
  

 

C I T Y   O F   M O R R O   B A Y  
P L A N N I N G   C O M M I S S I O N 

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

 
 

Veteran’s Memorial Building 209 Surf Street, Morro Bay 
Regular Meeting 6:00 p.m. Tuesday February 16, 2010  
 

Nancy Johnson - Chairperson 
     Vice-Chairperson - Gerald Luhr  Commissioner - John Diodati 

Commissioner - Michael Lucas Commissioner - Jamie Irons 
Bruce Ambo - Secretary 

 
I. CALL MEETING TO ORDER 
 
II. PLEDGE OF ALLEGIANCE 
 
III. ROLL CALL 
 
IV. ACCEPTANCE OF AGENDA 
 
V. DIRECTOR’S REPORT/WRITTEN COMMUNICATIONS 
 

A. Oral Report 
 
VI. PUBLIC COMMENT: 

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

 
VII. CONSENT CALENDAR 
 

A. Approval of minutes from hearing held on January 19, 2010 
B. Approval of minutes from hearing held on February 1, 2010 

 
VIII.  PRESENTATIONS 
  

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

 
IX. FUTURE AGENDA ITEMS 
 

A. Downtown Visioning (Planning Commission Subcommittee).   
B. Restrictions/rules on installing gates on driveways for residential and commercial 

properties.  
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C. Research information on allowing front porches within the front setback.     
D. Presentation from Rob Livick, City Engineer, on the Pedestrian Plan. 
E. Staff presentation on the Affordable Housing Rehabilitation Program and general 

affordable housing issues. 
 
X. PUBLIC HEARINGS 

 
A.  Site Location: 485 South Bay Blvd. 

Applicant: Wayne Colmer 
Request:  Coastal Development Permit #CP0- 110, Conditional Use Permit #UP0-070, 
and Vesting Tract Map # S00-038. The applicant requests a Precise Plan approval 
(continued item) of the final details of the project, including modifications required by 
the California Coastal Commission. The applicant proposes a Planned Unit Development 
including 17 detached single-family homes, two of which would be affordable units. 
Open space areas totaling approximately 48,342 square feet or 35% of the site, is 
proposed for preservation. Access and utilities will be provided via a private roadway. 
The site is located within the Coastal Commission Appeal Jurisdiction. 
Recommended CEQA Determination: Mitigated Negative Declaration has been prepared. 
Staff Recommendation: Conditionally approve.  
Staff Contact: Kathleen Wold, Senior Planner, 772-6211 

 
B.  Site Location: 560 Embarcadero 

Applicant: Phil and Maureen Kispersky 
Request: Conditional Use Permit #UP0-191 & Coastal Development Permit #CP0-065 
Amendment request for modification of fence height within front yard and exterior side 
yard setback areas and exception to front and side yard setbacks through the Planned 
Development (PD) overlay zone. This site is located within the Coastal Commission 
Appeals Jurisdiction. 
Recommended CEQA Determination: Categorically Exempt, Class 5, Section 15305. 
Staff Recommendation: Deny the request.   
Staff Contact: Genene Lehotsky, Associate Planner, 772-6270 
 

The above 560 Embarcadero project is being rescheduled to a future Planning Commission 
meeting due to an additional application and associated noticing that is required. 

 
XI. OLD BUSINESS 

 
A. Current Planning Processing List/Advanced Work Program. 
 

XII. NEW BUSINESS   
 
XIII. ADJOURNMENT 

 
Adjourn to the next regularly scheduled Planning Commission meeting at the Veteran’s Memorial 
Building, 209 Surf Street, on Monday, March 1, 2010 at 6:00 p.m. 

PLANNING COMMISSION MEETING PROCEDURES 
Materials related to an item on this Agenda submitted to the Planning Commission after distribution of the agenda packet 
are available for public inspection in the Public Services Office at 955 Shasta Avenue, during normal business hours, 
Mill’s ASAP, 495 Morro Bay Boulevard, or Morro Bay Library, 695 Harbor, Morro Bay, CA 93442. Planning 
Commission meetings are conducted under the authority of the Chair who may modify the procedures outlined below.  The 
chair will announce each item.  Thereafter, the hearing will be conducted as follows: 
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1. The Planning Department staff will present the staff report and recommendation on the proposal being heard and 
respond to questions from commissioners. 

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

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

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

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

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

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

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

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

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

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

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

 
APPEALS 
If you are dissatisfied with any aspect of an approval or denial of a project, you have the right to appeal this decision to the 
City Council up to 10 calendar days after the date of action.  The appeal form is available at the Public Services 
Department and on the City’s web site.  If legitimate coastal resource issues related to our Local Coastal Program are 
raised in the appeal, there is no fee if the subject property is located with the Coastal Appeal Area.  If the property is 
located outside the Coastal Appeal Area, the fee is $250 flat fee.  If a fee is required, the appeal will not be considered 
complete if the fee is not paid.  If the City decides in the appellant’s favor then the fee will be refunded.  
 
City Council decisions may also be appealed to the California Coastal Commission pursuant to the Coastal Act Section 
30603 and the City Zoning Ordinance.  Exhaustion of appeals at the City is required prior to appealing the matter to the 
California Coastal Commission.  The appeal to the City Council must be made to the City and the appeal to the California 
Coastal Commission must be made directly to the California Coastal Commission Office.  These regulations provide the 
California Coastal Commission 10 working days following the expiration of the City appeal period to appeal the decision.  
This means that no construction permit shall be issued until both the City and Coastal Commission appeal period have 
expired without an appeal being filed. 
 
The Coastal Commission’s Santa Cruz Office at (831) 427-4863 may be contacted for further information on appeal 
procedures. 
 
HEARING IMPAIRED:  There are devices for the hearing impaired available upon request at the staff’s table. 
 
COPIES OF VIDEO, CD:  Copies of the video recording of the meeting may be obtained through AGP Video at (805) 
772-2715, for a fee.   
ON THE INTERNET:  This agenda may be found on the Internet at: http://www.morro-bay.ca.us/planningcommission 
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         (Complete audio- and videotapes of this meeting are available from the City upon request) 

 
Morro Bay Veteran’s Hall 209 Surf Street      
Regular Meeting, 6:00 p.m.                   Tuesday, January 19, 2010 
 

Chairperson - Nancy Johnson 
  

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

 
Bruce Ambo - Secretary 

 
I. CALL MEETING TO ORDER 
Johnson called the meeting to order at 6:00 p.m. 
 
II. PLEDGE OF ALLEGIANCE 
Jamie Boucher led the pledge. 
 
III. ROLL CALL 
Staff Present: Bruce Ambo, Kathleen Wold, Genene Lehotsky and Jamie Boucher.  
 
IV. ACCEPTANCE OF AGENDA 
MOTION:  Agenda accepted as presented. 
 
V. DIRECTOR’S REPORT/WRITTEN COMMUNICATIONS 
Ambo reported at the January 11, 2010 meeting, City Council: 
 

 Approved a Resolution for Recreation & Parks  to apply for Proposition 84 funds for Master Planning the 
Teen Center/Skate Park 

 Adopted a Resolution to lower the Parking-in-Lieu fees at 600 Embarcadero to $4000/space 
 Approved a recruitment/hire for an Administrative/Housing Programs Coordinator 
 First Reading: Ordinance establishing a Local Business Preference Program for local vendors 
 Presentation of 2009 Water Report 
 Termination of Water Agreement with Roandoak 
 Presented 2009 Trolley Season Performance 
 Discussed Water Quality testing in Morro Bay’s drinking water 

 
At the upcoming meeting on January 25, 2010 Ambo said City Council will: 
 

 Adopt the Mid-year Budget adjustments 
 Adopt the Ordinance establishing a Local Business Preference Program  
 Proposed changes to the Stormwater Management Plan 
 Discuss unmet bike needs 
 Discuss water reclamation options 
 Discuss alternative biosolids management options 
 Update on Fire Station 53 construction and funding  
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Mr. Ambo also provided the dates for the Joint City Council/Planning Commission meeting which will be on 
Monday, March 15th and Monday, November 15th.  It is anticipated that the Joint Meeting will precede the 
scheduled Planning Commission meeting. 
 
VI.        PUBLIC COMMENT  - None 
 
VII. CONSENT CALENDAR 

A.        Approval of minutes from hearing held on January 4, 2010 
 
MOTION:  Luhr/Irons 2nd to approve the minutes as presented.                   VOTE:  5 – 0  
 
VIII.    PRESENTATIONS  

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

 
IX. FUTURE AGENDA ITEMS 

 Downtown Visioning (Planning Commission Subcommittee).   
 Restrictions/rules on installing gates on driveways for residential and commercial properties.  
 Research information on allowing front porches within the front setback.     
 Presentation from Rob Livick, City Engineer, on the Pedestrian Plan. 
 Presentation from Dan Doris, Building Official, on Graywater systems. 
 Staff presentation on the Affordable Housing Rehabilitation Program and general affordable housing issues           

 
X.      PUBLIC HEARINGS 

Continued from the January 4, 2010 Planning Commission Meeting 
A.  Site Location: 612 Agave Drive 

 Applicant: Cathy Novak 
 Request:  Tentative Parcel Map #S00-101 and Coastal Development Permit #CP0-321 subdividing 

one parcel into three parcels along with a subdivision exception request to include the square footage 
of the access easement into the overall lot square footage. This site is located outside the Coastal 
Commission Appeals Jurisdiction.    

 Recommended CEQA Determination:  Categorically Exempt, Class 32, Section 15332. 
 Staff Recommendation:  Conditionally approve.  

Staff Contact: Genene Lehotsky, Associate Planner, 772-6270 
 
Lehotsky presented the staff report. 
 
Johnson asked if the Commission had questions for staff. 
 
Johnson opened the Public Hearing asking the applicant or their agent to address the Commission. 
 
Cathy Novak, representing the applicant, gave a presentation. 
 
Roger Ewing urged the Planning Commission to deny this project as it would set precedent. 
 
Jack McCurdy questioned many points of the staff report. 
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Johnson asked if there were any other questions for the applicant’s representative, Cathy Novak.  
 
Johnson asked if there were any other questions for staff.  
 
Lucas asked whether the way it was designed is fitting given the context of the surrounding neighborhood.  Lucas 
also asked what the maximum square footage size of residences that would be permissible based on the lot sizes. 
 
Lehotsky responded that according to how it was proposed with the previous parcel map and how the turnaround is 
located on this parcel, it was fitting.  The applicant prepared a site plan of the size of residence that could 
potentially be allowed on those sites and it came out to approximately 1,400 square feet per residence for two sites 
and 1,900 square feet for the third.    
 
Lucas continued with his concern over having a series of lots under consideration with both a gross and net square 
footage associated with them and doubts they are the maximum build-out; sees a difference between what they are 
seeing and what could be built there and the impact of what the development would be relative to the possible 
structures.  There should possibly be some square footage modifications especially to upper story areas within 
small areas like this.   
 
Lehotsky, responded that staff only has sketches that the applicant provided which all are compliant with the City’s 
setbacks and all the development standards for these particular sites. 
 
Lucas stressed his concern that there is a much larger structure that we could potentially be approving tonight. 
 
Johnson added that it was her understanding that if the Commission were to grant this exception to a parcel map, 
the Commission can set a limit to the size of the structures. 
 
Seeing no further comment, Johnson closed the public hearing. 
 
The Planning Commission discussed precedent setting actions, private street concerns, low cost housing needs, 
square footage limitations of the upper floors, and infill growth. 
 
MOTION: Luhr/Lucas 2nd to accept the Parcel Map (MB 09-0091) and Coastal Development Permit to subdivide 
one lot into 3 lots at 612 Agave Drive; to accept the findings included in exhibit A and B with the addition that the 
gross living square footage allowed in each unit be 2000 square feet with the second floor being no more than 80% 
of the first floor square footage; a gate may not be placed on Agave Street; and, any other amendments to the 
tentative map come back to the Planning Commission.     
VOTE:  3-2  (Diadoti and Irons opposed) 
 

B. Site Location: 2300 Main St. 
Appellant: Grant Crowl; Applicant: Michael Del Puppo 
Request:  Appeal of Minor Use Permit #UP0-255 which approved the conversion of a commercial 
unit to a residential unit. This site is located outside the Coastal Commission Appeals Jurisdiction. 
Recommended CEQA Determination: Categorically Exempt, Class 3, Section 15303. 
Staff Recommendation: Deny the Appeal.  
Staff Contact: Genene Lehotsky, Associate Planner, 772-6270 
 

Lehotsky presented the staff report. 
 
Johnson asked if the Commission had questions for staff. 
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Irons asked what the normal requirement for storage for this many units is.  Ambo responded saying that this is a 
legal non-conforming existing mixed use building which means the only analysis staff goes thru is to ensure that 
the uses are allowed.   
 
Johnson asked whether or not the space has already been converted to a living space or is that what they are 
requesting to do.  Lehotsky responded that it has already been converted and based on a code enforcement 
complaint; staff then gave the applicant the ability to remove the use or go thru the minor use permit process.  
 
Diodati brought up that fact that the appeal form doesn’t state that you can further appeal to the City Council; 
Ambo replied that all Planning Commission decisions are appealable to the City Council.   
 
Lucas hypothetically asked, if the remaining retail spaces request minor use permits as well, thus making this 
building potentially 100% residential occupancy, would that have any impact on how future projects would be 
reviewed.  Lehotsky stated that the Local Coastal Plan allows for these projects to be reviewed on a case by case 
basis; this is an existing building with the intent of mixed use; should a project of that nature come before staff 
then staff feels that they would want upgrades to the project site and it would have to be looked at, at that time.  
 

Diadoti asked whether the applicant has paid all fees and/or fines levied for the existing non- permitted 
unit.  Lehotsky was unsure how the payment occurs for code compliance.  Ambo said that they are 
complying with the City’s requirements by removing the use or abating the violation.  Diadoti went on to 
ask staff’s interpretation of the “during the implementation phase” – what is the intent of the word 
“implementation”.  Ambo stated that our Zoning Ordinance is called the Local Coastal Implementation 
Plan – in staff’s opinion, implementation means “we are ‘implementing’ as we speak every time we 
consider something”. 

 
Lucas asked whether there was anything in our zoning changes at the Coastal Commission that would affect any of 
the regulations that we are looking at with this project.   Lehotsky responded that the updated Zoning Ordinance 
would require a Conditional Use Permit which would then be hard by the Planning Commission instead of being 
processed at a staff level permit process.   
 
Luhr asked for clarification on the zoning: we have an SP zoning which requires 50% mixed use; we have an R4 
which can be all residential; we have City Council direction which says it should be 50% commercial with  
residential either being second floor or to the rear of a mixed use property; what takes precedent?    
 
Ambo replied that staff administers the code by trying to find the balance - we place more weight by taking 
analysis of case by case uses – given that it’s an existing mixed use building, it’s a conversion of one approved 
mixed use to another approved mixed use with an existing mixed use building.   
 
Lehotsky added that since it does have an SP Overlay Zone within combining mixed use overlay zone section of 
the Ordinance it does says that there is 50% of commercial that is to be devoted to a project with an exception of 
the Local Coastal Plan; if the Local Coastal Plan has something different in regard to the mixed uses, then that’s 
what you would go with. The overall regulatory document is the Local Coastal Plan and its Mixed Use Area F 
which states that the projects are reviewed on a case by case basis. 
 
Lucas proposed a hypothetical – if the remaining retail would move to residential, then we had another parcel 
come up for review on Main Street in this kind of zone and they would say there is a precedent for the mixed uses 
all being residential, are we required to ask them to put retail in that subdivision?  Ambo responded absolutely. 
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Johnson opened public hearing asking the applicant or their agent to address the Commission. 
 
Appellant Grant Crowl, gave his presentation. 
 
Chuck Reasor also gave a presentation supporting the appellant’s position.   
 
Cathy Novak, representing the applicant, gave a presentation. 
 
Dorothy Cutter expressed concern about losing both parking spaces as well as retail spaces. 
 
Bill Martony spoke that this location was originally his mother-in-laws; she too had a struggle with filling the 
commercial spots and as such “bootlegged” in residential units.  He didn’t feel the location was viable for heavy 
commercial. 
 
Steve Samis feels it’s important for the City to be looking at best uses for commercial property.  The City needs to 
look at the viability for uses of properties so that we have a “Living City vs. a Dead City”; look at all options 
available - everybody has a right to make a living.  In addition, he feels there is ample parking at this site. 
 
Johnson asked if the Commission had questions for the applicant or the appellant. 
 
Luhr asked Novak who converted this particular unit.  Novak wasn’t sure although she did state that Building 
Official Dan Doris told her there was minimal amount of worked necessary to make the conversion – a smoke 
alarm and a closet – everything else was already there.   
 
Seeing no further comment, Johnson closed the public hearing 
 
The Planning Commission discussed concerns with commercial vs residential site ratios, payment of fees (permit 
and fines), parking (covered parking, handicapped parking and proper number of spaces), covered/secured garbage 
bins, and adequate on-site storage facilities. 
 
MOTION: Diadoti/Lucas 2nd to deny the Appeal by adopting a motion including the following actions: 

Adopt the Findings for Approval included as Exhibit “A” of the staff report for the Minor Use Permit, 
including the CEQA Categorical Exemption based on the Site Plan dated April 3, 2009, subject to the 
conditions of Approval included as Exhibit “B” of the staff report. In addition, in Exhibit A – finding #3 
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 in the North Main Street Specific Plan 
based on the analysis and discussion in the attached staff report and a condition, that staff will review and 
ensure that there is a well screened trash enclosure for the facility as well as the current storage unit to 
remain storage for the tenants until such time the use changes. 

VOTE:  4-1  (Luhr opposed) 
                                                                                                                                                                                                   
XI. OLD BUSINESS 

A. Current Planning Processing List/Advanced Work Program  - in the 2nd meeting in February or 1st 
meeting in March: 

>Black Foothill Villas 
>Morro Mist 
>Big House Ordinance coming thru as a Code Amendment 
>Satellite antennas  

B. Climate Action Packet 
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 XII. NEW BUSINESS  

A. None 
 
XIII.     ADJOURNMENT 
Johnson adjourned the meeting at 9:03 p.m. to the next regularly scheduled Planning Commission meeting at the 
Veterans Hall, 209 Surf Street, on Monday, February 1, 2010 at 6:00 p.m. 
 
 
 
 
                                                                                               _______________________________ 

           Nancy Johnson, Chairperson 
 
ATTEST: 
 
 
 
____________________________ 
Bruce Ambo, Secretary 



 
 
 

 
 

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 

 S Y N O P S I S   M I N U T E S  
         (Complete audio- and videotapes of this meeting are available from the City upon request) 

 
City of Morro Bay Community Center 1001 Kennedy Way, Morro Bay
Regular Meeting, 6:00 p.m.                   Monday, February 1, 2010 
 

Chairperson - Nancy Johnson 
  

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

 
Bruce Ambo - Secretary 

 
I. CALL MEETING TO ORDER 
Johnson called the meeting to order at 6:00 p.m. 
 
II. PLEDGE OF ALLEGIANCE 
Dan Doris led the pledge. 
 
III. ROLL CALL 
Johnson asked that the record show all Commissioners were present. 
Staff Present: Bruce Ambo, Kathleen Wold, Dan Doris and Kay Merrill. 
 
IV.       ELECTION OF CHAIR AND VICE-CHAIR 
Luhr nominated Johnson for Chair and Lucas 2nd              VOTE:  5-0 
Johnson nominated Luhr and Lucas 2nd                            VOTE:  5-0 
 
V. ACCEPTANCE OF AGENDA 
MOTION:  Agenda accepted as presented. 
 
VI. DIRECTOR’S REPORT/WRITTEN COMMUNICATIONS 
Ambo reported at the January 25, 2010 meeting, City Council: 

 Heard about the proposed schedule for the 2010/2011 budget 
 Expressed an interest in goal setting with the budget process 
 Adopted an ordinance establishing a local business preference program 
 Heard an update on Fire Station 53 Funding 
 Discussed consideration of placing a TOT (Transient Occupancy Tax) on the November ballot  
 Listened to a presentation from the 4th of July Committee to file a fee waiver   
 Listened to Councilman Noah Smukler’s presentation on water reclamation alternatives 
 Heard a presentation regarding the unmet bike needs from the Bike Committee 
 Discussed Council Sub-Committee internal appointments 
 

At the upcoming meeting on February 8, 2010 Ambo said City Council will: 
 Consider the approval of the Budget Calendar  
 Hear a status report on water usage 
 Hear from the City Attorney regarding medical marijuana dispensaries in the City 
 Hear a presentation from the Economic Vitality Corporation on the SLO Regional Airport 
 Consider recommendations from the Citizens Oversight Committee for Proposition Q, the local sales tax 



  
  
  

 
Johnson asked if there were any questions 

 Luhr asked about the unmet bike needs and about a County bike path. Ambo stated there are proposals 
from SLOCOG (San Luis Obispo Council of Governments) and the City Engineer will have more 
information in the future Planning Commission meetings. 

 Johnson asked if there would be public input for the goal setting for the proposed budget. Ambo said yes, it 
will be a public meeting  

 Diodati asked if the bike plan presentation was going to be a final bike plan. Ambo replied no, the Planning 
Commission is part of the process. 

 
VII.       PUBLIC COMMENT  - None 
 
VIII. CONSENT CALENDAR - None 
 
IX.       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. 
 

Dan Doris, the City’s Building Official, gave a presentation on Graywater Systems highlighting the following: 
 Doris defined graywater 
 The State of California’s Housing and Community Developments developed new regulations which has a 

four-tier approach for the plumbing code  
 City Council adopted a green building incentive program which gives a rebate on the building and plan 

check fee and a graywater rebate 
 
Johnson asked if the Commission had questions. 
 

 Diodati asked if the high water level test is part of the building permit fee, could staff do it or do you have 
to hire somebody to do it? Doris stated the owner is responsible for the testing. He clarified all new 
construction requires a soil report and some areas require a geotechnical report.  

 Doris defined graywater for Johnson and stated graywater booklets are available at Public Services and 
information is on the website. 

 
X.     FUTURE AGENDA ITEMS 

A. Downtown Visioning (Planning Commission Subcommittee).   
B. Restrictions/rules on installing gates on driveways for residential and commercial properties.  
C. Research information on allowing front porches within the front setback.     
D. Presentation from Rob Livick, City Engineer, on the Pedestrian Plan. 
E. Staff presentation on the Affordable Housing Rehabilitation Program and general affordable housing 

issues. 
 
XI.     PUBLIC HEARINGS 
           A.        Site Location: 221 Main Street 

Applicant: Dan Yates 
Request:  Conditional Use Permit #UP0-279 for a 178 square foot addition of living space and 
Parking Exception #AD0-048 for an open tandem parking space. This site is located within the 
Coastal Commission Appeals Jurisdiction. 
Recommended CEQA Determination: Categorically Exempt, Class 1, Section 15301. 
Staff Recommendation: Conditionally approve.  
Staff Contact: Kathleen Wold, Senior Planner, 772-6211 
 



  
  
  

Wold presented the staff report. 
 
Johnson asked if the Commission had questions for staff. 

 Wold clarified that an increase of not more than 10,000 sq.ft. qualifies for a CEQA exemption. 
 Luhr asked about the public easement access. Wold responded the applicant would address that issue. 
 Irons asked if there is common access easement for the driveway. Wold responded yes. 
 Diodati wanted clarification on the number of bedrooms and bathrooms. Wold stated 2 bedrooms and 3 

bathrooms. 
 Wold clarified the enclosed garage is 9ft. x 21ft. and the tandem space is 9ft. x 20ft. 
 Lucas expressed concern because this project is only 25% of lot coverage and an enclosed tandem parking 

garage would not be possible because it would impact the easement. Wold stated that is correct. 
 Luhr asked about retaining walls that are failing. Doris stated the walls would be repaired. 

 
Johnson opened Public Hearing 
 
Bob Crizer (representing the applicant) presented the project. 
 
Johnson asked the Commission if they had questions for Crizer. 

 Irons asked if the pedestrian access way is public or private. Crizer responded it is private and clarified 
there is a common driveway easement. 

 Crizer clarified the boat slips are held as a master lease agreement between Crizer and the City and Crizer 
has long-term leases with the residents. 

 Crizer clarified it is the owners responsibility to have easement access for parking for the residents. 
 Dorothy Cutter stated she disliked the project and requested the Commission to deny it. 
 Bill Martony expressed concern that the project will block sunlight coming into his property. 

 
Hearing no further public comments, Johnson closed Public Hearing 
 
At Luhr’s request, Johnson re-opened the Public Hearing 
 
Luhr asked about shortening the room to allow more sunlight for Martony. Dan Yates (applicant) responded the 
drawings were revised to allow more sunlight. 
 
Hearing no further public comments, Johnson closed Public Hearing. 
 
Commission and staff discussed the history of this property and parking issues. 
 
MOTION:  Luhr to conditionally approve the project, Diodati 2nd 
VOTE:       3-2 (Lucas and Johnson opposed) 

XII. OLD BUSINESS 
A. Current Planning Processing List/Advanced Work Program 
B. 2009 Annual Water Report 
 

XIII. NEW BUSINESS  
A. None 

 
XIV.    ADJOURNMENT 
Johnson adjourned the meeting at 7:42pm to the next regularly scheduled Planning Commission meeting at the 
Veterans Hall, 209 Surf Street, on Tuesday, February 16, 2010 at 6:00 p.m. 
 
 
 



  
  
  

 
 
                                                                                               _______________________________ 

       Nancy Johnson, Chairperson 
 
ATTEST: 
 
 
 
____________________________ 
Bruce Ambo, Secretary 



 

Memorandum 
 
 
TO:   PLANNING COMMISSION    DATE: February 9, 2010 
 
FROM: KATHLEEN WOLD, SENIOR PLANNER  
 
SUBJECT:  485 SOUTH BAY STREET, APPROVAL OF PRECISE PLAN FOR THE 
BLACK HILL VILLAS RESIDENTIAL SUBDIVISION, INCLUDING 17 RESIDENTIAL 
LOTS AND 1 OPEN SPACE LOT AT 485 SOUTH BAY BLVD, (S00-038/UP0-070/CP0-110) 
 
 
RECOMMENDATION: 
 
Staff recommends the Planning Commission conditionally approve the Precise Plan by adopting 
a motion including the following action(s): 
 

Approve the Precise Plan for Vesting Tentative Tract Map (S00-038) Conditional Use Permit 
(UP0-070) and Coastal Development Permit (CP0-110 previously approved by the Coastal 
Commission) subject to the Findings and Conditions included as Exhibits A & B and the site 
development plans and related information, on file with the Public Services Department and 
reviewed at the August 21, 2006 Planning Commission hearing. 
 

BACKGROUND 
At the August 21, 2006 public hearing, the Planning Commission considered the Concept Plan 
and Mitigated Negative Declaration for the proposed project. The Planning Commission voted 3-
1-1, which was in effect a “non-action”, (under the previous Subdivision Ordinance a 2/3 
majority vote was required for the Planning Commission to recommend approval of an 
alternative subdivision design to the City Council). The applicant subsequently appealed the 
“non-action” decision to the City Council. At the November 13, 2006 public hearing, the City 
Council approved the Concept Plan for the proposed development with additional Conditions of 
Approval requiring: 1) tree replacements be completed at a ratio of 2-1 with credit given for dead 
trees, 2) that 20% of the trees planted shall be of a species that support raptor habitat, and 3) that 
a full signal be placed at the Quintana Road/South Bay Boulevard intersection.   
 
Since the Council’s approval, the California Coastal Commission (CCC) took jurisdiction over 
the project’s Coastal Development Permit and the following review occurred: 
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 On appeal of the Coastal Development Permit (CDP), the CCC reviewed the project on 
November 16, 2007 and found a substantial issue was raised with respect to the proposed 
project’s consistency with the City of Morro Bay Local Coastal Plan (LCP) and took 
jurisdiction over the CDP application.  

 
 At their March 6, 2008 meeting, the CCC took action to approve the project, finding that 

if properly refined the proposal could be found adequate to protect resources consistent 
with the LCP.  

 
 At their April 11, 2008 hearing the CCC adopted revised findings and special conditions 

to reflect their March 6, 2008 action. Specifically, modifications would include: 1) a 50-
foot stream/ESHA setback, 2) a 40-foot Black Hill Natural Area setback, 3) a 25-foot 
height limitation, 4) protection of most of the raptor habitat, 5) riparian 
enhancement/replanting, and 6) other related measures (see Attachment E). 

 
 At their December 10, 2008 hearing the CCC denied an appeal of their approval of the 

CDP, in which the appellant challenged the ethics of the applicant’s business model. The 
CCC found the issue to be irrelevant to their review. 
 

The applicant then pursued a Precise Plan approval with detailed project plans to implement the 
Concept Plan approved by the City Council on November 13, 2006.  On February 16, 2009 the 
Precise Plan went to the Planning Commission for approval and after taking public testimony it 
was the decision of the Planning Commission to continue the item.  The Commission also gave 
specific direction to the applicant regarding additional information that was needed to continue 
review of the project as well as general comments on the project.  The following is the direction 
given and the applicant’s response:   
 

 Provide a conceptual landscape plan, excluding restoration areas. Include information on 
the number of trees that will be removed and an estimation of replacement trees. 
 
Conceptual landscape Plans, excluding the Restoration Area are attached.  In the 
12/12/03 survey:  25 trees were identified as dead, unhealthy or sucker growth; 23 
healthy trees that are existing and alive will be removed from the site; 15 trees will be 
saved (note, the saved trees include 7 added by the Coastal Commission).  The 
Landscape Plan required 34 new trees to be planted on-site in the front and rear yards 
and common area of the development, plus additional 200 plus unit of shrubs and high 
grasses.  The Conditions of Approval require a 2 to 1 tree replacement of the 48 trees to 
be removed from the development.  A total of 96 replacement trees will be required 
onsite:  thirty-four of the trees are identified as being planted in front and rear yards; the 
remaining 62 trees will be planted in the Restoration Area. 
 

 Provide floor plans and elevations of all four sides of the various building types.  
 

Colored elevations and floor plans have been submitted. 
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 Provide a color and material board depicting the color pallets, rock veneer styles, roof 

type, color and other relevant architectural features. 
 
The applicant has submitted a color board which includes different rock and veneer 
styles, roof colors, stucco colors, etc.  
 

 Provide details of all fencing, retaining walls and the acoustic wall. 
All exposed retaining walls will be constructed using tan, earth-toned split face block.  
Conventional vertical retaining walls will be constructed on walls located within 10 feet 
of the side yard of homes (referenced as D-D).  Gravity retaining walls will be 
constructed in other areas.  The wall along the western property line adjacent to the State 
park (referenced as A-A) will be 6 feet tall with a rough, unpainted concrete finish on the 
park side and an earth-toned finish on the east side, per the Coastal Commission 
Conditions.  Vinyl privacy fencing 42” to 60” tall will be installed along the side yards of 
each home and along the property line with the mobile home park (referenced as E-E).  
Open rail white vinyl fencing (referenced as C-C) or wire fencing (referenced as B-B) 
will be used on top of exposed retaining walls requiring fall protection.  Photos of the 
fence materials are included in Exhibit A (References can be found on page 2 of 3 of the 
Vesting Tentative Tract Map) 
 

 Provide proposed language for on-going monitoring of project conditions, which will be 
incorporated into the CC&R’s through the Conditions of Approval. 
 
Exhibit B contains the proposed language that will be added to the CC&Rs to provide 
on-going monitoring and maintenance of required conditions. 
 

 Provide details and location of all street furniture, including mailboxes, lighting fixtures, 
pavement treatments, etc. The Planning Commission was interested in determining if 
mailboxes could be located near loading zone for the convenience of future residents. 
 
The Tentative Tract Map shows locations of mailboxes and light fixtures.  Exhibit C 
provides photographs of typical bollard low wattage light fixtures and mailboxes 
proposed.  No pole mounted lights are proposed.  Street will be constructed with 
standard asphalt.  

 
 Provide a height analysis identifying individual building heights from average natural 

grade. 
 
The Tentative Tract Map, sheet 2 of 3, provides a table identifying building heights from 
average grade.   
 

 Identify building setbacks. 
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Building setbacks are identified on sheet 2 of 3 on the Tentative Tract Map.  
 

 Provide information regarding any proposed energy efficiency measures that will be 
utilized. 
 
Building materials specifications for energy efficient features have not yet been finalized; 
however, we plan on every home being Energy-Star rated.  Tankless, high efficiency 
water heaters will be used.  Bio-swales will be constructed in a side yard of each home.   
 

 Combined height of any retaining walls and fences shall not exceed 6-feet in height. 
 
Retaining wall heights are shown in detail on sheet 3 of the Tentative Tract Map.  There 
are no combination retaining and privacy walls that are visible from public areas that 
are over 6 feet in height.  There are combination retaining and privacy walls in back 
yard areas that exceed 6 feet that are not visible from public areas.  These fences and 
walls are screened by the homes.   
 

 Explore the feasibility of undergrounding PG&E overhead wires that cross over the Black 
Hill Natural Area. 

 
The applicant contacted Bob Burke at PG & E who indicated that the cost for under-
grounding the P G & E distribution lines on the State Park Property or relocating the 
lines on the development’s property and then under-grounding the lines to exceed 
$250,000.   
 

 Explore providing access path through the open space area and a gate into the Black Hill 
Natural Area. 

 
A maintenance trail is planned to be located near the development’s entrance for access 
to the riparian areas.  The State Park Department prohibits a formal trail access point to 
the Black Hill Natural Park area from the property.  A gated opening in the perimeter 
wall will be provided for PG & E and Fire Department access to the State Park 
 

 City Council Conditions of Approval include a requirement to provide two to one 
replacement for removal of living trees, specifying that 20% of the replacement trees 
must be species that provide the appropriate height for raptor habitat. The applicant needs 
to demonstrate compliance with this condition or provide an explanation of why another 
replacement program is environmentally preferable. 

 
The will be 48 trees removed.  Replacement of 96 trees are required of which 34 will be 
located in front and rear yards and 62 in the Riparian habitat.  Twenty percent of more of 
the trees planted in the Riparian restoration area will be suitable as Raptor habitat. 
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 Also, include a requirement to install four-way signalization and signalized pedestrian 
crosswalk at the intersection of Quintana Road and South Bay Blvd. Either amend the 
project plans to include the signal and crossing, or provide a traffic study by a County-
approved traffic engineer evaluating the impacts of these improvements and providing 
recommendations for the appropriate mitigation of traffic impacts generated by the 
proposed project. 

 
Extensive traffic impact studies were completed by TPG Consultants that provided 
recommended traffic mitigation measures for this development.  Their findings conclude 
that the current traffic at Quintana and South Bay Blvd does not meet the meet the 
required warrants for a new signal.  The traffic report also provides statistical evidence 
that the additional traffic generated from the new subdivision does not create enough 
traffic to trigger warrant thresholds to justify a new signal.  The project will add less 
than 2% to peak hour traffic at the intersection in question. 

 
 City Council Conditions of Approval include a requirement to provide a schedule re-

evaluating the health of all trees on the property.  
 
A tree inventory report dated 12-12-03 is available for review 
 

DISCUSSION: 
 
In order to approve the Precise Plan (PP), the Planning Commission must determine that the 
Precise Plans is in substantial conformity with the Concept Plan.   City regulations allow the 
Planning Commission to consider revisions from the approved Concept Plan, provided that any 
changes would not raise new substantial issues with respect to the project’s consistency with the 
General Plan, Local Coastal Plan, and/or original CEQA review.  

 
Since the Planning Commission and Council’s review of the project, California Coastal 
Commission (CCC) direction has resulted in rearrangement of the site plan to better address site 
constraints and natural resources. The CCC assumed jurisdiction over the Coastal Development 
Permit (CDP) as a result of an appeal, and is the final approval body of that permit. Below is a 
summary of project changes: 
 
 Previous Design Revised Design 
Unit Mix 17 single-family homes  17 single-family homes 
Affordable Units 2 single-family homes 2 single-family homes 
Open Space Area 41,412 (30% of site area) 48,342 (35%) 
On-site Parking 34 covered & 6 uncovered 34 covered & 17 uncovered 
Single-Family Lot Size 2,848.7 - 4,430.9 square feet 1,972.5 - 4,443.5 square feet 
Private Road & Home 
Locations 

Along the center of the site, 
with houses located on either 
side 

Along the perimeter of the site, 
creating a buffer between the homes 
and riparian/natural areas 
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Precise Plan Requirements:  
 
Precise Plan review is intended to allow for the detailed review of property improvements and 
uses, and the subdivision proposal. Because the CCC has taken over jurisdiction of the CDP, 
review of resource protection, mitigation, and landscaping will be reviewed and conditioned by 
that superior agency. The following issues which remain within the purvue of the City are now 
being brought back to the Planning Commission for Precise Plan review as required by Section 
17.40.030G: 
 
1. Requirement: Total development plan showing the precise dimensions and locations of 

proposed structures, buildings, streets, parking, yards, pathways, open spaces and other 
public or private facilities. 

 
Discussion: In order to comply with the mandated 50-foot stream/ESHA setback, 40-foot 
Black Hill Natural Area setback, and avoidance of most of the raptor habitat, the applicant 
has been required to revise the alignment of the private driveway and arrangement of the lots. 
The private driveway has been relocated to the northeastern side of the site, separating the 
residential lots from both the riparian area to the north, and the Black Hill Natural Area to the 
east. Individual lot sizes and dimensions, parking and access are as shown on the attached 
plans. 

 
2. Requirement: Architectural elevations of all buildings and fencing, showing colors and 

materials of construction. 
 

Discussion: Three residential building designs are provided. Each of the designs 
accommodates a two-story single-family dwelling with an attached garage and covered 
entries. Home sizes range from 1,227 square feet to 1,661 square feet, plus slightly oversized 
two-car garages. Exterior materials include a mixture of horizontal and vertical “wood” 
siding, stucco, and rock veneer.  Other details include multi-pane windows, painted window 
trim and fascia boards, decorative vent covers and shutters, and composite shingle roofs.  As 
shown on the photo simulations, colors include several muted earth tones, including various 
shades of beige, brown, and taupe, which will blend into the surrounding natural 
environment. 

 
3. Requirement: Landscaping plan showing plant materials, type and size of plants, and 

method of maintenance. 
 

Discussion: In taking over the CDP, the CCC assumed control over site landscaping and 
riparian habitat enhancement. Key components of the Riparian Enhancement Plan include 
identification and retention of existing native riparian trees and plans; removal and control of 
all non-native and invasive species, and; restoration and enhancement of degraded riparian 
and buffer areas through planting of native trees, shrubs, and understory plant species. Also 
specified in the plans are requirements for ongoing maintenance, annual monitoring, and 
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documentation of the successful attainment of performance criteria. The final revised plan 
and monitoring requirements are subject to review and approval of the CCC. 
 
The primary revision to the draft plan involves the proposed plant palette, and the elimination 
of horticultural varieties for all native species endemic to Morro Bay. An additional 
requirement of the CCC is that a multi-tiered canopy of native trees and plants be used in the 
restoration/enhancement, including species capable of greater canopy heights to be capable 
of providing screening of the residential development from Highway 1 and Quintana Road.  
 

4. Requirement: Engineering plans showing site grading and amount of cut and fill, including 
finished grades and proposed drainage facilities. 

 
Discussion: Although the project will require regrading of the majority of the developable 
portion of the site, the finish floor elevations will be fairly similar to existing average 
elevations. As is shown on page 2 of the project plans, finish floor elevations of the 
individual lots differ from existing conditions from extremes of 3.4 feet below existing 
elevation to 1.0 feet above existing elevation. A total of 5,100 cubic yards of material will be 
cut, with 1,700 cubic yards remaining on the site as fill. 
 

5. Requirement: Proposed site uses or activities. 
 
Discussion: The project includes the development on 17 single-family residential dwellings, 
and associated on and off-site improvements.  

 
6. Requirement: Miscellaneous plans as appropriate showing ESH mitigation plans, site 

lighting, visual quality, etc., as necessary to evaluate the proposal. 
 

Discussion: The CCC assumed jurisdiction of restoration, enhancement and mitigation plans, 
site lighting, noise attenuation, tree protection, and landscaping and irrigation. The issues 
have been summarized above, and CCC direction is described in great detail in the CCC staff 
report, finding and conditions (Attachment E). The applicant has provided a photo simulation 
of the proposed project looking southwest from northbound Highway 1. By superimposing 
the proposed homes you can see the extent that they are visible above the adjacent mobile 
home park, and the relatively minor impact that they have on views of the Black Hill Natural 
Area. 

 
7. Requirement: Tentative tract map. 

 
Discussion: The Vesting Tentative Tract Map includes 17 residential lots and one 
common/open space lot. Lot areas are as follow: 
 

Lot Number Lot Area (square feet) House Plan Type 
1 3,109.4  1 (1461 sq ft)  
2 2,689.2 1 (1461 sq ft) 
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3 2,831.3 1 (1461 sq ft) 
4 3,260.0 1 (1461 sq ft) 
5 3,354.9 2 (1715 sq ft) 
6 3,576.2 2 (1715 sq ft) 
7 1,972.5 3 (1232 sq ft) Affordable 

unit 
8 2,596.5 1 (1461 sq ft) 
9 3,247.4 2 (1715 sq ft) 
10 2,443.0 1 (1461 sq ft) 
11 3,606.0 2 (1715 sq ft) 
12 4,443.6 2 (1715 sq ft) 
13 3,838.4 2 (1715 sq ft) 
14 2,593.4 1 (1461 sq ft) 
15 2,436.0 1 (1461 sq ft) 
16 2,436.0 1 (1461 sq ft) 
17 2,747.7 3 (1232 sq ft) Affordable 

Unit 
18 80,070.0 (39,743.2 Riparian Habitat Area & 

Buffer + 9,598.4 Raptor Habitat Area + 
30,728.4 Access) 

N/A 

 
ISSUES: 
 
During the City Council review of the project an issue arose concerning traffic at the intersection 
of Quintana and South Bay Blvd, it was the decision of the City Council to add an additional 
condition to the project requiring placement of a full signal at Quintana Road/South Bay 
Boulevard intersection upon completion of the project. This condition was brought up during the 
Planning Commission review of the Precise Plan. In response to direction from the Commission 
the applicant updated the project’s traffic study.  A copy of the executive summary is attached 
for your review.  The study indicates that a very small incremental amount of traffic is generated 
by the project and therefore the traffic generated by the project does not meet the State warrants 
for a traffic signal.  Staff has reviewed the traffic study and concurs with this finding.  However, 
the condition was placed on the project by the City Council and it cannot be altered or removed 
by the Planning Commission.  The additional traffic information has been provided so that the 
Planning Commission may comment on this condition if it chose to do so.  It should be pointed 
out that while the condition has been placed on this project to install the traffic signal the project 
would only bare its incremental share of the cost of the signal.  Because the incremental share 
would be minor the bulk of the cost would be the burden of the City.  The cost of the signal is 
estimated (TPG Consulting) to be between $175,000 to $200,000.   

 
CONCLUSION: 
 
Staff believes that the modified project is consistent with the General Plan and LCP, 
acknowledges and protects on-site ESHA and raptor habitat, provides adequate buffer from the 
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adjacent State Park natural area, and respects the LCP designated significant view shed. With the 
recommended conditions of approval, staff recommends that the Commission approve the 
Conditional Use Permit and Vesting Tentative Map, and forward the project to the CCC for final 
review of the Coastal Development Permit. 
 
ATTACHMENTS: 
 
Attachment A - Findings for Approval 
Attachment B - Conditions of Approval 
Attachment C - Revised Plans and Supplemental Information 
Attachment D- Planning Commission February 17, 2009 staff report 
Attachment E-Planning Commission February 17, 2009 minutes 
Attachment F - City Council minutes of November 13, 2006 
Attachment G - CCC Action Summary and Conditions of Approval 
Attachment H –Traffic Study Executive Summary, dated January 2010 
 
ENCLOSURES: 
 
Full Size Plan Sets 
Photo Rendering of Home Designs 
Photo Simulation from NB Highway 1 
 
The various studies, reports, and previous City and California Coastal Commission Reports are available 
for review at the Public Services Department. 
 
 

ATTACHMENT A: FINDINGS 
 
California Environmental Quality Act (CEQA) 
 
A. That for purposes of the California Environmental Quality Act, Case No. S00-038/UP0-

070/CP0-110) had a Mitigated Negative Declaration approved.  Any impacts associated with the 
proposed development will be brought to a less than significant level through the Mitigations 
contained in this document and placed as conditions of approval on the project.   

 
Subdivision Map Act Findings 
 
B. As conditioned, the proposed map to create seventeen residential lots and a common open space 

lot is consistent with the General Plan and Coastal Land Use Plan because residential 
development is allowed under the land use designation and zoning & subdivision ordinance, and 
as designed will not impact sensitive resources on the site. 

 
C. As conditioned, the design and improvements to create Black Hill Villas subdivision is 

consistent with the General Plan and Coastal Land Use Plan because public and private 



 
improvements will be constructed to meet the needs of the development, while respecting and 
enhancing sensate resource areas. 

 
D. As conditioned, the site is physically suitable for the type and density of development proposed 

because the residential uses and associated improvements have been designed in consideration 
of the environmental constraints on the site. 

 
E. As conditioned, 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 sensitive resource areas will be avoided and enhanced. 

 
F. The design of the subdivision and improvements will not cause serious public health problems. 
 
G. 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 all such easements shall be retained with the proposed project. 

 
H. As conditioned, the design, architectural treatment, and general appearance of the homes, 

associated improvements, and open space areas are in keeping with the character of the 
surrounding area, and will not be incompatible with the uses permitted in the surrounding areas 
and zoning district. 

 
I. The City has available adequate water to serve the proposed subdivision 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. 

 
J. The project represents innovative design in protecting existing resources on the site while 

providing housing at the density allowed for the site by the General Plan. 
 

 
K. The proposed projct will provide a more desirable and livable community than the minimum 

requirements; Create a better community environment in keeping with the single-family 
residential nature of the area; Reduce the danger of erosion. 

 
L. The deviations from typical property development standards allow for an innovative project 

design and provision of a quality residential community and preservation of environmental 
resources which could not otherwise have been provided for on the site. 

  
Conditional Use Permit Findings 
 
M. The project is an allowable use in its zoning district and is consistent with the General Plan for 

the City of Morro Bay. 
 
N. The establishment, maintenance, or operation of the residential development will not be 

detrimental to the health, safety, comfort or general welfare of the persons residing or working 
in the neighborhood, as the project is consistent with all applicable zoning and plan 
requirements. 

 



 
O. As conditioned, the project will comply with all applicable City regulations and will not be 

injurious or detrimental to property and improvements in the neighborhood or the general 
welfare of the City. 

 
P. Precise Plan Findings 

 
As conditioned, the precise plan approval is consistent with the General Plan and requirements 
of the Zoning Ordinance. 



 
 

ATTACHMENT B: CONDITIONS OF APPROVAL 
 
 
STANDARD CONDITIONS 
 
1. This permit is granted for the residential development and associated improvments described in 

the staff report and the on plans received by the Public Services Department on November 19, 
2009 (“Exhibit C” of the staff report).  The approval is modified, however, by the following 
Conditions of Approval: 

  
2. Inaugurate Within Two Years:  If the approved use is not established within two (2) years of the 

effective date of this approval, this approval will automatically become null and void.  However, 
upon written request by the applicant prior to the expiration date of this approval, up to two (2) 
one-year time extensions may be granted.  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 amendment 
subject to Planning Commission review. 

 
4. Compliance with the Law:  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.  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.  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. Water Saving Devices:  Prior to final occupancy clearance, water saving devices shall be 

installed in the project in accordance with the policies of the Morro Bay Coastal Land Use Plan 
and as approved by the Building Official. 



 
 
8. Screening of Equipment/Utility Meters/Fencing: All roof-mounted air conditioning, or heating 

equipment, vents, ducts and/or utility meters shall be screened from view from adjoining public 
streets in a manner approved by the Director of Public Services. Prior to building permit 
issuance, the approved method of screening shall be shown on the project plans. 

 
9. Construction Hours: Pursuant to MBMC Section 9.28.030 (I), noise-generating construction 

related activities shall be limited to the hours of seven a.m. to seven p.m. daily, unless an 
exception is granted by the Director of Planning & Building pursuant to the terms of this 
regulation.  

 
10. Utility Services: All water and sewer impact fees shall be paid at the time the building permit is 

issued. 
 
11. Property Line Verification.  It is owner’s responsibility to verify lot lines.  Prior to foundation 

inspection the lot corners shall be staked and setbacks marked by a licensed professional. 
 
12. CBC & UBC Compliance.  The entire project, including all setbacks and openings in exterior 

walls, shall comply with the Building Code, as determined by the Building Official.   
 
13. Zoning Compliance. Proposed fencing on the site shall be shown on plans submitted for a 

building permit and shall comply with zoning regulations including Chapter 17.49 Community 
Housing Project Regulations, Residential Conversions and Demolitions. 

 
14. Park In-lieu Fee. Prior to recordation of the Final Map requirements of the City of Morro Bay 

for dedication of land for park purposes and/or payment of fee-in-lieu thereof shall be met 
(MBMC Section 16.16.030). 

 
PUBLIC WORKS CONDITIONS 
 
15. Sewer Master Plan Impact Fee: Prior to the issuance of a building permit, the 

Applicant/Developer shall pay to the City an impact fee toward the construction of municipal 
sewer improvements as determined by the Engineering Division in accordance with the Sewer 
System Master Plan. 

 
16. Tract Map:  $1,100 fee.  The City Master Fee Schedule requires the Applicant/Developer pay a 

Tract Map Fee of $1,100 + direct costs for checking, inspection, and other provided work 
performed by contracted engineering services.    The final map shall be furnished on Mylar and 
in electric format.  The files need to be in the format of .dwg or .dxf.   PDFs are not required but 
may be submitted in addition to confirm record of original drawings.  The Applicant/Developer 
shall submit a current title report. 

 
17. Traffic Engineering Study Report:  A fee shall be paid proportionate to the project impacts. 

Applicant/Developer shall submit a traffic engineering report analyzing the increased traffic 
volumes resulting from this project.  The report shall also include circulation within the tract: an 
analysis of the proposed project entrance considering sight distance, the proposed driveway 
slope, lighting and turn lane requirements; street striping on Quintana and on South Bay Blvd.’s; 
and a recommendation for the location of a public transit waiting facility. 

 



 
18. Public Improvements:   $404 Plan Check Fee + additional costs.   Public Improvements are 

required as set forth in MBMC Section 14.44.   Pursuant to Chapter 12.04 all improvement work 
shall conform to the City’s Standard Drawings and Specifications.  Prior to map recordation the 
Applicant/Developer shall:  (1) submit $404 Plan Fee with public improvement plans designed 
by a civil engineer registered in California.  Existing improvements may remain except for 
portions in need of repair, or which do not meet City standards. (2) Include the City’s general 
notes on the improvement plans.  (3) Submit cost estimates calculated on the City’s Engineering 
Estimate Worksheet.  (4) Complete the City’s Reimbursement Agreement, the City’s 
Improvement Agreement and its insurance requirements. (5) Deposit a financial security with the 
City in the amount of 150% of the estimated construction cost of the public improvements.  (6) 
Acquire encroachment permits.  Prior to project completion sign off by Public Works, as built 
drawings shall be furnished on Mylar and in electronic format CD.  The files need to be in the 
format of .dwg or .dxf.   PDFs are not required but may be submitted in addition to confirm 
record of original drawings.  The Applicant/Developer shall pay any additional costs incurred for 
Public Works staff services, which exceed two site visits/inspections, and four total hours for 
plan check, office/counter meetings, telephone, copies, email, etc.  The City will prepare an 
invoice for additional costs, which shall be paid prior to final occupancy sign-off of the project. 

 
19. Public Improvement & Grading Plans Submittal:  The Public Improvement Plans shall be titled 

as such shall and submitted to the Engineering Division of the Public Services Department.   The 
Improvement plans shall be separate of the Grading Plans. The Grading, Drainage, and Retaining 
Wall Plans shall be submitted to the Building Department for their approval and issuance of a 
“Grading or Building Permit”.   It is acceptable to provide the Grading and Drainage plans for the 
City Engineer’s information only, but they will be reviewed and approved by the Building 
Department. 

 
20. Water Pressure Reducer:  Applicant/Developer shall install a pressure reducer on private property 

for each proposed home. 
 
21. Street Tree:  A street tree(s) planting area shall be shall be installed at the back of sidewalk in a 

semi circle (3' radius) formed into back of sidewalk.   The circle shall extend 1' into the back of 
sidewalk and there shall be at least a 5' wide sidewalk width from there to the curb.  Install per B-
12 Planting Detail, but precast cover and support structure shall be omitted and the planter 
location to be at back of sidewalk. 

 
22. Oil-Water Separator: To reduce pollution to creek, bay and ocean waters, the 

Applicant/Developer shall install oil-water separator/isolators on site between all drainage water 
inlets and the street gutter.  Inlet and/or outlet structure design shall address silt and hydrocarbon 
containment and be approved by the City. 

 
23. Sewer Lateral For New Structures:  A dedicated sewer lateral is required for each proposed 

single-family unit. 
 
24. Sewer Backwater Valve:  A sewer backwater valve shall be installed into each lateral on site to 

prevent a blockage or maintenance of the private or municipal sewer main from causing damage. 
(MBMC 14.24.070)  

 



 
25. Repair & Replacement of Public Improvements:  Prior to project completion the 

Applicant/Developer shall repair curb, street, sewer line, water line, or any public improvements 
which were damaged as a result of construction operations for this project. 

 
26. Erosion and Sedimentation Control Plan:  The Tentative Map shall make reference to control 

measures for protection against erosion of adjacent property and prevent sediment or debris from 
entering adjacent properties, waterway, or ecologically sensitive area.  Such control also serves 
as an aid in meeting the National Pollutant Discharge Elimination System (NPDES) Permit 
Program as Authorized by the Clean Water Act and administered by the State of California.  The 
Plan shall be approved by the City prior to building permit issuance. 

 
27. Flood Hazard Permit and Development: The National Flood Insurance Program Rate Map for the 

City of Morro Bay, prepared by FEMA, identifies a portion of the Applicant/Developer’s project 
as being in a Special Flood Hazard Area 100 year flood Zone.  Prior to Public Works approval of 
the Grading Plan, the following below shall be met: 

a. A FEMA approved Conditional Letter of Map Amendment. 
b. Submit the required fee, which is currently $171, for Flood Hazard Development (Morro 

Bay Municipal Code Section 14.72, Flood Damage Protection) 
c. Permits and approvals required for projects with a creek may include State Department of 

Fish and Game #1601, and Federal Corps of Engineers #404, Water Quality Control 
Board Certification and State Coastal Zone Management Act compliance.  It is the 
Applicant/Developer’s responsibility to obtain all necessary permits. 

 
PLANNING CONDITIONS 
 
28. Covenants, Codes and Restrictions (CC&Rs) or maintenance agreements shall be submitted with 

the final Tract Map for review and approval by planning staff and the City Attorney.  An 
easement over each lot will also be provided for the common open space area.  The Tract Map, 
easement and CC&Rs shall clearly indicate the common open space area.  The CC&Rs shall 
include clear provisions for the continued maintenance of the common open space area and shall 
include provisions for the City to force maintenance of common area if the owners of the parcels 
fail to do so voluntarily.  CC&Rs shall also restrict all landscaping, fencing and buildings 
throughout the project to continued consistency with plans hereby approved, unless otherwise 
approved by the Planning Commission or staff. 

 
31. Colors and Materials:  Construction documents submitted to the City for building permit review 

shall be reviewed by the Public Services Department to ensure compliance of all exterior colors, 
materials, and fencing materials as approved on the attached Exhibit(s).  All other colors and 
materials not so specifically approved may be approved by the Director according to the 
following objectives: achieve compatibility with colors and materials used in the on-site 
improvements; achieve compatibility with the architectural design of the improvements; achieve 
compatibility with surrounding land uses and environmental features, and to preserve the 
character and integrity of the area. 

 
32. 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. 

 



 
33. 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. 

 
34. Exterior Lighting:  Construction documents submitted to the City for building permit review 

shall include complete details of all exterior lighting for review and approval by the Public 
Services Department. All exterior lighting shall be minimum height and wattage necessary for 
safety purposes, but shall not unduly illuminate surrounding sensitive receptors, and shall be 
consistent with Coastal Development Permit conditions. 

 
35. Landscape and Irrigation Plan: Prior to the issuance of a building permit, a landscaping plan, 

prepared and stamped by a licensed Landscape Professional, (i.e., Landscape Architect, 
Architect, or Landscape Contractor) consistent with Coastal Development Permit requirements 
shall be submitted for review and approval by the Public Services Department. Said plan shall 
include a planting plan showing the species, number, size, and location of all plant materials. An 
irrigation plan shall include the proposed method and location of irrigation.   

 
36. Timing of Landscaping:  Prior to issuance of a final Certificate of Occupancy, all required 

plantings, groundcover and irrigation systems required by the conditions of the Coastal 
Development Permit shall be installed to the satisfaction of the Public Services Department.   

 
38. Conditions of Approval on Building Plans:  Construction documents submitted to the City for 

building permit review shall include the final Conditions of Approval e 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. 

 
39. The applicant is required to pay the Department Fish and Game fee for a Negative Declaration 

filing of De minimus Impact Finding along with a fee of $1,275 to the County Clerk.  The funds 
shall be made payable to the “County of San Luis Obispo” and delivered to the Public Services 
Department within five days of the approval. The funds will be forwarded along with the 
Environmental Determination to the County Clerk in accordance with California Code of 
Regulation Title 14, Division 1, Subdivision 3, Chapter 4, Section 753.5.  Filing the Notice of 
Determination along with the fee is required within 10 days of the project approval and has the 
effect of starting a 30-day statute of limitations period for challenges to the decision in place of 
180-day period otherwise in effect. 

 
FIRE CONDITIONS 
 

40. The project shall conform to all applicable requirements of the Uniform Building Code and 
Uniform Fire Code, including fire hydrants and any additional requirements deemed necessary, 
to the satisfaction of the Fire Chief.  The Fire Chief shall be satisfied prior to the issuance of a 
building permit and prior to occupancy of the building. 

 
41. The project shall provide three fire hydrants, at Fire Department approved locations. 

 
42. The project shall be marked for no parking in access ways, as required by the Fire Department. 

 



 
43. The project proponent shall coordinate with the Fire Department to determine if additional access 

gates in the masonry wall are feasible. The developer shall add such walls as determined feasible 
and necessary for adequate fire protection. 

 
PLANNING COMMISSION/ 
 
44. The following additions conditions shall be incorporated in to the final design of the project: 

a. Provide a note on the plans along the property line between the State Park and the Cul 
de sac "no fencing." 

b. Provide a schedule re-evaluating the health of all trees on the property. 
c. Add a signalized pedestrian crosswalk across South Bay Blvd. 

 
CITY COUNCIL CONDITIONS: 

 
44. Provide a 2 to 1 replacement of removed trees that are alive on the landscape plan and determine 

if any additional trees can be saved.  20% of the replacement trees must be species that provide 
the appropriate height for raptors approx. 60 feet high. 

 
45. Upon completion of the project a full signal shall be placed at the Quintana Road/South Bay 

intersection. 
 

ENVIRONMENTAL CONDITIONS 
On June 15, 2006, the City of Morro Bay acting as the lead CEQA agency completed an initial study 
for the project that concluded that, with the addition of mitigation measures, the project would not 
have significant environmental impacts. Subsequent to the City action, the California Coastal 
Commission (CCC) provided review and analysis of the land use proposal, which has been certified 
by the Secretary of Resources as being the function equivalent of environmental review under CEQA. 
The CCC reviewed relevant coastal resource issues with the proposal, and has adopted 
modifications to avoid and/or lessen any potential for adverse impacts to said resources. Said 
mitigation measures adopted by the City Council, and as modified by the CCC shall include: 
 

46. All California Coastal Commission Conditions of Approval adopted on April 11, 2008, and 
incorporated herein by reference and as enumerated in Attachment E, except as modified by the 
California Coastal Commission in their review and adoption of the Coastal Development Permit. 

 
 

48. BIOLOGICAL:  
a. A habitat enhancement plan for area within the floodplain shall be required.  The five 

existing cypress trees located along Quintana Road shall be left in place to create a stand of 
trees of mixed height and age class.  Details of the enhancement plan should be coordinated 
among the developer, the project landscape architect, City staff and a raptor biologist.   

b. Future tree removal and commencement of construction activities should be withheld until a 
field survey has been preformed and a determination is made the completion of fledging 
period has ended, if fledging birds are present. 

c. A survey of the site by a qualified biologist prior to tree removal to determine if active nests 
are present shall be required. 



 
d. A concurrence authorization is obtained from the USFWS stating that the project will not 

result in the take of the regulated variety of the MSS.  If USFWS concurrence is not granted 
then a Habitat Conservation Plan (HCP) will be required prior to construction. 

 
e. A concurrence authorization is obtained from the USFWS stating that the project will not 

result in the take of the California red-legged frog.  Otherwise the following mitigations are 
required, the mitigation measures are suggested even if the concurrence determination is 
granted: 
1. Grading and grubbing activities should occur only during the dry season (generally June 

15 to October 15). 
2. Applicant should retain a qualified biologist to conduct a pre-activity survey for 

California red-legged frogs and/or MSS prior to the initiation of site work. 
3. The applicant and contractors should employ Best Management Practices (BMPs) during 

grading and construction. 
4. The applicant should provide restoration of the small floodplain and drainage channel on 

the lower section of the parcel using native riparian plants and trees.  This should be 
coordinated with the habitat enhancement plan. 

f. If on-site refueling is necessary then it should be conducted at the upland location way from 
the drainage channel and floodplain. 

 
Monitoring:  Public Services staff shall ensure that the applicant has obtained a qualified biologist 
and review the habitat enhancement plan.  PS staff will review the concurrence determination by 
USFWS and/or the HCP. 
 

49. CULTURAL RESOURCES:   
a. Archaeological monitoring of all grubbing, demolition, and excavation activities in the 

development area by a qualified archaeologist and Native American.  Collection of historic 
and prehistoric cultural remains deemed significant and if necessary, analysis of any features 
encountered including but not limited to historic refuse dumps and diagnostic prehistoric 
habitation deposits. 

 
b. Selection and processing of prehistoric marine shell for radiocarbon dating. 

 
c. The applicant/property owner shall provide an archaeological monitoring evaluation plan 

prepared by a qualified archaeologist for all construction excavations associated with 
grading activity.  The plan shall identify all the ground disturbance activity monitored 
including dates the archaeologist and culturally affiliated, indigenous individual recognized 
by the Native American Heritage Commission were present.  The evaluation report shall 
describe all the densities or features of artifacts associated with a particular activity 
encountered.  Any isolated human remains encountered during construction shall be 
protected and their disposition be undertaken consistent with Public Resources Code 
5097.98. 

 
Monitoring: The applicant in the event of a discovery of human remains shall notify planning & 
Building staff.  P&B staff shall ensure that any finds are evaluated by an approved cultural resource 
professional and that any required mitigation is completed. 

 
50. GEOLOGY/SOILS:  



 
a. The applicant shall provide project-specific soils and geotechnical reports required by the 

Building Official.  Project design and construction shall be consistent with recommendations 
contained in soils and geology reports, as required by the Building Official.   

 
Monitoring:  Public Services staff shall ensure that plans are consistent with the soils and geology 
reports prior to the issuance of a building permit and during subsequent site inspections. 

 
51. HAZARDS/ HAZARDOUS MATERIALS: 

a. The applicant shall install fire sprinklers and fire hydrants to the satisfaction of the Fire 
Chief. 

b. The applicant shall work with the Fire Department to meet the intent of the code 
requirement to buffer around the structures. 

 
Monitoring:  Public Services and Fire Department staff shall ensure that plans are consistent with the 
building and fire codes prior to the issuance of a building permit and during subsequent site 
inspections. 

 
52. HYDROLOGY/WATER QUALITY:  

a. The applicant shall file the paperwork for a conditional letter of map revision (CLOMR-F 
and LOMA) with FEMA to register the detail study conditions to determine the 100-year 
flood level. 

b. Prior to the issuance of building or grading permits, the applicant shall submit an erosion 
control plan.  The Plan shall show control measures to provide protection against erosion of 
adjacent property and prevent sediment or debris from entering the City right of way, 
adjacent properties, any harbor, waterway, or ecologically sensitive area.  Such control also 
serves as an aid in meeting the National Pollutant Discharge Elimination System (NPDES) 
Permit Program as Authorized by the Clean Water Act and administered by the State of 
California. 

c. To reduce pollution to creek, bay and ocean waters, the Applicant/Developer shall install an 
oil-water separator/isolator on site between all drainage water inlets and the street gutter.  
Inlet and/or outlet structure design shall address silt and hydrocarbon containment and be 
approved by the City. 

d. The applicant and development team shall utilize best management practices and include 
low impact development techniques to the maximum extent possible. 

 
Monitoring: Public Services staff along with FEMA shall concurred with analysis prior to grading 
permit issuance.  PS staff shall review the erosion control plan and ensure compliance with all 
NPDES requirements. 

 
53. NOISE: 

a. Project construction within 500 feet of any existing residences shall be limited to the hours 
of 7 a.m. to 7 p.m. on Monday through Sunday and all large construction equipment will be 
equipped with “critical” grade noise mufflers.  Engines will be tuned to insure lowest 
possible noise levels.  Back up “beepers” will also be tuned to insure lowest possible noise 
levels.  All necessary measures to muffle, shield or enclose construction equipment shall be 
implemented in order to insure that noise levels at the property line of the nearest parcels do 
not exceed 75 dBA. 

 
Monitoring:  Planning & Building staff will make periodic site visits to ensure construction hours are 
adhered too and noise levels are within the allowable limits during construction.   



 
 

54. TRANSPORTATION/CIRCULATION: 
a. Traffic impact fees shall be paid proportionate to the net percentage increase in peak hour 

traffic flows generated by the proposed project.   
b. Roadway improvements shall be made at the intersection of Quintana and South Bay Blvd.  

Particular attention shall be made to widening South Bay Blvd for turning lanes including all 
striping, signing, and delineations as required and approved by the City Engineer.   

c. Improvements for site distance along eastbound Quintana. 
d. Two Bus turn-outs; one located south of existing turnout on Quintana and one relocated on 

South Bay Blvd. where the school district currently drops off and picks up. 
e. A pedestrian path shall be installed that allows pedestrians to cross the narrow box culvert 

along South Bay Court that links to the new bus turnout. 
f. A D/G community path shall be installed that runs along Quintana from the driveway of 

South Bay Court to the intersection of South Bay Blvd.  
g. In order to maintain a safe condition while construction activity occurs the applicant shall 

work with the City Engineer to determine what specific improvements shall be completed 
before grading and construction activity begins. 

 
Monitoring:  Public Services staff shall ensure all improvements and traffic impact fees are paid 
prior to the issuance of a building permit. 

 
55.  FIRE CONDITIONS: 
 

a. Provide approved numbers (addresses) in such a position as to be plainly visible and legible 
from the street fronting the property.  Lettering shall be a minimum of 5" high on a 
contrasting background.  [UFC, Sec.  901.4.4] Add note on plans. 

 
b. Provide NFPA 13-D automatic fire sprinklers.  Submit all plans and specification sheets for 

the fire sprinkler system to the Building Department for review and approval prior to 
installation.  The sprinkler system shall be in accordance with NFPA Standard 13-D, 
including garage coverage.  Please provide the following standard information on the plans: 

1. Owners name, north arrow, occupancy of each room and make of fire sprinklers 
proposed. 

2. Provide manufacturers literature/cut-sheets indicating UL approval for all valves, 
hangers, sprinkler heads, alarm devices, gauges, etc. 

3. The fire sprinkler contractor shall do their own static water pressure test and show the 
information on the plans.  

4. Please indicate on the plans where proposed utilities/appliances are located.  Will these 
appliances effect the location or temperature rating of any fire sprinklers?  

5. Provide a symbol index on the plan for future reference.   
6. Please include a 10% water pressure reduction in the hydraulic design of the fire sprinkler 

system. 
7. Show location of inspector's test on the plans. 
8. Comply with manufactures maximum and minimum clearances from walls to sprinkler 

heads.  
 

c. The project shall conform to all applicable requirements of the Uniform Building Code and 
Uniform Fire Code, including fire hydrants and any additional requirements deemed 
necessary, to the satisfaction of the Fire Chief.  The Fire Chief shall be satisfied prior to the 
issuance of a building permit and prior to occupancy of the building. 



 
 
Monitoring:  Public Services and Fire Department staff shall ensure that plans are consistent with the 
building and fire codes prior to the issuance of a building permit and during subsequent site 
inspections. 
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Current Project Tracking Sheet
New items or items which have been recently updated are italicized.  Approved projects are deleted on next version of log.

Agenda NO: XI-A
Meeting Date 2/16/2010

Action

  Applicant/Property Owner Date
Project Description/Status Project 

Planner
Approval  

Body
30-Day Review 

1 Wayne Colmer 485 South Bay 4/28/05

17 Lot Subdivision. Submitted 4/28/05.SRB 3/15/06, Staff requested information Starting Initial 
Study. MND Circulating, tentative PC 8/21/06 Approved, tentative CC 10/9 Continued to 11/13/06 
Approved Appealed by CCC Tentative November hearing Continued to March, CCC approved with 
Conditions, Pry Mod PC concurrence needed pending lawsuit; Resubmitted 11/19/08; awaiting 
CCC appeal and concurrence; Approved by CCC; 2/17/09 PC continue to date uncertain with 
direction. Applicant is addressing traffic concerns. Scheduled for PC 2/16/10.

KW PC

2 Cathy Novak 560 Embarcadero 12/3/09
Height & Setback Excecption for Fence/Windscreen.  Scheduled for PC 2/16/10. Item 
withdrawn for additional analysis. GL PC

3 Dan Reddell 1 Jordan Terrance 7/25/08

New SFR. Submitted 7/25/08, Inc. Later 8/19/08; resubmitted 2/24/09, project under review.  
Letter sent to agent regarding issues. Applicant and staff met 1/2010 on site to further discuss 
issues. JH/KW PC

4 Kleinhammer 160 Anchor 7/29/08
Parcel Map dividing one parcel into two with Right of Way abandonment.  Incomplete letter sent 
8/25/09. KW PC/CC

5 Pina Noran 2176 Main 10/3/08

Convert commercial space to residential use. Submitted 10/03/08, Inc. Later 10/22/08, 
resubmitted 2/5/09. Project still missing vital information for processing 11/30/09.

KW PC

6 Greg Kircher 350 Java 1/22/09

Addition to Nonconforming SFR. Submitted 1/22/09, incomplete letter 2/27/09,  incomplete 
5/21/09, Response letter 6/30/09. Resubmittal 1/7/10. Incomplete letter 2/3/10.

GL PC 2/4/10

7 John Christie 2330 Hemlock 4/27/09
CUP for 2nd unit to nonconforming site.  No scaled plans submitted. Comment letter sent 
11/3/09. No respose to date. Parking is an issue. GL PC

8 Todd Schnack 2248 Emerald 9/30/09

New Guesthouse Cloisters, 11/09 incomplete letter sent.  Applicant responded 11/19.  Cloisters 
Design Reviewed project 11/30 deemed it in conformance with Cloister Design guidelines. 
Comment Letter sent 11/9/09. Comment Letter sent 12/22/09. GL PC

9 Studio Design Group 962 Piney 10/15/09
Preapplication Demo., addition and remodel of existing church., application taken to DRT. 
Incomplete letter sent 12/4/09.  KW PC

10 Les & Larri Deedon 3044 Ironwood 10/21/09

New SFR. 2-story 1,412 sq. ft.with 3 car garage and 2 decks. Incomplete letter sent to applicant 
10/29/09. applicant resubmitted on 11/18/2009.  Resubmittal did not address all incomplete items. 
Incomplete letter sent 12/9/09. Response received 1/22/10. Resubmittal did not address all 
concerns. GL/AC Admin 2/18/10

30 -Day Review, Incomplete or Additional Submittal Review

Public Services
City of Morro Bay

Project Address
 Hearing or Action Ready

2/10/2010 955 Shasta Avenue Morro Bay Ca  93442 805-772-6270 1 of 5



  Applicant/Property Owner Date
Project Description/Status Project 

Planner
Approval  

Body
30-Day Review 

Project Address

11 Kent Snowden 2570 Nutmeg 10/27/09

New SFR. 2,437 square feet with a 616 square foot garage.  Incomplete letter sent to applicant 
11/4/09. P.W.comments 11/18/2009. Resubmittal 1/19/10.  Coastal Development Permit noticed 
on 2/5/10.

SD PC 2/18/10
12 Robert Romero 3033 Ironwood 11/18/09 New SFR. Incomplete Letter sent 12/11/09. No response to letter to date. GL/AC Admin
13 Robert Tefft 395 Acacia 11/10/09 Demo SFR & Carport. Incomplete letter sent 12/31/2009. GL/SD Admin

14 Bob Crizer
Water Lease Site 
34 206 Main Street 11/9/09

Oak Street Parking Exception.  Also see 206 Main Street (Botich).  Request to allow parking 
spaces to be placed on Oak Street to replace parking currenly provided at 206 Main Street.  
Waiting for parties to resolve issue of ownership.

15 City of Morro bay Harbor Depart 11/10/09
Marina Dredging.  CUP to dredge State Park Marina.  Waiting for additional information from 
environmental consultant. KW PC

16 Valley and Crafton 430 Olive 11/23/09 Lot Line Adjustment. Incomplete letter sent 12/23/09. No response to date. GL/SD Admin

17 Mike Prater 235 Atascadero 12/16/09

CUP and Coastal Development Permit.  Solar Arrays. Solar arrays located on carport structures 
at Morro Bay High School. Incomplete letter sent 1/15/10. Mtg follow up letter sent 1/29/10.

GL PC
Projects in Process

18 Great American Fish Co. 1185 Embarcadero 1/6/05

GAFC, Virg’s, & Harbor Huts Revitalization Plan. Submitted 1/06/05, Starting Initial Study Draft 
MND, eel grass study complete concurrence on findings Tentative PC 11/5/07 Continued, date 
uncertain CC March Phase I approved Phase II approved 5/12/08. CDP approval from Coastal 
Commission on June 10, 2009.  Project submitted for precise review.

KW PC

19 Larry Newland 11/21/05

Embarcadero-Maritime Museum (Larry Newland). Submitted 11/21/05, Incomplete 12/15/05 
Resubmitted 10/5/06, tentative CC for landowner consent 1/22/07 Landowner consent granted. 
Incomplete 3/7/07. Resubmitted 5/25/07 Incomplete Letter sent 6/27/07 Met to discuss status 
10/4/07 Incomplete 2/4/08. Met with applicants on 3/3/09 regarding inc. later.  Applicant 
resubmitted additional material on 9/30/2009. KW PC

20 Rudolph Kubes/Mike Prater 1181 Main & Bonita 11/23/06

Morro Mist 20 Lot SFR Subdivision. Submitted 11/23/06,SRB 3/15/06, Staff requested 
information Resubmitted 8/16/06 MND analysis needed MIND Complete 7/20 PC 8/20/07 
Continued date uncertain revised project smaller units still 100% residential. Applicant has 
redesigned project and resubmitted on June 1, 2009.  Project under review. Letter sent to applicant 
regarding issues on 7/2009.  Subsequent meeting with applicant team 8/2009. Staff has had 
additional correspondence with the applicant.  Project tentatively scheduled for Planning 
Commission late February/early March 2010. JH/KW PC

21 Frank Loving 247 Main 10/27/07

Docking for Vessels. Submitted 10/29/07, Incomplete 11/19/07 PC 2/4/08, Continued to PC 
3/17/08, continued to PC 9/15/08 Applicant has indicated to staff that they wish to move ahead 
with the project. KW PC

22 Johnnie Medina 3390 Main 5/29/08

 2 Lot Subdivision. Submitted 5/29/08, Incomplete CCC coordination; Inc. Later 12/2/08; 
Resubmitted 1/5/09.  Staff working on environmental document, MND Noticed as available for 
review 6/9/09. Hearing schedule 7/20/09.  Item continued to date uncertain. Applicant submitted 
additional materials, staff waiting for applicant's response to ESH/Willow buffer.  Biologist letter 
submitted November 30, 2009. Resubmittal 1/20/10. KW PC 2/20/10

23 City of Morro Bay & Cayucos 160 Atascadero 7/1/08
 WWTP Upgrade. Submitted 7/1/08, Preparing Notice of Preparation, Staff reviewing Ad Min Draft 
EIR.  Modifications to project description underway and subsequent renoticing. BA

PC/CC/RW
QCB

24 Nina Hartley 1290 Embarcadero 9/17/08

Relocate well and pump house. Submitted 9/17/08, Inc. letter 10/15/08.  Applicant has 
resubmitted items from inc. letter, submittal under review.  Initial Study in process. Applicant has 
submitted additional arch/information 11/09. KW PC

Embarcadero
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  Applicant/Property Owner Date
Project Description/Status Project 

Planner
Approval  

Body
30-Day Review 

Project Address

25 Chevron 3072 Main 12/31/08

Remove Underground Pipes. Submitted 12/31/08, environmental reports submitted for review 
5/8/09.  Project under review.  Project routed to other agencies for comment. Environmental being 
processed. KW/SD PC

26 Smith Held
575& 
591 Embarcadero 04/21/09

Demo existing retail and vacation rentals, construct 2 retail units and a 6 unit hotel. 
Submitted 9/27/06, Incomplete 11/7/06 Resubmitted 12/21/06 Environmental Review MND 
Circulating, tentative PC 4/2/07 Continued, date uncertain Resubmitted 4/26/07 Incomplete 5/2/07 
Resubmitted 5/30/07 Environmental document re-circulating 6/6/07, tentative PC 7/16/07 Concept 
plan approved, tentative CC 8/27/07 Concept Plan Approved, needs CDP from CCC -Hearing 
11/12/08.  Project back from Coastal Commission, ready for Precise Plan processing. Precise Plan 
submitted 4/21/09, Incomplete letter 6/25/09.  Resubmitted 7/27/2009.  Responses to applicant on 
10/12/2009.  Scheduled for hearing on 10/19, continued to 11/2 by applicant. Applicant requests 
continuation to date uncertain.  Revised environmental Public review period 2/5/10 to 3/5/10. GL PC

27 Candy Botich 206

MainWater Lease 
Site 34                     
Main & Oak St. 6/17/09

New Parking. Project under review.  Agent given DRT comments July 10, 2009.  Applicant 
submitted redesigned project 9/30/2009. Associated application submitted for a parking exception 
for the lease site generating the parking demand. KW PC/CC

28 Gene Doughty 201 Main 7/24/09 Subdivide one lot into three.  Comment letter sent 8/19/09. Resubmittal 12/22/09. KW PC

29 Kent Snowden 2570 Nutmeg 10/27/09

New SFR. 2,437 square feet with a 616 square foot garage.  Incomplete letter sent to applicant 
11/4/09. P.W.comments 11/18/2009. Resubmittal 1/19/10.  Coastal Development Permit noticed 
on 2/5/2010 SD PC 2/18/10

30 Mark Hoppe 2840 Cedar 11/18/09
Demo SFR. Fire department O.K. 12/4/2009. Incomplete letter sent 12/23/09. Resubmittal 
1/27/10.  Coastal Development permit noticed on 2/5/2010 GL/SD Admin 2/26/10

31 California State Park State Park Drive 2/11/09
CUP and Coastal Development Permit for solar panels at the State Park with the addition of one 
carport structure for support of the panels SD/KW PC

32 Ron McIntosh 190 Olive 8/26/08

New SFR. Submitted 8/26/08, Inc. Letter 9/24/08; Resubmitted 12/10/08,  1/9/09 request for more 
information.  Applicant resubmitted on 2/06/09.  Environmental under review. Applicant and City 
agree to continuance. GL PC

33 Chevron 3072 Main 12/31/08

Remove Underground Pipes. Submitted 12/31/08, environmental reports submitted for review 
5/8/09.  Project under review.  Project routed to other agencies for comment. Environmental being 
processed. KW/SD PC

34 Imani 571 Embarcadero 5/14/09
Remodel of Salt Building to include new public walkway and additional piling for support.   Eel 
grass study submitted. Initial Study in process. GL PC

35 City of Morro Bay 235 Main 10/20/09
Demolish Wharf.  Demo 7,400 sf. wharf, decking and support structure. Initial Study was 
circulated for 30-day review on 1/14/10 finishes on 2/16/2010. KW Admin

36 Burt Caldwell 801 Embarcadero 5/15/08
Conference Center. Submitted 5/15/08, Inc Ltr 5/23 Resubmitted MND Circulating 7/15/08 PC 9/2 
Approved, CC 9/22/08 Approved,  CDP granted by CCC. GL

PC/CC/ 
CCC

37 City of Morro Bay 887 Atascadero 3/9/09

Nutmeg Water Tank Upgrade (City of Morro Bay CIP project). Oversight of County of San Luis 
Obispo application process. Preapplication meeting 3/9/09. Consultant coordination meeting 
3/12/09. KW SLO County

38 John King 60 Lower State Park 7/2/08
Lower parking lot resurface and construction of 2 new stairways. Submitted 7/02/08, PC Tent 
10/6, PC Date TBD Applicant coordinating w/ CCC 10/20/08. KW PC

Projects Continued Indefinitely or No Response to Date on Incomplete Letter

Environmental Review

Coordinating with Other Jurisdictions
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  Applicant/Property Owner Date
Project Description/Status Project 

Planner
Approval  

Body
30-Day Review 

Project Address

39 SLO County 09/28/04

Master Plan for Golf Course. Submitted 9/28/04, On hold per applicant, project to be amended. 
Resubmitted 2/9/07 Tentative PC 3/19/07 Continued, date uncertain; Planting trees.

KW PC/CC

40 Cameron Financial 399 Quintana 04/11/07
New Commercial Building. Submitted 4/11/07, Inc. Letter  5/09/07. Sent letter 1/25/2010 to 
applicant requesting direction, letter returned not deliverable KW Admin

41 West Millennium Homes 895 Monterey 7/10/07
Mixed-use building. 16 residential units and 3 commercial units, Submitted 7/10/07, Inc Later 
7/25 Resubmitted 1/14/08 SRB 3/10/08. KW PC

42 Kenneth and Lisa Blackwell 2740 Dogwood 07/20/07

Addition to nonconforming residence. Submitted 7/20/07, Complete, tentative PC 9/17/07 
Continued, date uncertain Resubmitted 10/31/07, PC 12/17/07 Continued, date uncertain.

KW PC

43 Jeff Gregory 1295 Morro 09/25/07

Coastal Development Permit to allow a second single family residence on lot with an 
existing home.  Incomplete letter sent 10/9/2007.  Intent to Deem Application Withdrawn Letter 
sent 12/29/09. Response from applicant 1/8/10 keep file open indefinitely. 

KW AD 

44 Nicki Fazio 360 Cerrito 08/15/07

Demo/Reconstruct SFR. Submitted 8/15/07, Incomplete 9/12/07, Complete and noticed 9/24/07.  
Issued 10/5/07, Appealed 10/15/07, Tentative PC 12/3/07 Continued, date uncertain.  Applicant 
has made contact with staff regarding moving project along but no submittal to date.

KW PC

45 Alicia Baroque 545 Napa 05/27/08
New guest house and parking exception. Submitted 5/27/08 Incomplete 6/13/08 Resubmitted 
10/14/08, Complete 11/10, PC 12/15; Continued to a date uncertain. KW PC

46 City of Morro Bay 595 Harbor Depart 02/27/09 New stand-by generator. Submitted 2/27/09, City Council did not fund. Continued date uncertain. KW Admin

47 Don Doubledee 360 Morro Bay Blvd 5/15/09 Mixed Use Project. Under Review. GL N/A

48 Travis Leage 1155 West 11/17/09 SFR. Incomplete Letter sent 12/22/09. Resubmittal 1/19/10. Incomplete Letter 1/28/10.  SD N/A

49 Victor Graziano 515 Morro Bay Blvd 11/19/09 Convert Portion of Retail to Deli. Incomplete letter sent 12/10/09. Resubmittal 1/27/10. GL N/A
50 Robert Fiori 2655 Koa 11/25/09 SFR Demo/Reconstruction. Incomplete letter sent to applicant. Resubmittal 2/1/10. KW N/A 3/1/10
51 Cathy Novak 585 Morro 12/23/09 As-Built Review of Community Housing Project.  In progress. KW N/A
52 Gary Christiensen 600 Morro Bay Blvd 1/21/10 Tentant Improvement.  Pharmacy / Retail. GL N/A
53 Costanzo Addition 1202 Bolton Dr 1/25/10 SFR Addition.  Add stairs to the existing house. Under review GL N/A
54 Tricia Knight 1245 Little Morro Creek 2/2/10 MetroPCS Telecom Site on PG&E tower. Under review GL N/A 3/1/10

55 Cathy Novak 612 Agave 9/17/09

Parcel Map. One lot to three lots. Incomplete letter sent to applicant.  Applicant respond to items 
on letter 11/4/2009.  Subdivision Review Board approved the map for processing on 11/17/2009. 
Item continued until 1/4/09, staff to bring back findings. Approved 1/19/10. Appealed to Council 
1/29/10.

GL PC

56 Michael Del Puppo 2300 Main 4/3/09

Appeal of Minor Use Permit to convert a commercial use to a residential use. Approved 
11/13/09. Appeal denied 1/19/10. Appealed to Council 1/29/10. GL/SD PC

57 Gerald Luhr 540 Atascadero 1/15/10 Sign Permit. "Kitchen and Bath Works". Permit issued. KW Admin
58 Dan Yates 221 Main 12/11/09 SF added to NCS and Parking Exception.  Scheduled for hearing 2/1/10. KW PC

59 Phil & Maureen Kispersky 560 Embarcadero 9/30/09
Sign Permit for Pelican Grill. Waiting for resubmittal. Submittal 12/14/09. Comment letter sent 
12/22/09.  Applicant resubmitted on 1/5/10. Permit issued 2/3/10. GL Admin

Approved Permits

Projects in Building Plan Check

State Park
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City of Morro Bay
Public Services
Advanced Planning Work Program

Work Item Planning Commission City 
Council

Coastal 
Commission Comments Estimated Staff Hours

Neighborhood Compatibility Standards  (Variable 
Height & Setbacks, FAR) TBD TBD 120 to 160
Strategic plan for managing the greening  process

                      
7/6/09 12/14/09

Pending County AB811 analysis 
and Board of Supervisor's action.

200 to 300

AB811 7/6/09 8/24/09 120 to 160
Safety Element Approved TBD 20 to 40
Draft Urban Forest Management Plan TBD TBD 200 to 300
CEQA Implementation Guidelines TBD TBD NA 120 to 160
Update CEQA checklist pursuant to SWMP (2/2011) TBD TBD 120 to 160 

Downtown Visioning TBD TBD 120 to 160
PD Overlay TBD TBD 3/20/00
Annexation Proceeding for Public Facilities TBD TBD

Work Item Requesting Body Estimated Staff 
Hours

Pedestrian Plan Planning Commission TBD

Work Item Plng. Comm. City 
Council

Coastal 
Comm.

Estimated Staff 
Hours

Updated Zoning Ordinance TBD TBD 1,800
Updated General Plan/LCP TBD TBD 1,800
NPDES Storm Water Management Plan Approved 

By RWQCB 
2/17/09

Housing Element Update/ SB 1818 

10/26/09 11/9/09

Submitted to HCD by 6/17/09.  
HCD returned comments 8/2009.  
Staff/consultant responded to 
comments 9/15/2009. Item 
scheduled for P.C. on 10/5/2009. 
Revised PC date to 10/19/2009.  
Submitted responses to HCD 
comments on 9/15/2009.  P.C. 
forwarded a favorable 
recommendation on Neg Dec and 
2009 Element.  City Council 
adopted the Neg Dec and 209 
Housing Element with minor 
modifications.  Housing Element 
Certified by State Department of 
Housing and Community 
D l t

200 to 300
Completed projects

Items Requiring Further Analysis When Activated

Planning Commission Generated Items
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