking both on and offsite.  

Therefore, this significant impact would be mitigated to less than significant.  In addition, as 

noted above (response 1-4), analysis of alternatives is not required. 

1-6 As noted above (response 1-4), analysis of alternatives is not required.  While reduction in 

impervious surfaces would reduce stormwater runoff, the Project Drainage Report and Hydraulic 

Design (Above Grade Engineering, Inc., 2011) was reviewed by the City and Caltrans to ensure 

that the proposed project would not result in significant adverse hydrology impacts.  As noted, 

long-term maintenance will be the responsibility of the property owner, and mitigation measure 

HWQ/mm-2 required preparation and implementation of a Storm Drainage and Storage System 

Maintenance Plan for review and approval by the City Engineer.  Maintenance is required to 

occur on an annual basis.  Mitigation measure HWQ/mm-3 requires incorporation of Low Impact 

Development (LID) measures, which would reduce stormwater runoff.  Therefore, this impact 

would be mitigated to less than significant. 

1-7 The project includes the use of an engineered stormwater system, which would direct runoff into 

drains fitted with inlet filters, which would filter oils and other pollutants from stormwater runoff 

generated at the project site, and avoid increased pollutant discharge into Morro Creek.  
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Incorporation of additional LID measures would include natural measures to filter stormwater 

onsite.  Therefore, this impact would be mitigated to less than significant. 

1-8 The project as proposed is utilizing the Planned Development procedures which provides for 

exceptions to the base zone districts regulations.  Under this process the Planning Commission 

will review the proposed exceptions to the base district and make a determination on whether or 

not they can make the necessary findings for approval.  If they find that they can make the 

findings and approval is given for the exceptions then the project will be in compliance with the 

City of Morro Bay’s Zoning Ordinance (Title 17). 

1-9 The potential effects of the proposed project were analyzed in an Initial Study issued by the City, 

in compliance with CEQA.   

 

O’Donnell, January 14, 2012 

 

2-1 Please note that the Initial Study/Mitigated Negative Declaration was issued by the City, not the 

project developer. 

2-2 As noted in the Initial Study, there will be an increase in lighting and glare at the project site, 

resulting in a potentially significant impact.  Mitigation measures AES/mm-1 and AES/mm-2 are 

recommended as conditions of approval to reduce the effects of additional lights and minimize 

glare from lighting sources and reflective surfaces.  While the lighting would be visible, 

requirements for lower intensity bulbs, shielded fixtures, focus of wall surfaces, and prohibition 

of highly reflective materials would minimize effects as seen from off-site properties and public 

roads.  Based on implementation of these measures, potential impacts resulting from light and 

glare would be less than significant. 

2-3 The project may block sunlight during part of the day, and may obscure some private views from 

the adjacent property; however, if "only a few private views" would be impacted or only "one or 

two people" expressing concerns about the visual aesthetic impacts, an agency may determine the 

impacts are not significant (Ocean View Estates Homeowners Association, Inc. v. Montecito 

Water District (2004) 116 Cal.App.4th 396).  Based on the location of the proposed development, 

the project would not adversely affect the private views of a large number of people; therefore, 

this impact remains less than significant. 

2-4 The proposed project was evaluated to determine if the proposed ordinance exceptions would 

result in significant adverse effects, including contribution to excessive traffic, congestion, noise, 

confusion, and interference.  Please refer to response 2-2 regarding increased light and glare.  The 

Initial Study/Mitigated Negative Declaration notes that the project would generate noise, but 

would not substantially increase noise levels in the immediate area.  In addition, the structure 

would partially block (and attenuate) transportation-related noise on Highway 41.   

2-5 A site specific Soils Engineering Report (GeoSolutions, Inc., 2010) was prepared for the project 

site, and the results were incorporated into the Initial Study/Mitigated Negative Declaration.  

Based on the results of the report, the project site is suitable for development, provided identified 

engineering recommendations are incorporated into the design and development of the site.  In 

addition, mitigation measures GS/mm-1, GS/mm-2, and GS/mm-3 would be implemented to 

ensure compliance with the report recommendations and existing local and state building codes, 

and avoid significant adverse effects related to slope instability, soil erosion, and other geologic 

hazards including groundshaking both on and offsite, and management of stormwater runoff and 

drainage.  Therefore, this significant impact would be mitigated to less than significant. 

2-6 The Project Drainage Report and Hydraulic Design (Above Grade Engineering, Inc., 2011) was 

reviewed by the City and Caltrans to ensure that the proposed project would not result in 

significant adverse hydrology impacts.  As noted, long-term maintenance will be the 

responsibility of the property owner, and mitigation measure HWQ/mm-2 required preparation 

and implementation of a Storm Drainage and Storage System Maintenance Plan for review and 

approval by the City Engineer.  Maintenance is required to occur on an annual basis.  Mitigation 

measure HWQ/mm-3 requires incorporation of Low Impact Development (LID) measures, which 
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would reduce stormwater runoff.  Therefore, this impact would be mitigated to less than 

significant. 

2-7 Pursuant to CEQA, no significant, unavoidable, adverse impacts were identified, and preparation 

of an Initial Study/Mitigated Negative Declaration does not require the analysis of alternatives 

(CEQA Guidelines Section 15071). 

2-8 The project includes the use of an engineered stormwater system, which would direct runoff into 

drains fitted with inlet filters, which would filter oils and other pollutants from stormwater runoff 

generated at the project site, and avoid increased pollutant discharge into Morro Creek.  

Incorporation of additional LID measures would include natural measures to filter stormwater 

onsite.  Therefore, this impact would be mitigated to less than significant. 

2-9 The project as proposed is utilizing the Planned Development procedures which provides for 

exceptions to the base zone districts regulations.  Under this process the Planning Commission 

will review the proposed exceptions to the base district and make a determination on whether or 

not they can make the necessary findings for approval.  If they find that they can make the 

findings and approval is given for the exceptions then the project will be in compliance with the 

City of Morro Bay’s Zoning Ordinance (Title 17). 

2-10 Note comment (economic impact concerns) not applicable to CEQA analysis, and may best be 

addressed by project applicant. 
 

Johnson, January 14, 2012 

 

3-1 A site specific Soils Engineering Report (GeoSolutions, Inc., 2010) was prepared for the project 

site, and the results were incorporated into the Initial Study/Mitigated Negative Declaration.  

Based on the results of the report, the project site is suitable for development, provided identified 

engineering recommendations are incorporated into the design and development of the site.  In 

addition, mitigation measures GS/mm-1, GS/mm-2, and GS/mm-3 would be implemented to 

ensure compliance with the report recommendations and existing local and state building codes, 

and avoid significant adverse effects related to slope instability, soil erosion, and other geologic 

hazards including groundshaking both on and offsite.  Therefore, this significant impact would be 

mitigated to less than significant. 

3-2 As noted in the Initial Study, the project would result in increased density and intensity of use at 

the site; however, adjacent uses include multi-family development, and the parcel is located 

within an urban area.  While the existing view would change, and would be noticeable to persons 

familiar with the area, overall the views from Highway 41 and surrounding areas would be 

consistent with viewer expectations for residential and multi-family residential areas.   

3-3 A Traffic Engineering and Circulation Analysis Study (OEG, 2011) was prepared for the project, 

and reviewed and approved by the City and Caltrans.  As noted in the Initial Study, the project 

would not result in a substantial amount of new traffic trips, and would not substantially increase 

offsite parking demands, but would contribute to existing conditions.  Standard mitigation would 

be implemented, including the applicant’s fair share fee contribution towards future road 

improvements.  This impact remains less than significant with mitigation incorporated. 

3-4 The project as proposed is utilizing the Planned Development procedures which provides for 

exceptions to the base zone districts regulations.  Under this process the Planning Commission 

will review the proposed exceptions to the base district and make a determination on whether or 

not they can make the necessary findings for approval.  If they find that they can make the 

findings and approval is given for the exceptions then the project will be in compliance with the 

City of Morro Bay’s Zoning Ordinance (Title 17). 

3-5 The potential effects of the proposed project were analyzed in an Initial Study issued by the City, 

in compliance with CEQA.   

 

BACKGROUND, PROJECT SETTING AND DESCRIPTION 

The existing site has a single family home with a small orchard and a privately owned well providing the 

water for the orchard.  The proposed project will demolish the single family residence, abandon the well 
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and remove the trees located on site.  The proposed project is located at the northwest corner of Highway 

41 and Ironwood Avenue in the city of Morro Bay.  The project is within the Medium Density Residential 

land use category, and is surrounded by single family residences to the east and west, a multi-family 

residential development to the north, and Highway 41 to the south.  Morro Creek runs roughly parallel to 

the southeast edge of Highway 41, and is bounded by intensive agricultural uses, including row crops and 

large orchards.  The project is currently developed with an existing residence, driveways, patio and 

parking areas, exterior walkways and a small private fruit tree orchard. 

 

1.  

 

 

 

 

 

 Project Characteristics 

 

Unit 

Number 

Number 

of 

Bedrooms 

Number 

of 

parking 

stalls 

provided 

in an 

attached 

garage to 

the unit 

Size of 

Unit  

Size of lot Garage Size Required 

Private Open 

Private 

Open 

Space 

Provided 

Required 

Open 

Space 

Open 

Space 

Provided 

1 2 2 1,794 2,059 425 269 311 807  

2 1 2 1,693 1,332 525 254 359 762  

3 3 2 2,132 1,434 535 320 323 1066  

4 3 2 2,132 1,434 535 320 323 1066  

5 1 2 1,693 1,331 525 254 359 762  

6 2 2 1,794 2,059 425 269 303 807  

7 2 2 1,410 1,706 532* 211 224 564  

8 3 2 1,680 1,099 490* 252 261 756  

9 3 2 1,680 1,109 490* 252 263 756  

10 2 2 1,291 1,174 433* 194 210 517  

11 2 2 1,291 1,174 433* 194 210 517  

12 3 2 1,680 1,109 490* 252 263 756  

13 3 2 1,680 1,099 490* 252 263 756  

14 2 2 1,378 1,630 553* 207 233 551  

Total       3,905 sq. 

ft. 

10,443 

sq. ft. 

10,476 

sq ft.** 

*Garages for these units do not meet Title 17 minimum requirements for a 20 foot wide two-car 

garage as the garages are only 19 feet wide. 

**Includes Private landscape areas, common landscape area, common contiguous open space and 

private spaces includes patios and balconies.   

 

Site Characteristics 
 

Site Area .9185 acres 

Existing Use Single Family house 

Terrain: Sloping 

Vegetation/Wildlife Orchard 

Archaeological Resources None known 

Access Ironwood Avenue 
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General Plan, Zoning Ordinance & Local Coastal Plan Designations 
 

General Plan/Coastal Plan 

Land Use Designation 

High Density Residential  

Base Zone District(s) Multiple-Residential (R-4) District 

Zoning Overlay District Planned Development 

Special Treatment Area N/A 

Combining District N/A 

Specific Plan Area N/A 

Coastal Zone Yes, non-appealable area 

 

Adjacent Zoning/Land Use 

 

North: Single Family Residential (R-

1) and Suburban Residential 

(R-A)  

East: Suburban Residential (R-A) 

South: Light Industrial/Planned 

Development/Interim 

Use/Environmentally 

Sensitive Area (M-1 (PD/I) 

ESH )  

West: Multiple Residential-Hotel-Professional 

/Planned Development (R-4/PD) 

 

REGULATIONS 

This project was submitted as a Planned Development project utilizing the Compact Infill Development 

regulations in relation to the subdivision proposal.   

 

Section 17.40.030 Planned development (PD) overlay zone provides a process for detailed and substantial 

analysis of development on parcels which, because of location, size or public ownership, warrant special 

review.  This overlay zone is also intended to allow for the modification of or exemption from the 

development standards of the primary zone which would otherwise apply if such action would result in 

better design or other public benefit. 

 

Section 16.10 Compact In-fill Development regulations which provide for projects which would result in 

the creation of lots with sizes smaller than those otherwise allowable under the Zoning Ordinance.  The 

Compact In-fill development states the following: 

 
A.  Residential small lot subdivisions, and planned unit developments provide a benefit to the community by 

expanding the range of choice of housing available. This alternate form provides ownership opportunities for 

those who may desire less space, less maintenance responsibility, or lower carrying costs than normally would 

be connected with single-family dwellings. A compact in-fill development project may serve as affordable 

housing and provide entry into the housing market for a household whose choice has previously been restricted 

by economic circumstance to the rental market. 

 

B. Compact in-fill development is designed and intended to: encourage creativity and innovation in the 

design of developments; provide for more efficient use of land; permit special consideration of 

property with outstanding natural or topographical features; facilitate use of the most appropriate 

construction techniques in the development of land; and, provide for any individual land use not 
otherwise specified elsewhere in this Ordinance.  By allowing developers to depart from "cookie 

cutter" lot forms and setback requirements, more creative use of open space and urban design is 

possible which allows for diversity in design, size, and style of homes. 
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C. There shall be no requirements for minimum lot width, lot coverage, yards and building setbacks 

requirements that apply to compact in-fill developments, except as noted below. Dimensional 

requirements shall be as proposed by the applicant of the compact in-fill development and as 

approved by the Planning Commission via a detailed site plan. 

 

EXCEPTIONS TO CODE REQUIREMENTS REQUESTED 

 

Setbacks  

 

The proposed 14 townhouse units are proposed to be clustered within three buildings with each building 

having multiple units separated by a narrow air space.  The applicant has requested exceptions to setback 

standards to allow real property lines to exist between the units. Although the proposed townhouse 

development would be indistinguishable from a similarly designed condominium or an apartment 

development (which would all be on one lot, and therefore not subject to internal setback requirements) 

the project must comply with the individual lot setback requirements or meet the criteria to allow for an 

exception.   

 

Because the applicant has requested to subdivide the property into individual fee-ownership lots rather 

than a more typical air-space condominium development 5-foot setbacks from property lines are required. 

Minimum interior side yard setbacks are required where real property lines exist between structures.  The 

project as proposed will not meet the required setbacks for each individual lot and therefore an exception 

has been requested to allow for zero side yard setbacks.  

 

In addition to the exception requested to allow for a reduction in side yard setbacks for each individual lot 

the applicant is also requesting an exception for the project as a whole to encroach into the required 15 

foot front yard setback along Ironwood.  The reduction requested is to allow the front yard setback to be 

reduced from 15 feet to 5 feet 6 inches.  This reduction will allow the applicant to maintain larger size 

units within the project while still meeting the requirements for open space and circulation.   

 

Lot size/Lot coverage 

 

The R-4 Zoning District allows for a maximum 60% lot coverage. Taking into consideration the entire 

site and the total building coverage the project has lot coverage is 50% and therefore is in compliance 

with Title 17 requirements.  The project does not meet this requirement on each individual lot.   

 

Minimum lot area per unit for R-4 property is 1800 square feet.  Although lots 1 through 14 do not 

provide 1800 square feet per unit individually when you calculate a proportional amount of the common 

lot the combination of square footage does meet the 1800 square foot standard. A separate requirement 

under the Compact Infill Development requires lots for attached townhouses to be a minimum of 1500 

square feet.  There are 4 lots which comply with this requirement.  There is also a requirement that the 

lots be a minimum of 25 feet wide there are also only 4 lots meetings this requirement.   

 

The applicant could enlarge the size of the lots by incorporating a portion of the common lot into each 

one of the fourteen lots; however it is the applicant’s preference to keep lot 15 as a separate lot under 

common ownership.   

 

Under the Compact In-fill subdivision rules all the lots are required to be a minimum of 25 feet in width.  

The project proposes only 4 lots which meet this requirement.  It would appear after reviewing the project 

that the reason a majority of the lots are undersized in width is to provide for larger units on lots 6, 14, 1 

and 7. In order to accomplish a subdivision with all lots meeting the minimum 25 foot width the applicant 

would need to reduce the number of units.   
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Exceptions 

Setbacks Required Project Specific  Notes 

Front Yard Setback - 

Ironwood 

15 feet 5’-6” feet – for all 

clusters of buildings. 

 

N/A 

Exterior Side Setback 

– Hwy 41 

20% of the average 

width of the lot 

with 15 foot 

maximum and 10 

foot minimum 

20’-8” feet – for all 

clusters of buildings. 

N/A 

Rear Yard Setback 5 feet except where 

abuts an R-1 or R-2 

zone, in which case 

the R-1 criteria 

applies. 

23’-2” feet – for all 

clusters of buildings. 

N/A 

Interior side setbacks 5 feet 29’-6” feet – for 

clusters of buildings. 

Exception needed to 

allow reduction of the 

side yard setbacks on 

the individual lots. 

Lot Coverage 60% 50% - for all clusters 

of buildings. 

Individual lots 

exceed lot coverage 

Exception needed to 

allow lot coverage on 

individual lots to 

exceed maximum 

Lot Size - 39,164 total 

Individual lots see 

above table 

Exception needed to 

allow individual lots 

to be under the 1500 

square foot minimum 

Private Open Space 3,499 3,898 N/A 

Open Space 10,442 10,476 N/A 

Parking 35 parking spaces  - 

One and one half 

spaces for the first 

bedroom plus one-

half space for each 

additional 

bedroom, not to 

exceed two spaces 

per unit, plus one 

guest parking space 

for each five units. 

Compact In-fill 

Development 

requires one half 

guest parking space 

for each unit in the 

development. All 

spaces except guest 

parking shall be 

covered.   

36 total parking 

spaces - 

28 covered parking 

spaces 

8 guest parking 

spaces 

 

An exception is 

needed to allow one 

uncovered parking 

space for units 2 and 7 

and to eliminate the 

requirement for ½ 

space per unit for 

guest parking.   
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CITY AFFORDABLE HOUSING REQUIREMENTS 

 

All new large residential developments are required to provide a minimum of one unit or 10% of the total 

number of units, whichever is greater, to be sold at rates affordable to families with incomes in the very-

low, low or moderate income ranges, depending on the needs of the City at the time of approval. Deed 

restrictions would require that the units be maintained at rates determined by the County to meet these 

affordability categories for a term of 30 years. Only when the developer can demonstrate to the 

satisfaction of the City that it is not feasible to develop the required affordable units on-site will the 

applicant be allowed to provide the units off-site, or to satisfy the requirement through the payment of in-

lieu fees. This project at a minimum will be required to provide 10% or 1.4 units.  Staff has conditioned 

the project to provide 1 unit on site and to pay an in lieu fee for the .4% of the unit.   

 

CONCLUSION 

The project as proposed and conditioned is consistent with the purpose of the Planned Development and 

Compact Infill regulations.  The project provides for a creative development on an existing underutilized 

site within the city which will provide for sale housing units of varying sizes in a comprehensive 

development project.  The project has utilized creative design along with minor exceptions to maximize 

the number of units on this High Density site to assist the City in meeting the City’s regional housing 

needs while still providing a project with thoughtful design and many amenities.    

 

Report prepared by: Kathleen Wold, Planning and Building Manager 
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EXHIBIT A 

 
FINDINGS 

1885 IRONWOOD AVENUE 

Tentative Subdivision Map (#S00-107), Use Permit (#UP0-316) and Coastal Development (#CP0-

349) 

 

Project Description: Subdivision of one 0.92-acre parcel (APN # 068-231-018) into 15 lots for the 

development of 14 townhouse residences between 1,099 and 2,059 square feet each, and one 19,416-

square foot common area lot.  All townhouses are clustered in three separate two-story building 

structures.  The common lot includes a shared driveway along the perimeter of the parcel and common 

walkways, guest parking, trash enclosure, landscaping and general open areas in between and around the 

buildings. 

 
California Environmental Quality Act (CEQA) 

 

That for purposes of the California Environmental Quality Act, for the project described as Morro Del 

Mar--Tentative Subdivision Map (S00-107), Use Permit (UP0-316) and Coastal Development Permit 

(CP0-349) a Mitigated Negative Declaration has been adopted finding that with the incorporation of 

mitigations the project will not have a significant effect on the environment. 

 

Conditional Use Permit (UP0-316) and Coastal Development Permit (CPO-349). 

 

A. That the project is an allowable use in its zoning district and is also in accordance with the certified 

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

 

B. The establishment, maintenance, or operation of the use applied for will not be detrimental to the 

health, safety, morals, comfort and general welfare of the persons residing or working in the 

neighborhood of such proposed use as the project is consistent with all applicable zoning and 

planning requirements; and 

 

C. The use will not be injurious or detrimental to property and improvements in the neighborhood or the 

general welfare of the City since the project, as conditioned, will be consistent with all applicable 

City regulations; and 

 

D.  That the Planning Commission has reviewed the project and considered both the Planned 

Development and Compact Infill Development criteris in that review. 

 

Compact In-fill Development 

 

A. Modification of development standards is warranted to promote orderly and harmonious 

development.  The modifications of development standards promotes a creative design which 

provides for maximation of the site.  

 

B. Modification of development standards will enhance the opportunity to best utilize special 

characteristics of an area and will have a beneficial effect on the area.  The project as designed will 

provide home ownership opportunities and allows the site to accommodate a larger number of units 

thereby fully utilizing the underutilitized  parcel.   
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C.  Benefits derived from the project cannot be reasonably achieved through existing development 

standards.  Existing developments standards promote larger stand alone development, comprehensive 

development with common space and reduced individual lot sizes can only be achieved through the 

Compact Infill Development. 

 

D.  Proposed plans, if any, offer certain redeeming features to compenstate for requested modifications.  

The project as proposed has additional benefits beyond those associated with standard development 

including common open space which offset the reduction in setbacks, lot coverage and number of 

parking. 

 

Subdivision Map Act Findings 

 

D. The proposed Vesting Tentative Tract Map to create 14 residential lots and one common lot is 

consistent with General Plan, Local Coastal Plan and the City’s Zoning Ordinance. 

 

E. The site is physically suitable for the type and density of development proposed because the site is 

zoned for R4 with a General Plan density of High Density Residential which would allow for 24 units 

on the site.   

 

F. The design of the subdivision and related improvements will not cause substantial environmental 

damage or substantially and avoidably injure fish or wildlife or their habitat because all precautions 

will be implemented to catch and direct all runoff. 

 

G. The design of the subdivision and improvements will not cause serious public health problems. 

 

H. The design of the subdivision and related improvements will not conflict with easements, acquired by 

the public at large, for access through or use of, property within the proposed subdivision because no 

easements are required for the public. 

 

I. As conditioned, the design, architectural treatment, and general appearance of all buildings and open 

space areas will be in keeping with the character of the surrounding area pursuant to 17.48.200, and 

will not be incompatible with the uses permitted in the surrounding areas and zoning district. 

 

J. The City has available adequate water to serve the proposed subdivision based upon the water 

regulations and the annual water report, enforced at the time of approval of the Vesting Tentative 

Parcel Map pursuant to the certified Water Management Plan and General Plan LU-22.1. 
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EXHIBIT B 

 
CONDITIONS OF APPROVAL 

1885 IRONWOOD AVENUE 

Tentative Subdivision Map (S00-107), Use Permit (UP0-316) and Coastal Development (CP0-349) 

 

Project Description: Subdivision of one 0.92-acre parcel (APN # 068-231-018) into 15 lots for the 

development of 14 townhouse residences between 1,099 and 2,059 square feet each, and one 19,416-

square foot common area lot.  All townhouses are clustered in three separate two-story building 

structures.  The common lot includes a shared driveway along the perimeter of the parcel and common 

walkways, guest parking, trash enclosure, landscaping and general open areas in between and around the 

buildings. 
 

STANDARD CONDITIONS 

 

1. This permit is granted for the land described in the staff report dated February 15, 2012, for the 

project depicted on plans dated February 6, 2012 on file with the Public Services Department, as 

modified by these conditions of approval, and more specifically described as follows: 

 

Site development, including all buildings and other features, shall be located and designed 

substantially as shown on plans, unless otherwise specified herein. The measurements for all 

building setbacks and lot coverage shall be measure from exterior wall of structures. The 

foundation and footing shall be constructed to accommodate wall width to meet the setbacks.  

 

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 approval 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.  

Said extensions may be granted by the Public Services Director, upon finding that the project 

complies with all applicable provisions of the Morro Bay Municipal Code, General Plan and 

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 Public Services Director.  Any changes to this approved permit 

determined not to be minor by the Director 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, City of Morro Bay, 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 Morro 

Bay Municipal Code, and shall be consistent with all programs and policies contained in the 

certified Coastal Land Use Plan and General Plan for the City of Morro Bay. 

 

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 that City 
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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 and/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 Public Services Director and/or as authorized by the Planning Commission.  

Failure to comply with 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 Morro Bay Municipal Code and is a misdemeanor. 

 

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

under the Morro Bay Municipal Code, and shall be consistent with all programs and policies 

contained in the certified Coastal Land Use plan and General Plan for the City of Morro Bay. 

 

8. 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.  

 

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 and implementation of any protective measures 

as determined by the Director of Public Services. 

 

2. Maintenance of Common Area:  Provision for a Home Owners Association (HOA) or similar entity 

to hold responsibility for maintenance of common areas.  Maintenance responsibilities, schedules, 

routine and standards, and fee sharing shall be established in the maintenance agreements. 

Agreements shall include provisions to maintain all common facilities by qualified professionals 

including roads, drainage and detention structures, tract landscaping, and mitigation and monitoring 

for conservation areas. 

 

3. Undergrounding of Utilities: Pursuant to MBMC Section 17.48.050, prior to final occupancy 

clearance, all on-site utilities including electrical, telephone and cable television shall be installed 

underground. 

 

4. Common Driveway Access and Maintenance:  An easement or covenant consistent with Section 

17.44.030 E shall be recorded for all parcels to have access to the common driveway and backing 

areas over parcels to allow for access to the parking provided.  The easement or covenant shall 

include the responsibilities of maintaining the roadway. 

 

5. Landscape and Irrigation Plan: Prior to the issuance of a building permit, a final tract landscaping 

plan, prepared and stamped by a licensed Landscape Professional, (i.e., Landscape Architect, 

Architect, or Landscape Contractor) shall be submitted for review and approval by the Director of 

Public Services in accordance with all requirements of Section 17.48.290 of the MBMC. Said plan 

shall be consistent with the preliminary landscape plan and include a planting plan showing the 
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species, number, size, water usage, and location of all plant materials.  An irrigation plan shall 

include the proposed method and location of irrigation.  Native and/or drought tolerant plant and 

tree species shall be used to the maximum extent feasible.  Street trees shall be selected from the 

Master City Street Tree List prepared by the Public Works Department.  The landscape plans shall 

also include fencing details. 

 

6. Timing of Landscaping:  Prior to issuance of any final Certificate of Occupancy associated with the 

project all required landscaping and irrigation systems associated with the common areas shall be 

installed.  Landscaping associated with each individual unit shall be installed prior to the issuance 

of the Certificate of Occupancy for that unit. 

 

7. Occupancy of a Unit:  No unit shall be occupied until a Certificate of Occupancy has been issued 

by the City. 

 

8. Maintenance of Landscaping:  All landscaping shall be cared for, maintained, watered, pruned and 

kept in a healthy growing condition for the life of the project.  Where required plant(s) have not 

survived, it shall be promptly replaced with new plant materials of similar species, functional, size, 

and characteristics as specified in the approved landscape plant notes. 

 

9. Affordable Housing Units:  The project shall provide 2 affordable housing units or if approved by 

City Council 1 full housing units and the payment of .4 of a unit in-lieu fees.  The payment of fees 

shall be paid prior to issuance of a building permit (MBMC 17.50.060).  All affordable units shall 

be deed restricted for Moderate Income and for a minimum of 30 years. Said restriction shall be 

reviewed and approved by the City Attorney prior to recordation and recordation shall occur prior 

to the issuance of a Certificate of Occupancy for any unit.   

 

10. Private Open Space:  Each private open space shall have at least two weatherproofed electrical 

outlets.   

 

11. Affordable Housing Units:  A deed restriction shall be recorded on the property indicating that no 

further subdivision of the property can occur (MBMC-16-10.003(K) 

 

12. Smoke Detectors:  Each unit shall be furnished with approved smoke detectors mounted on the 

ceiling or wall at a point centrally located in the area giving access to rooms used for sleeping 

purposes. 

 

13. Sound Transmission/Shock Mounting of Mechanical Equipment:  All permanent mechanical 

equipment determined by the building official to be a source of structural vibration or structure 

borne noise shall be shock mounted with inertial blocks or bases and/or vibration isolators, as 

approved. 

 

14. Noise Standards:  Walls and floor/ceiling assemblies between units and common or service areas 

shall be capable of achieving a sound reduction equivalent to a sound transmission calls of thirty.  

Such reduction of sound transmission may be demonstrated by reference to accepted published 

material relating sound transmission loss to the type of construction or by field measurement by a 

qualified acoustical technician or engineer. 

 

ENVIRONMENTAL CONDITIONS 

 

Section: Aesthetics 

AES/mm-l Prior to issuance of a building permit. a comprehensive lighting plan shall be submitted 

for review and approval by the City. The lighting plan shall be prepared using guidance 
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and best practices endorsed by the International Dark Sky Association. The lighting plan 

shall address all aspects of the lighting, including but not limited to all buildings, 

infrastructure, parking and driveways, paths, recreation areas, safety, and signage. The 

lighting plan shall include the following at minimum: 
a) The point source of all exterior lighting shall be shielded from offsite views. 

b)  Light trespass from exterior lights shall be minimized by directing light downward and 

utilizing cut-off fixtures shields. 

c) Lumination from exterior lights shall be the lowest level allowed by public safety standards. 

d) Exterior lighting shall be designed to not focus illumination onto exterior walls. 

e)  Bright white-colored light shall not be used for exterior lighting. 

f) Any signage visible from offsite shall not be internally luminated. 

 

AES/mm-2 Prior to issuance of a building permit, the applicant shall submit building plans and 

elevations for review and approval consistent with the following conditions: 

a) No highly reflective glazing or coatings shall be used on windows. 

b) No highly reflective exterior materials such as chrome, bright stainless steel, or glossy 

tile shall be used on the portions of the development where visible from off-site locations. 

 

Monitoring: The City of Morro Bay would verify implementation of these design details through review 

and approval of the lighting plan and building plans prior to issuance of building permits for the project. 

 

Section: Air Quality 

 

A Q/mm-l  Upon application for grading and building permits, the applicant shall submit plans 

including the following notes, and shall comply with the following standard mitigation 

measures for reducing diesel particulate matter (DPM) emissions from construction 

equipment as follows: 

a) Maintain all construction equipment in proper tune according to manufacturer's 

specifications; 

b) Fuel all off-road and portable diesel powered equipment with ARB certified motor 

vehicle diesel fuel (non-taxed version suitable for use off-road); 

c) Use diesel construction equipment meeting ARB's Tier' 2 certified engines or cleaner 

off-road heavy-duty diesel engines, and comply with the State off-Road Regulation; 

d) Use on-road heavy-duty trucks that meet the ARB's 2007 or cleaner certification 

standard for on-road heavy-duty diesel engines, and comply with the State On-Road 

Regulation; 

e) Construction or trucking companies with fleets that that do not have engines in their 

fleet that meet the engine standards identified in the above two measures (e.g. captive or 

NOx exempt area fleets) may be eligible by proving alterative compliance; 

f) All on and off-road diesel equipment shall not idle for more than 5 minutes. Signs shall 

be posted in the designated queuing areas and or job sites to remind drivers and operators 

of the 5-minute idling limit; 

g) Excessive diesel idling within 1,000 feet of sensitive receptors is not permitted; 

h) Electrify equipment when feasible; 

i) Substitute gasoline-powered in place of diesel-powered equipment, where feasible; 

and, 

j) Use alternatively fueled construction equipment on-site where feasible, such as 

compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel. 

 

AQlmm-2 Upon application for grading and building permits, the applicant shall submit plans 

including the following notes, and shall comply with the following standard mitigation 

measures for reducing fugitive dust emissions such that they do not exceed the APCD's 
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20 percent opacity limit (APCD Rule 401) and do not impact off-site areas prompting 

nuisance violations (APCD Rule 402) as follows: 

a) Reduce the amount of disturbed area where possible; 

b) Use of water trucks or sprinkler systems in sufficient quantities to prevent airbome 

dust from leaving the site. Increased watering frequency would be required whenever 

wind speeds exceed 15 mph. reclaimed (non-potable) water should be used whenever 

possible; 

c) All dirt stockpile areas should be sprayed daily as needed; 

d) Permanent dust control measures identified in the approved project revegetation and 

landscape plans should be implemented as soon as possible, following completion of any 

soil disturbing activities; 

e) Exposed ground areas that are planned to be reworked at dates greater than one month 

after initial grading should be sown with a fast germinating, non-invasive, grass seed and 

watered until vegetation is established; 

f) All disturbed soil areas not subject to revegetation should be stabilized using approved 

chemical soil binders, jute netting, or other methods approved in advance by the APCD; 

g) All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as 

possible. In addition, building pads should be laid as soon as possible after grading unless 

seeding or soil binders are used; 

h) Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved 

surface at the construction site; 

i) All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should 

maintain at least two feet of Fee board  (minimum vertical distance between top of load 

and top of trailer) in accordance with California Vehicle Code Section 23114; 

j) Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash 

off trucks and equipment leaving the site; 

k) Sweep streets at the end of each day if visible soil material is carried onto adjacent 

paved roads. Water sweepers with reclaimed water should be used where feasible; 

l) All PM10 mitigation measures required shall be shown on grading and building plans; 

and 

m) The contractor or builder shall designate a person or persons to monitor the fugitive 

dust emissions and enhance the implementation of the measures as necessary to minimize 

dust complaints, reduce visible emissions below 20 percent opacity, and to prevent 

transport of dust off-site. Their duties shall include holidays and weekend periods when 

work may not be in progress. The name and telephone number of such persons shall be 

provided to the APCD 

Compliance Division prior to the start of any grading, earthwork or demolition. 

 

AQlmm-3  Prior to issuance of grading and building permits, the project applicant shall conduct a 

geologic evaluation to determine if NOA is present within the area to be disturbed. If 

NOA is not present, the applicant shall file an exemption request with the APCD. If NOA 

is present, the applicant must comply with all requirements outlined in the Air Resources 

Board's Asbestos Ail' Taxies Control Measure. 

 

AQlmm-4 Demolition of the existing residence and any other onsite structures and lori'1fi'astructure 

shall be conducted in compliance with applicable regulatory requirements, including the 

requirements stipulated in the National Emission Standard for Hazardous Air Pollutants 

(40 CFR 61, Subpart M- asbestos NESHAP). These requirements include, but are not 

limited to, notification to the APCD, an asbestos survey conducted by a Certified 

Asbestos Inspector; and applicable removal and disposal requirements of identified 

asbestos containing materials. 
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Monitoring: Monitoring shall occur as necessary to ensure all construction activities are conducted in 

compliance with the above measures. Measures also require that a person be appointed to monitor the 

fugitive dust emissions and enhance the implementation of the measures as necessary to minimize dust 

complaints, reduce visible emissions below 20 percent opacity, and to prevent transport of dust off-site. 

 

Section: Cultural Resources 

 

CR/mm-1  Prior to issuance of a grading or building permit, the applicant shall submit to the City of 

Morro Bay Department of Planning and Building an Archaeological Monitoring Plan for 

review and approval. The plan shall include, at minimum: 

a) Archaeological and Native American monitoring of 01 all site preparations, including 

but not limited to foundation removal, grading, building pad preparations, footing 

excavations, roadway grading, underground trenching, and all other earth disturbances 

associated with the proposed development. Archaeological and Native American 

monitors shall be approved by the City. 

b) A list of all personnel involved in the monitoring activities. 

c) Clear identification of what portions of the project (e.g., phases, areas of the site, types 

of activities) would require monitoring. 

d) Description of how the monitoring shall occur. 

e) Description of monitoring frequency. 

f) Description of resources expected to be encountered 

g) Description of circumstances that would result in work stoppage or diversion in the 

case of discovery at the project site. 

h) Description of procedures for stopping or diverting work at the project site and 

notification procedures. 

i) Description of monitoring reporting procedures. 

 

CR/mm-2  In the event that intact and/or unique archaeological artifacts or historic or 

paleontological resources are encountered during grading, clearing, grubbing, and/or 

other construction activities associated with the proposed project involving ground 

disturbance, all work in the immediate vicinity of the find shall be stopped immediately, 

the onsite archaeological and Native American monitors shall be notified, and the 

resource shall be evaluated to ensure the discovery is adequately recorded, evaluated and, 

if significant, mitigated. 

 

CRlmm-3 Upon completion of all monitoring and mitigation activities, and prior to final inspection 

or occupancy, whichever occurs first, the Applicant shall submit to the City of Morro Bay 

Planning and Building Division a report summarizing all monitoring and mitigation 

activities and confirming that all recommended mitigation measures have been met. 

 

CRlmm-4 Prior to any grading or construction, contractors involved in grading and grubbing 

activities shall receive training from a City-approved qualified archaeologist 

knowledgeable in local tribes. At a minimum, the training shall address the following: 

a) Review of the types of archaeological artifacts that may be uncovered. 

b) Provide examples of common archaeological artifacts to examine. 

c) Review what makes an archaeological resource significant to archaeologists and local 

Native Americans. 

d) Describe procedures for notifying involved or interested parties in case of a new 

discovery. 

e) Describe reporting requirements and responsibilities of construction personnel. 

f) Review procedures that shall be used 10 record, evaluate, and mitigate new 

discoveries. 
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g) Describe procedures that would be followed in the case of discovery of disturbed or 

intact human burials and burial-associated artifacts. 

 

Employees completing this training shall be given a special helmet sticker or card to show they have 

completed the training. The sticker or card shall be kept with them at all times while at the work site. 

 

Monitoring: Archaeological monitoring and reporting by a qualified subsurface archaeologist and Native 

American representative would be required during all earth disturbances associated with development of 

the project. 

 

Section: Geology/Soils 

 

GSlmm-1 Prior to issuance of grading and building permits, the applicant shall submit plans 

incorporating the recommendations put forth by the Soils Engineering Report 

(GeoSolutions, Inc. 2010). These apply to preparation of building pads, mat foundation, 

driven piles, preparation of paved areas, foundation settlement, slab-an-grade 

construction, retaining walls, pavement design, additional geotechnical services needed 

during plan development, review of grading and foundation documents prior to 

construction, construction inspections and testing as required, beginning with 

the stripping of vegetation at the site, special inspection services, preparation of 

construction reports and special inspection reports, and inspections for controlled fill 

thicknesses greater than 12 inches. 

 

GSlmm-2 Development design shall conform to the requirements of the latest edition of the 

California Building Code. 

 

GSlmm-3: Prior to issuance of grading permits, a drainage and erosion control plan and Stormwater 

Pollution Prevention Plan (SWPPP) shall be developed in conjunction with RWQCB 

staff and City staff to reduce the potential for erosion and down-gradient sedimentation. 

Grading and construction plans shall include measures to prevent and avoid spills or 

spread of dangerous materials and clean-up procedures in the event of a spill, and 

measures to reduce rilling of any stockpiled soils. The plan shall be completed prior to 

construction for review and approval by the City. Monitoring of construction activities 

shall occur as needed to ensure compliance with the erosion control plan. 

 

Monitoring: Design plans shall be inspected and approved to ensure compliance with the requirements of 

the Soils Engineering Report. Monitoring of construction activities shall occur as needed to ensure 

compliance with design plans and the drainage and erosion control plan. 

 

Section: Greenhouse Gas Emissions 

 

GHGlmm-1  Prior to issuance of grading and building permits, the applicant shall incorporate GHG 

reduction measures listed below, to the maximum extent feasible: 

 

Site Design Measures 

 

a) Incorporate outdoor electrical outlets to encourage the use of electric appliances and 

tools. 

b) No residential wood burning appliances except those approved by the APCD (APCD 

Rule 504). 

 

Energy Efficiency Measures 
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a) Increase the building energy rating by 20% above Title 24 requirements. Measures 

used to reach the 20% rating cannot be double counted. 

b) Utilize green building materials (materials which are resource efficient, recycled, and 

sustainable) available locally if possible. 

c) Utilize high energy efficiency heating and cooling systems, gas or solar water heaters, 

appliances (i.e., Energy Star), and interior lighting. 

d) Utilize double-paned windows. 

e) Install door sweeps and weather stripping (if more efficient doors and windows are not 

available). 

f) Install energy-reducing programmable thermostats. 

g) Eliminate high water consumption landscape (e.g., plants and lawns) in residential 

design. Use native plants that do not require watering and are low ROG emitting. 

 

Monitoring: Compliance with recommended measures will be verified by the City prior to issuance of 

building permits, and verified during building inspection. 

 

Section: Hazards/Hazardous Materials 

 

HAZ/mm-1  Prior to issuance of grading permits, a Spill Prevention Control and Countermeasure 

Plan shall be developed and submitted to the City for approval. The plan shall identify 

hazardous materials to be used during construction and operation, and shall identify 

procedures for storage, distribution, and spill response. The plan shall specifically address 

potential spill events into the existing culvert in the Caltrans right-of-way and Morro 

Creek Equipment refueling shall be done in nonsensitive areas and such that spills can be 

easily and quickly contained and cleaned up without entering the existing stormwater 

drainage system or creek. The plan shall include procedures in the event of accidents or 

spills, identification of and contact information for immediate response personnel, and 

means to limit public access and exposure. Any necessary remedial work shall be done 

immediately to avoid surface or ground water contamination. 

 

Monitoring: Monitoring shall occur as necessary to ensure development is proceedings consistent with the 

Spill Prevention Control and Countermeasure Plan and standard asbestos regulations. 

 

Section: Hydrology/Water Quality 

 

HWQ/mm-1 Prior to issuance of grading permits, the applicant shall submit a final grading and 

drainage plan for review and approval by the City Engineer. The plans shall be consistent 

with the Project Drainage Report and Hydraulic Design prepared for the project (Above 

Grade Engineering, Inc.2011). 

 

HWQ/mm-2 Prior to issuance of grading permits, the applicant shall submit a Storm Drain and Storage 

System Maintenance Plan for review and approval by the City Engineer. The plans shall 

include requirements for annual maintenance of the catch basins, storm drains and 

storage system, including detention basins, vegetated swales, and any storm drain 

systems including catch basins and cleanouts. 

 

HWQ/mm-3 Prior to issuance of grading and building permits, the applicant shall submit construction 

plans incorporating Low Impact Development (LID) planning principles, to the 

maximum extent feasible: 

a)  Preserve native vegetation; 

b) Reduce impervious area; 
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c) Use pervious pavements and green roofs wherever practicable; 

d) Disconnect impervious areas by routing runoff to vegetated or pervious areas (e.g., tree 

boxes, rain gardens, lawns, buffers, and strips); 

e) Minimize the use of gutters, pipelines, and channels which concentrate and accelerate 

flow; 

f ) Keep drainage paths long (e.g., with meandering grassy swales); 

g) Decentralize retention through the use of small, dispersed facilities (e.g., rain gardens); 

h)  Amend soils to increase soil absorption and infiltration rates. 

 

Monitoring: Monitoring shall occur as necessary to ensure development is proceedings consistent with the 

final grading and drainage plan and Storm Drain and Storage System Maintenance Plan. 

 

Section: Noise 

 

N/mm-1  Prior to issuance of building permits, the applicant shall submit plans incorporating noise 

mitigation measures, including, but not limited to: 

a. Exterior balcony railings of solid construction to a height of at least 36 inches 

b. location of all vents and other roof and wall penetrations on walls and rooft facing 

away from the noise source (on the north, west and east elevations whenever possible) 

c. use of bends and insulation in ventilation systems 

d use of closable dampers 

e. Sound Transmission Class rated wall, door and window materials 

f use of acoustical sealant on all windows and other openings as appropriate. 

 

Monitoring: Monitoring shall occur as necessary to ensure development is proceedings consistent with the 

specifications set forth in the Sound Level Assessment and that all exterior and interior noise levels are 

consistent with levels established in the Noise Element prior to occupancy. 

 

Section: Transportation/Circulation 

 

TC/mm-1  Prior to issuance of building permits, the applicant shall pay a pro rata share for 

signalization and related improvements at the intersection of Highway 41 (Atascadero 

Road) and Main Street. The fee shall be proportional to increased traffic generated by the 

subject project at the intersection (81 average daily trips), as estimated by the Traffic 

Engineering and Circulation Analysis Report (OEG 2011) and subject to review and 

approval of the City Engineer. 

 

Based on traffic levels at the intersection (6,900 based on the most recent Caltrans data) 

and estimated cost of improvements ($1,940,000), the project's pro rata share would be 

$23,280 (8//6.900 trips ~ 1.2%. 1.2% of $1.940,000 ~ $23,280). 

 

 

TC/mm-2 Prior to issuance of grading and building permits, the applicant shall submit a copy of the 

Encroachment Permit issued by the California Department of Transportation (Caltrans) 

for improvements within Highway 41 right-of-way. 

 

Monitoring: Compliance will be verified by the City prior to development of the project. 

 

PUBLIC WORKS CONDITIONS:  

The Engineering Division has reviewed the proposed tentative map and project plans; and has determined 

that as presented and conditioned, the project meets the requirements of the City of Morro Bay as required 

by the City’s Municipal Code.  In order to approve the final Map the applicant is required to make the 
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required submittals and pay associated fees as identified in MBMC 16.24 to the satisfaction of the City 

Engineer 

 

1. Prior to Final Map approval, provide a final Drainage Report prepared by a 

Registered Civil Engineer. The Drainage Report shall conform to Stormwater 

Management for New and Redevelopment Projects within the City of Morro Bay in 

the July 2011 amendment to the City Standard Drawings and Specifications. 

Specifically, this project shall meet the requirements of the following Parts: 

a. Part 1: Protection of Water Quality 

b. Part 2: Runoff Volume Controls at the Tier 3 level 

c. Part 3: Peak Runoff Flow Control 

*For more information go to:                                                                         

http://ca-morrobay.civicplus.com/index.aspx?NID=688  Scroll to the bottom and 

click Engineering Standards for LID/Hydromodification  

2. Intersection Improvement Fees: The applicant shall pay a pro rata share for 

signalization and related improvements at the intersection at Highway 41 and Main 

Street.  The said fee shall be proportional to increased traffic generated by the subject 

project at said intersection as estimated by a traffic engineer and subject to review and 

approval by the City Engineer. The traffic volume on Atascadero Road at Highway 

One is 2,800 ADT.  The estimated cost of the improvements to the intersection is 

$980,000 base on the 1988 Circulation Element of the General Plan (ENR=4519).  

Present day cost is estimated at $1,938,300 (ENR=8938). 

3. A well destruction permit shall be obtained from San Luis Obispo County 

Department of Public Health prior to the recordation of the final map.   

FIRE DEPARTMENT CONDITIONS: 

 

1.  Fire Apparatus Access An Approved fire apparatus access road shall be provided for this 

project and shall extend to within 150 feet of all the facility and all portions of the exterior 

walls of the first story of the building as measured by an approved route around the exterior 

of the building or facility. (CFC503.1.1) 

2.  Access Road Dimensions. Fire lanes providing one-way travel shall be a minimum of 16 feet 

in width, and fire lanes with two-way travel shall be a minimum of 24 feet in width (NFPA 

1141 Section 5.2.3 & 5.4.2-Fire Protection in Planned Building Groups) and an unobstructed 

vertical clearance of not less than 13 feet 6 inches. 

 

a. Exception: Pursuant to CFC 101.3 (Intent) and CFC 104.8 (Modifications), the Chief has 

authorized the use of CFC 503.2.1 and CCR Title 19 Div I, Section 3.05(a) to permit a fire 

access roadway width modification of 20-feet for two-way travel. The modification approval 

is based on a 35.20-foot fire apparatus (truck), successfully negotiating a proposed 20-foot 

wide fire access roadway, as demonstrated by use of Auto turn Program and presented as 

Exhibit 16/23/11. 

 

http://ca-morrobay.civicplus.com/index.aspx?NID=688
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b. Access Road Curbs. Additionally, the fire access road shall be constructed with Rolled 

Curbs located at the northwest and southwest corners, for apparatus to better negotiate those 

corners. 

 

3.  Access Road Turn Radius. Turns in fire lanes shall be constructed with a minimum radius of 

25 feet at the inside curb line and a minimum radius of 50 feet at the outside curb line. 

(NFPA 1141 Section 5.4.3) 

4.  Access Road angle of approach and departure shall not exceed 8 degrees. (NFPA 1141 

Section 5.4.5) 

 

RECREATION AND PARKS CONDITIONS 

 

1. In accordance with the Morro Bay Municipal Code 16.16.030 Parkland Dedication 

Requirements, the subdivision is required to pay a park in-lieu fee (less than 50 parcels). This 

fee shall be paid in full prior to the recordation of the final map.   
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