
 
 

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

A G E N D A 
 

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

consistent with and responsive to the needs of the public. 
 

Regular Meeting - Tuesday, May 2, 2017 
Veteran’s Memorial Building – 6:00 P.M. 

209 Surf Street, Morro Bay, CA 
 
 

Chairperson Robert Tefft 
Commissioner Gerald Luhr Commissioner Richard Sadowski 
Commissioner Michael Lucas   Commissioner Joseph Ingraffia  
 

 
ESTABLISH QUORUM AND CALL TO ORDER  
MOMENT OF SILENCE / PLEDGE OF ALLEGIANCE 
PLANNING COMMISSIONER ANNOUNCEMENTS 
 
 
PUBLIC COMMENT PERIOD 
Members of the audience wishing to address the Commission on matters not on the agenda may do so at 
this time. In a continual attempt to make the public process open to members of the public, the City also 
invites public comment before each agenda item.  Commission hearings often involve highly emotional 
issues.  It is important that all participants conduct themselves with courtesy, dignity and respect. All 
persons who wish to present comments must observe the following rules to increase the effectiveness of 
the Public Comment Period: 

 When recognized by the Chair, please come forward to the podium and state your name and 
address for the record. Commission meetings are audio and video recorded and this information 
is voluntary and desired for the preparation of minutes. 

 Comments are to be limited to three minutes so keep your comments brief and to the point. 
 All remarks shall be addressed to the Commission, as a whole, and not to any individual member 

thereof. Conversation or debate between a speaker at the podium and a member of the audience 
is not permitted. 

 The Commission respectfully requests that you refrain from making slanderous, profane or 
personal remarks against any elected official, commission and/or staff. 

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

 Any disruptive activities that substantially interfere with the ability of the Commission to carry 
out its meeting will not be permitted and offenders will be requested to leave the meeting. 

 Your participation in Commission meetings is welcome and your courtesy will be appreciated. 
 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in 
this meeting, please contact the Community Development at (805) 772-6264. Notification 24 hours prior 
to the meeting will enable the City to make reasonable arrangements to ensure accessibility to this 
meeting. There are devices for the hearing impaired available upon request at the staff’s table. 
 
PRESENTATIONS – NONE 
 
Informational presentations are made to the Commission by individuals, groups or organizations, which 
are of a civic nature and relate to public planning issues that warrant a longer time than Public Comment 
will provide.  Based on the presentation received, any Planning Commissioner may declare the matter as 
a future agenda item in accordance with the General Rules and Procedures.  Presentations should 
normally be limited to 15-20 minutes. 
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A. CONSENT CALENDAR 

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

B.  PUBLIC HEARINGS  
 Public testimony given for Public Hearing items will adhere to the rules noted above under the 
 Public  Comment Period. In addition, speak about the proposal and not about individuals, 
 focusing testimony on the important parts of the proposal; not repeating points made by others. 

  
 B-1 Case No.: Amendment (A00-045) to CUP #30-99  

Site Location: 845 Embarcadero 
Proposal:  Conditional Use Permit Amendment.  Repair of existing concrete seawall to 
include installation of 74 linear feet of sheet piles with backfill placement between sheet 
piles and existing concrete wall as well as remove & replace approx. 1,000sf of rock rip 
repair.  Proposed project also includes modification of existing floating dock system and 
addition of 1 new dock slip, new 340sf kayak launch float along northern dock slip, 
remove & replace 7 wood pilings with 7 steel pilings, and reconstruction of existing 
144sf kayak kiosk.  This project is located in the original jurisdiction of the California 
Coastal Commission. 
CEQA Determination: Categorically Exempt, Section 15301, Class 1 
Staff Recommendation: Conditionally approve  
Staff Contact: Cindy Jacinth, Associate Planner, (805) 772-6577 

 
 
C. NEW BUSINESS - NONE 
 
  
D. UNFINISHED BUSINESS - NONE 
 
 
E. PLANNING COMMISSIONER COMMENTS 
 
 
F. COMMUNITY DEVELOPMENT DIRECTOR COMMENTS 
 
G. ADJOURNMENT 

Adjourn to the next regular Planning Commission meeting at the Veteran’s Memorial Building, 
209 Surf Street, on May 16, 2017 at 6:00 p.m. 

 
PLANNING COMMISSION MEETING PROCEDURES 
This Agenda is subject to amendment up to 72 hours prior to the date and time set for the meeting.  Please refer to the Agenda 
posted at the Community Development Department, 955 Shasta Avenue, for any revisions, or call the department at 772-6264 
for further information. 
Written testimony is encouraged so it can be distributed in the Agenda packet to the Commission. Material submitted by the 
public for Commission review prior to a scheduled hearing should be received by the Planning Division at the Community 
Development Department, 955 Shasta Avenue, no later than 5:00 P.M. the Tuesday (eight days) prior to the scheduled public 
hearing. Written testimony provided after the Agenda packet is published will be distributed to the Commission but there may 
not be enough time to fully consider the information. Mail should be directed to the Community Development Department, 
Planning Division. 
 
Materials related to an  item on this Agenda are available for public inspection during normal business hours in the 
Community Development Department, at Mill’s/ASAP, 495 Morro Bay Boulevard, or the Morro Bay Library, 695 Harbor, 
Morro Bay, CA 93442. Materials related to an item on this Agenda submitted to the Planning Commission after publication of 
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the Agenda packet are available for inspection at the Community Development Department during normal business hours or 
at the scheduled meeting.   
 
This Agenda may be found on the Internet at: www.morro-bay.ca.us/planningcommission or you can subscribe to Notify Me 
for email notification when the Agenda is posted on the City’s website. To subscribe, go to www.morro-bay.ca.us/notifyme 
and follow the instructions. 
 
The Brown Act forbids the Commission from taking action or discussing any item not appearing on the agenda, including 
those items raised at Public Comment. In response to Public Comment, the Commission is limited to: 

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

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

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

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

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

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

 
APPEALS 
If you are dissatisfied with an approval or denial of a project, you have the right to appeal this decision to the City Council up 
to 10 calendar days after the date of action.  Pursuant to Government Code §65009, you may be limited to raising only those 
issues you or someone else raised at the public hearing described in this notice, or in written correspondence delivered to the 
Commission, at, or prior to, the public hearing. The appeal form is available at the Community Development Department and 
on the City’s web site. If 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 $268 flat fee. If a fee is required, the appeal will not be considered complete if the fee is not paid.  If the City 
decides in the appellant’s favor then the fee will be refunded.  
 
City Council decisions may also be appealed to the California Coastal Commission pursuant to the Coastal Act Section 30603 
for those projects that are in their appeals jurisdiction. Exhaustion of appeals at the City is required prior to appealing the 
matter to the California Coastal Commission.  The appeal to the City Council must be made to the City and the appeal to the 
California Coastal Commission must be made directly to the California Coastal Commission Office.  These regulations 
provide the California Coastal Commission 10 working days following the expiration of the City appeal period to appeal the 
decision.  This means that no construction permit shall be issued until both the City and Coastal Commission appeal period 
have expired without an appeal being filed.  The Coastal Commission’s Santa Cruz Office at (831) 427-4863 may be 
contacted for further information on appeal procedures. 



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

Approved projects are deleted on next version of log.

# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project Planner

1 Branch 11/14/16 A00-045 Modification to existing CUP 30-99.  Finger 

docks to be lengthened, seawall repair.

Under initial review.  Project deemed incomplete and 
letter sent 12-13-16.  Resubmittal received 1-27-17 and 
under review.  Conducting environmental review.

cj
2 Eisemann 8/29/16 CP0-515 and UP0-

455
CDP/MUP for new duplex. Unit A: 1745sf 

living, 540sf garage.  Unit B: 1517sf living, 

552sf garage

Under initial review.  Requires preliminary title report.  
Correction letter sent 10/18.  Resubmittal rcv'd 
12/16/2016.  Need PhotoSims.  Rcv'd 3/14.  Ready for 
PC 4/18/17.  Project intake error.  Admin CDP and MUP, 
no PC hearing required. Noticed 4/25 jg

3 Leage 9/28/16 A00-044 (UP0-
058)

Minor amendment to UP0-058 to relocate 

approved floating dock location and 

construct new finger slip and lease line 

amendment

Project under review.  Correction letter sent 11-21-16.  
Resubmittal received 1-27-17 and under review. Fire 
corrections forwarded to applicant to be made prior to 
noticing.

PN Disapproved per 
memo dated 
10/25/16

cj
4 Barker 11/18/16 CP0-523/UP0-462 New 1,950 sq. ft. SFR in the Cloister's 

Subdivision

Under Initial Review.  Correction letter sent 12/14.  
Resubmittal rcv'd 4/3. Ready for PC hearing 6/6/17

PN-Conditionally 
Approved per memo 
dated 12/14/16

jg

5 Frye 4/21/17 UP0-477/AD0-118 Conditional Use Permit and Parking 

Exception for a 215 sq. ft. addition to a 

nonconfmorning SFR

Under Intial Review

wm
6 2130 Morro Bay, 

LLC./Belsher & 
Skidmore

4/13/17 CP0-540 Regular Coastal Development Permit for new 

34 suite hotel w/ partial subterranean 

parking.  Project includes demolition of 

existing on-site structure

Under Initial Review

wm
7 Morgan 4/12/17 UP0-476 Conceptual Review of New SFR with 

accessory  unit.  Existing historical structure 

on lower level.  

Under Initial Review

wm

845 Embarcadero

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

1205 Embarcadero

2130 Main St.

101 Fig St.

2214 Coral Ave

3121 Sandalwood Ave.

City of Morro Bay

396 Hill St.

Community Development Department

Project Address

 Hearing or Action Ready Projects:

Agenda No:_A-1__

Meeting Date May 2, 2017
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

8 So Cal Gas 
Company

3/29/17 CP0-539 Administrative Coastal Development Permit 

to install new class 5 wood pole, 29' above 

ground level. Advance Meter - Equipment 

attached to top of pole 

Under Initial Review

wm
9 So Cal Gas 

Company
3/29/17 CP0-538 Administrative Coastal Development Permit 

to install new class 5 wood pole, 29' above 

ground level. Advance Meter - Equipment 

attached to top of pole 

Under Initial Review

wm
10 Mathias Family Trust 3/29/17 CP0-537 Administrative Coastal Development Permit 

for demolition of two residential structure, 

prep site for new construction, prune & trim 

overgrown bushes, and removal of fallen 

tree.

Under Initial Review

wm
5 Assembly of God 3/6/17 CP0-534/ AD0-

113
Admin CDP and Parking Exception to 

convert existing garage to living space 

(house adjacent to church), convert lower 

rear portion of church to new garage.

Under Initial Review.  Waiting on project redlines 4/12 
then ready to notice

PN- Conditionally 
Approved per memo 
dated 4/24/17

jg
6 James / Nisbet 3/2/17 CP0-533 Admin CDP for New SFR on vacant lot for 

1542sf living, 462sf garage, 176sf deck.

Under Initial Review PN- Disapproved 
per memo dated 
3/24/17 wm

7 James/ Nisbet 3/2/17 CP0-532 Admin CDP for New SFR on vacant lot, 

1433sf living, 446 sf garage, 195sf deck.

Under Initial Review PN- Disapproved 
per memo dated 
3/24/17

wm
8 Crowfoot 3/1/17 CP0-531 Admin CDP to create secondary dwelling unit 

through conversion of existing downstairs 

square footage.  Concurrently applied for 

building permit of same.

Under Initial Review. Correction letter sent 4/4. Site 
inspection complete. Planning review complete, waiting 
for Fire comments 4/25.

PN- Conditionally 
Approved per memo 
dated 3/29/17

rr
9 Huber 2/24/17 CP0-530, UP0-

470, S00-127
Proposed 6 lot residential subdivision 

(Tentative Tract Map, CDP, and CUP 

application).  Property located at corner of 

San Jacinto & Coral Ave.

Under Initial Review PN- Not Approved 
per memo dated 
3/16/17

wm
10 Bay 

Pines/Shorebreak 
Energy

11/29/16 UP0-463/CP0-525 Coastal development permit & Conditional 

Use Permit for Bay Pines Solar Project.

Under Initial Review.  Bio Report and Phase 1 Arch report 
rcv'd.  Waiting for preliminary title report.  Rcv'd 3/15.  
Sent to PW: Under Review.  Correction letter sent 
4/12/2017

PN-Approved 
12/9/16

jg
2 Najarian 11/7/16 CP0-521 & UP0-

473 and AD0-115
Coastal Development Permit for a new 1,694 

sq. ft. SFR

Under Initial Review.  Correction Letter sent 12/5.  
Resubmittal received 2/2/2017

PN- Disapproved 
per memo dated 
3/24/17

wm
3 Najarian 11/7/16 CP0-520 & UP0-

472 & AD0-114
Admin CDP and MUP to build a SFR in an 

MCR/R-4 zone on a vacant lot.  Proposed 2 

story, 1694sf living, 546sf garage, & 144sf 

deck.

Under Initial Review. Correction Letter Sent 12/5.  
Resubmittal received 2/2/217

PN- Disapproved 
per memo dated 
3/24/17

wm

615 Monterey

2515 & 2525 Greenwood

0 Nutmeg (Public Right of 
Way, 710' north of Cuesta 
St.)

0 Sequoia St (Public Right of 
Way, 32' west of Alder Ave)

2783 Coral Ave

321 Luzon

1501 Quintana

300 Mindoro

416 Napa St

310 Mindoro

320 Mindoro
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

4 Barfield 11/4/16 UP0-461 Conditional Use Permit for 498 sq. ft. 

addition to an existing 999 sq. ft. 

nonconforming SFR

Under Initial Review.  Correction Letter Sent.  Applicant 
working to redesign in order to remedy the existing 
nonconformity.  Waiting on resubmittal.  Rcv'd 4/24/2017

PN-Conditionally 
approved per memo 
dated 11/29/16

jg
5 Mac Millan 11/1/16 UP0-460/CP0-518 Change of use from retail to restaurant Under Initial Review.  Correction Letter Sent.  Resubmittal 

rcv'd 4/4/2017
PN-Conditionally 
approved per memo 
dated 11/29/16

jg
6 Fennacy 10/18/16 UP0-459 Use permit approval for change of 

occupancy for the creation of outdoor dining 

area at the Brickhouse BBQ

Project under review. Correction letter sent 11/17. 
Resubmittal Rcv'd 3/27

Conditionally 
approved per memo 
dated 11/9/16

rr
4 Van Buerden 5/24/16 UP0-446 Conditional Use Permit for House of JuJu 

restaurant remodel, and City Park 

improvements

Incomplete letter sent 6-23-16 to Applicant and Applicant 
Representative. Cj.  No recent activity as of 3-1-17

Conditionally 
approved 6/14/16

cj
5 Eisemann 10/12/15 CP0-490 & S00-

125
Parcel map application & CDP to split 1 R-4 

zoned lot in to two lots.

Incomplete letter sent 11-5-15.  Received revised plans 
and communicated via email to applicant regarding plan 
corrections.  Resubmittal under review.  Correction letter 
sent 2/18/16 with Public Works comments.  Received 
revised info from Applicant 3-3-16.  Correction sent and 
resubmitted 4-8-16.  Met w/ Architect to discuss intent to 
include development of 4-plex apartments.  Resubmittal 
rcv'd 5/10.  Correction letter sent 6/14/16.  Spoke with 
architect 8/9/2016.  Resubmittal rcv'd 8/17/2016.  
Correction letter sent 10/13/2016.  Applicant now wants to 
remove development from proposal and process the 
parcel map independently of any development.  Waiting 
on updated map (4/7/2017) Rcv'd 4/17

PN- Diapproved per 
Memo dated 
6/14/16

jg

6 DeGarimore 7/14/15 A00-026 and UP0-
442

Amendment to CUP to modify project 

description to remove proposed new awning.

Letter sent to applicant 9-9-15 regarding public access 
requirements.  In process.  Applicant wishes to include a 
kiosk for Virg's Landing with the awning amendment.  
Reviewed prelim site plan of kiosk and provided email 
comment corrections on 2/24/16.  Met with Virg's Landing 
owner to discuss kiosk plan 2-29-16.  TUP application 
submitted for kiosk proposal adjacent to parking lot on 4-
19-16.  Correction letter sent 5-12-16.  No recent activity 
as of 3-1-17.

cj

7 Gambril 5/13/15 CP0-475 / UP0-
417

New construction of 10,000sf commercial 

retail on vacant lot

WM. Under review. Will need Arch and Traffic reports.  
Incomplete letter sent 9/4/15.

PN-Plans 
Disapproved. Req. 
Stormwater 
determination form 
& plan update-
8/24/15

wm

1001 Front St.

405 Atascadero Rd.

260 Shasta

939 Main Street

535 Atascadero

945 Embarcadero

590 Morro Bay Blvd.
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

8 Leage 9/15/14 UP0-389 Demolish existing building. Reconstruct new 

1 story 19 foot building (retail/restaurant use) 

& outdoor improvements

Under review. Deemed incompleted.  Letter sent 10-13-
14. CJ  Resubmittal received 2/17/15. Incomplete letter 
sent . Resubmittal received.  Not compliant with view 
corridors requirements.  Resubmitta received 1-20-16.  
Email corrections provided to Applicant on 2/10.  
Reviewed revised plans received from architect via email 
on 3/7/16.

BC- incomplete RPS - Disapproved 
for plan corrections 
noted in memo of 
10/14/14

cj

9 Maritime Museum 
Association (Larry 
Newland)

11/21/05 UP0-092 & CP0-
139

Embarcadero-Maritime Museum (Larry 

Newland). Submitted 11/21/05.  Resubmitted 
10/5/06, tentative CC for landowner consent 
1/22/07 Landowner consent granted. 
Resubmitted 5/25/07.  Resubmitted additional 
material on 9/30/09. Applicant working with City 
Staff regarding lease for subject site. Applicants 
enter into agreement with City Council on 
project.  Applicant to provide revised site plan. 
Staff processing a "Summary Vacation 
(abandonment)" for a portion of Surf Street. 
Staff waiting on applicant's resubmittal.  Meeting 
held with applicant 2/23/2011. Staff met with 
applicant 1/27/11 and reviewed new drawings, 
left meeting with applicant indicating they would 
be resubmitting new plans based on our 
discussions.

KW--Incomplete 12/15/05.  Incomplete 3/7/07. 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. Met with applicants on 2/19/2010.  
Environmental documents being prepared. Meeting held 
with city staff and applicants on 2/3/2011.  Sent Intent to 
Deem Withdrawn letter 9-2-14. JG.  Revised preliminary 
plans emailed to City 11-4-16 for initial comment review.  
Staff feedback emailed to Architect 11-15-16. 
Resubmitted 3-20-17. CJ

Please route project 
to Building upon 
resubmittal.

An abandonment of 
Front street 
necessary. To be 
scheduled for CC 
mtg.  

10 Vankrieken 12/9/16 UP0-465/ CP0-
535

CDP and Conditional Use Permit for new 515 

sq. ft. garage and remodel of existing 

nonconforming SFR

Under Initial Review.  Correction Letter sent 1/6.  
Resubmittal received 1/20/217.  Correspondence with 
Agent regarding residential design guidelines, waiting for 
updated front elevations. Noticed for PC hearing on 
3/10/16.  Agendized for 3/21/17.  Continued to a date 
uncertain with direction for design changes

PN- Conditionally 
approved per memo 
dated 12/22/16

jg
11 Elster 4/20/16 UP0-282 & CP0-

323
New 2,978 sq. ft. SFR with 1,516 sq. ft. 

garage, 1,191 sq. ft. of decking, and a 560 s. 

ft. secondary dwelling unit.  

Applicant has decided against the parcel map and 
development of three townhomes and now proposes to 
build one SFR and a secondary dwelling unit.  Under 
initial review. Waiting on PW comments.  Correction letter 
sent 5/18/16.  Spoke with Applicant 8/4/2016 - resubmittal 
pending.  Resubmittal received.  Correction Letter Sent 
11/7/2016.  Resubmittal received 1/17/17.  PC on March 
7, 2017.  Continued to a date uncertain.

jg

Planning Commission Continued projects:

530 Morro

462 Arbutus

833 Embarcadero
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

12 Rhine LP & Morro 
94, LLC

2/24/16 CP0-500 & UP0-
440

Coastal Development Permit & Conditional 

Use Permit for Demolition of 3 existing tanks, 

related pumps and concrete

Under review.  Correction letter sent 5-10-16.  
Environmental review complete and to be routed 7-28-16 
for required 30 day period.  PC 9/6/16 hearing. Reviewed 
and PC continued hearing to 10/4/16.  Project continued 
to 12/6 PC meeting.  Project reviewed at 1/3/17 PC 
hearing and continued to a date uncertain.

PN- Conditionally 
approved per memo 
dated 7/26/16

wm
13 Verizon / Knight 11/19/14 UP0-394 and CP0-

512
Coastal Development Permit and Conditional 

Use Permit for installation of new Wireless 

Facility/Verizon antennas on existing pole.

Under Review. JG.  Incomplete.  Waiting on response 
from Tricia Knight.  Wants to keep project open and figure 
out the parking situation or move location. 1/26. JG.  
Applicant looking to move location to pole across the 
street.  resubmittal rcv'd 5/26.  Deemed Complete, waiting 
for Applicant to confirm PC meeting date.  PC hearing 
held on 9/6/16 and continued for further review to 11-1-16 
PC hearing.  Continuance requested.  Continued to a 
date uncertain

PN- Conditionally 
approved 6/14/16

jg
14 Seashell Estates, 

LLC
1/26/15 CP0-459/ UP0-

401
Coastal Development Permit/Conditional Use 

Permit for new SFR.  Lot 4 of 1305 Teresa 

Subdivision

Reviewing CC&R Design Guidelines.  Deemed complete 
3-2-15.  Anticipate 4/21 PC hearing.  Project continued to 
a date uncertain. CJ.

2/23/15 FD Cond 
App TP

BCR has for review 
2/3/15

cj

15 City of Morro Bay 1/18/12 UP0-344 Environmental documents for Nutmeg Tanks.  

Permit number for tracking purposes only 
County issuing permit.  Demo existing and 
replace with two larger reservoirs.  City handling 
environmental review

KW--Environmental contracted out to SWCA estimated to 
be complete on 4/27/2012.  SWCA submitted draft I.S. to 
City on May 1, 2012.  MR-Reviewed MND and met with 
SWCA to make corrections.  In contact with County 
Environmental Division for their review.  MND received by 
SWCA on 10/7/12. MND out for public notice and 30 day 
review as of 11/19/12.  30 day review ends on 12/25/12.  
No comments received.  Scheduled for 1/16/13 Planning 
Commission meeting and then to be referred back to SLO 
County. Planning Commission continued this item to 
address concerns regarding traffic generated from the 
removal of soil.  In applicant's court, they are addressing 
issues brought up by neighbors during initial P.C. 
meeting. Project has been redesigned and will be going 
forward with concrete tanks. Modifications to the MND are 
in process.  Neighborhood meeting conducted with 
Engineering on 9/27/2013. Revising project description 
and MND.

No review 
performed.

BCR- New design 
concept completed. 
Needs new MND for 
concrete tank, less 
truck 
trips.Neighborhood 
mtg held 9/27. 
Neighbors generally 
support new design 
that reduces truck 
trips by 80%. 
Concrete batch 
plant set up on site 
will further reduce 
impact. 5/5/14 - 
Cannon contract 
signed to finish 
permit phase. 
Construction will be 
delayed to FY15/16

wm

16 AT&T 4/10/15 UP0-411 & CP0-
465

Conditional Use Permit & Coastal 

Development permit to modify 2006 Planning 

permit approval for unmanned cell site

WM.Was tentatively scheduled for 3-1-16 PC hearing. 
Awaiting additional info from applicant.  Tentatively 
scheduled for 5-17-16 hearing. Applicant requested 
continuance.  PC continued review with direction on June 
21, 2016.

wm

361 Sea Shell Cove

3300 Panorama

590 Morro Street

184 Main  new location, 
Corner of Main and Cabrillo

End of Nutmeg
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

17 Pall 1/5/17 UP0-468 Conditional Use Permit for an existing auto-

body shop in a residential district

Under Initial Review.  Project Noticed for 2-21-17 PC 
meeting.  To be continued to 3/7/17 hearing due to 
noticing error. PC approval on 3/7/17.  Project Appealed 
to City Council 5/9/2017

FD Conditionally 
Approved 1/23/17

jg
18 Redican 9/9/16 A00-041 (UP0-

359)
Major amendment to Conditional Use Permit 

UP0-359.  Replace existing upper floor 

restaurant to a 9 room second floor hotel.

Project under review.  Met with applicant 10/10/16 to 
discuss.  Correction letter sent to Applicant 10/21/16.  
Resubmittal received 12-2-16.  Response requesting plan 
corrections emailed 1/3/17.  Project heard by PC on 3-21-
17 and favorable recommendations with direction to City 
Council.  Revised plans reflecting PC recommendations 
resubmitted 4-21-17.  Project agendized for 5-23-17 City 
Council meeting. cj

19 Baston UP0-448 UP0-448 Conditional use permit for Gray's Inn access 

improvements and piling repair

Incomplete letter sent 8-4-16.  Received resubmittal 
9/16/16.  Correction letter sent 10/14 and resubmittal 
10/19.  Met w/ Agent to review resubmittal 10/19.  Project 
reviewed at 12/20 PC meeting and continued to 1/17 PC 
meeting.  Project reviewed for favorable recommendation 
to the City Council with direction.

PN- Conditionally 
approved per memo 
dated 8/3/16

cj
20 City of Morro Bay 6/19/13 A00-015 Sign Ordinance Update. Text Amendment 

Modifying Section 17.68 "Signs" 
Text Amendment Modifying Section 17.68 "Signs". 
Planning Commission reviewed 5/17/2010.  Item heard at 
5/24/11 City Council Meeting. Interim Urgency Ordinance 
approved to allow projecting signs. PC reviewed 
2/7/2011. Workshops scheduled 9/29/11  & 10/6/11 .City 
Council 12/13/11. Continued to 1/10/12 CC meeting. PC 
reviewed 5/2/2012.  Update due to City Council in June 
2013. Draft Sign Ordinance reviewed by PC on 6/19/13 & 
7/3/13.  PC has reviewed Downtown, Embarcadero, and 
Quintana Districts as well as the Tourist-Oriented 
Directional Sign Plan. 8/21/13  Final Draft of Sign 
Ordinance approved at 9/4/13 PC meeting with 
recommendation to forward to City Council.  Council 
directed staff to do further research with local businesses.  
Business workshops held fall/winter 13/14. Result of sign 
workshops discussed at 11-3-15 PC mtg.

No review 
performed.

N/R

sg

725 Embarcadero

Projects Appealed or Forwarded to City Council:

Citywide

Environmental Review

340 Jamaica

561 Embarcadero
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

21 City of Morro Bay UP0-423 MND for Chorro Creek Stream Gauges Applicant requesting meeting for week of 9/9/13. SWCA 
performing the environmental review.  Received 
completed MND from Water Systems Consulting (WSC) 
on 4/1/15.  Routed to State Clearinghouse for required 30 
day review period.  Tentative hearing 8/4/15.  No recent 
activity.

No review 
performed.

MND complete.  Cut 
permit checks to 
RWQCB and CDFW 
on 2/27/15

cj

22 Tract 2739 1/17/17 Map Final Map - Tract 2739 / 16 lot subdivision 

with dedicated lot for riparian enhancement 

and raptor preservation.

Final Map Appication Under review.  Map corrections 
forwarded to Engineering/Public Works Dept. on 3/13/16.  
Final Map  & Public Improvement Plans resubmitted to 
City on 4/24/17.

JW/PN - 
Disapproved final 
map and public 
improvements

cj
23 Tract 2818 6/13/16 Map Final Map - Tract 2818 / 23 lot subdivision 

and 1 common lot

Initial submittal for final map processing received 6-13-16.  
Correction letter sent 7-6-16. Draft CC&Rs received.  
Resubmittal received 1/5/17.  Corrections sent 4-7-17

JW/PN - 
Disapproved final 
map and public 
improvements

cj
24 Tract 2670 11/17/15 Map Final Map. - Tract 2670 6 lot subdivision and 

1 common lot

Under review.  Correction letter sent on 12-17-15.  Met 
with Applicant on 3-8-16 to review outstanding items.  
Received revised CC&R's 3-8-16 for review.  CC&R 
documents reviewed and determined deficient - 
corrections sent 4-21-16.  Met with Applicant to review 
final corrections 7-13-16.  Revised grading/retaining wall 
plans to be resubmitted.  Draft CC&Rs under review by 
City Attorney.  Attorney's review forwarded to Appilcant 
on 7/28/16.  CC&Rs under review for consistency with 
Council conditions of approval.  Waiting for revised final 
map, revised grading plans as of 10/27/16.  Grading 
permit issued.  Awaiting revised CC&Rs.

JW/PN - Approved 
public 
improvements

cj
25 Medina 10/7/11 Map Final Map. Issues with ESH restoration.   

Applicant placed processing of final map on 

hold by proposing an amendment to the 

approved tentative map and coastal 

development permit. Applicant proposed 

administrative amendment. Elevated to PC, 

approved 1/4/12. Appealed, scheduled for 

2/14/12 CC Meeting. Appeal upheld by City 

Council, and project with denied 2/14/12. 

map check returning for corrections on 

3/9/12

SD--Meeting with applicant regarding ESH Area and 
Biological Study.  MR- Received letters from biologist 
regarding revegetation on 9/2/12. Letter sent to biologist.  
Recent Submittal reviewed and memo sent to PW 
regarding deficiencies.  Initial review shows resubmitted 
map does not meet the 50 foot ESH buffer setback 
requirement.  Creek restoration required per Planning 
condition #4 prior to recordation of the final map.  
Unresolved Planning conditions.  Sent correction letter to 
Engineering 4-14-16. Received request for extension of 
permit as allowed by code.  One year extension of 
permits granted extending map to 7/19/2017.  Received 
map resubmittal 11-28-16.  Response letter sent 12-27-
16.

No review 
performed.

DH - resubmitted 
map and Biological 
study on Dec 19th 
2012.  PW has 
completed their 
review. Received a 
letter from Medina's 
lawyer and 
preparing response. 
PW comments sent 
to RS to be included 
with his response 
letter. RS said to 
process map for 
CC.  Letter being 
prepared to send to 
applicant to submit 

sg/cj

N/A

2400 Main St / Morro Mist

1899 -1911 Sunset

Final Map Under Review Projects:

3390 Main

485 S. Bay Blvd, Black Hill 
Villas Subdivision
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

26 City of Morro Bay Original jurisdiction CDP for the outfall and 

for the associated wells

Coastal staff is working with staff.  Coastal letter received 
4/29/2013.   Discussed project with Coastal staff in 
meeting 11-18-14.

No review 
performed.

City provided 
response to CCC on 
7/12/13.  Per Qtrly 
Conference Call 
CCC will take 
30days to respond

27 City of Morro Bay 
Desal Plant

Project requires a Coastal Development 

Permit for upgrades at the Plant.  Final action 

taken Sent to CCC but pursuant to their 

request the City has rescinded the action. 

Waiting for outcome from the CDP application for the 
outfall.  Discussed project with Coastal staff in meeting 11-
18-14.

No review 
performed.

BCR- Phase 1 
Maint and Repair 
project is underway. 
Desal plant start-up 
scheduled for 
10/15/13. Phase 1 
complete and 
finaled. Phase 2 on 

28 City of Morro Bay 10/16/13 A00-013.  A00-
029: Ordinance 

601

Zoning Text Amendment - Second Unit Secondary Unit Ordinance Amendment.  Ordinance 576 
passed by City Council in 2012.  6-11-13 City Council 
direction to staff to bring back to Planning Commission for 
review of ordinance.  At 10-16-13 PC meeting, 
Commission recommended changes to maximum unit 
size and tandem parking design where units over 900 sf 
and/or tandem parking design of second unit triggers a 
CUP process. Council accepted PC recommendation at 2-
11-14 meeting and directed staff to bring back revised 
ordinance for a first reading and introduction.  Item 
continued to 4/22/14 Council meeting to allow time for 
Coastal staff comment regarding proposed changes. 
Council approved Into and First Reading on 4/22/14. Final 
Adoption of Ord. 585 at 5/13/14 Council meeting. 
Ordinance to be sent as an LCP Amendment for 
certification by Coastal Commission. New language for 

PC and Council review.  Second reading going to 

council on April 12, 2016.  PC reviewed change 5-3-16. 

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

submitted to Coastal Commission August 2016.  

Coastal objected to ban on use as vacation rentals. 

New State legislation will force additional changes.

No review 
performed.

wm

Outfall

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

170 Atascadero

Citywide

Projects requiring coordination with another jurisdiction:
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

29 City of Morro Bay 2/1/13 Ordinance 556 Wireless Amendment - LCP Amendment 

CHAPTER 17.27 Amendment for  “Antennas 
and Wireless Telecommunications Facilities” 
AND MODIFYING CHAPTER 17.12 TO 
INCORPORATE NEW DEFINITIONS, 17.24 to 
MODIFY primary district matrices to incorporate 
the text changes , 17.30 to eliminate section 
17.30.030.F “antennas”, 17.48 modify to 
eliminate section 17.48.340 “Satellite dish 
antennas”.

Application for Wireless Amendment submitted to Coastal 
Commission 9-11-13.  Received comments back from 
CCC 11-27-13, working on addressing issues.  
Amendments withdrawn from Coastal Commission as 

they are no longer consistent with state law.  Item has 

been included in the FY 16/17 goals and objectives. 

No review preformed. N/A

sg

30 T-Mobiile 1/30/15 UP0-403 Minor Use Permit to Modify existing wireless 

telecommunication site at church

JG - Under initial review.  Correction letter sent 3/5/2015. 
JG. Partial resubmittal rcv'd via email 9/18

JW approved jg

31  California Coastal 
Commission, 
California Ocean 
Protection Council

City-wide 4/6/16 $400,000 Grant for LCP update to address 

sea-level rise and climate change impacts.  

Round 3 Grant award of $200,000 for Lateral 

Access Plan, and ESHA delineation.

Grant agreements for both the grants are in place and 
grant administration has been turned over to Michael 
Baker International, per terms of the GP/LCP update 
contract.   Received signed grant agreement for $200,000 
LCP Planning grant by CCC for Round 3 awards 2-27-17.

No review 

performed.

N/A

sg

32 City of Morro Bay City-wide Community Development Block Grant/HOME 

Program - Urban County Consortium

Staff has ongoing responsibilities for contract 
management in coordination with County staff 
administraiton.  Final 2016 funding recommendations 
reviewed by Council on 3-8-16.  

No review 
performed.

 N/R

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

Climate Action Plan as adopted by City Council January 
2014.  Staff coordinating activities with other Cities and 
County of SLO via APCD.

cj

1

Frank 2900 Alder 4/4/16 B-30941 New Duplex Approved by jg. 5/31/16 Approved by cdl on 6-
3-16.

PN- Approved 
6/27/16

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

Projects in Building Plan Check:

Grants

1478 Quintana

Citywide
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:
2

Smith 460 Avalon 4/5/17 B-31463 SFR Alteration -  Remove and replace 2nd story 
wood deck. Demo 96 sf, new deck 93 sf.

3

LaPlante 3093 Beachcomber 10/27/11 B-29586 New SFR: 3,495sf w/ 500 sf garage on vacant 
land.   No activity on this project. Remains in 
plan check.

SD--Incomplete Letter 12/12/11. Phase 1 Arch Report 
required and Environmental Document.  Incomplete letter 
sent 2/2012.  Building Permit deemed withdrawn - 
Approved Planning permit substantially different than 
2011 application.

BC- Application on 
hold during planning 
process        

DH- Provide SW 
mgmt, drainage rpt, 
EC per memo of 
1/18/12.

4

Martinez 235 Bradley 12/1/16 B-31311 SF-Alter 274 s.f. covered deck, 10'4" X 26'6" at 
rear of property. Covered deck.

Approved by jg 12-05-16 Disapproved by cdl 
on 12/21/16.

Approved by rps on 
12-01-16.

5

Williams 297 Bradley 10/19/16 B-31236 Remove & Replace existing 2nd floor 177sf 
deck.

Disapproved by cdl 
on 1-13-17.

PN- Approved 
10/24/16

6

Curtsinger 513 Dawson 11/10/16 B-31272 Interior remodel, replace plumbing, repair and/or 
replace existing entry stairs and landing.

Approved by cdl on 
12-22-16.

PN- Approved per 
memo dated 
1/20/17

7

1215 Embarcadero B-31326 Demo existing Dockside 3 and Morro Bay 
Landing to replace with 2 story new structure

Disapproved with plan corrections 1-5-17. CJ. Plans sent to Ca, 
Code Check 1-5-17.

PN- Disapproved 
per memo dated 
1/18/17

8

Govers 404 Fairview 1/27/17 B-31379 SF Addition -convert existing 2nd story deck 
over garage into habital space 120sq.ft. Adding 
new 5' 2nd story converted deck off new additi

Disapproved by cdl 
on 2/8/17.

PN-Approved 4/6/17

9

Gannage 2926 Fir 3/3/17 B-31423 270 sf Addition (new bdrm #4 & new bath #4) to 
SFR, new 50 sf covered entry porch, new 231 sf 
roof deck, remodeling kitchen, master bath, and 
relocating and coverting full bath to

PLAN- Approved by jg on 3-22-17 Disapproved by CDL 
on 3-29-17

PN- Disapproved 
per memo dated 
4/7/17

10

Appleby 381 Fresno 7/31/14 B-30227 Carport& Storage Shed.  Remians in plan check 
status. 

Correction sent 8-7-14. WM. Will require a CUP prior to 
building.  JG.  Corrections sent 2/23 JG

Building approved 08-
04-15 cdl

RPS - No PW 
comments if street 
access is not 
required for storage 
bldg

11

Whitaker 1170 Front 3/10/16 B-30885 New 6 unit hotel Needs CDP from Coastal Commission. Denied by cdl on 6-
17-16.

PN- Disapproved 
6/30/16

12

Stanley 570 Harbor 11/15/16 B-31280 New SFR on lot with existing commercial 
structure. SFR includes 1507sf living, 480sf 
garage and 194sf decking

Disapproved by cdl 
on 12-22-16.

PN- Disapproved 
per memo dated 
12/8/16

13
Page 2657 Greenwood 12/27/16 B-31045 2nd floor 1028sf addition to exisiting SFR with 

new 350sf deck & remodel of 1st floor.
Disapproved by cdl 
on 1-9-17.

PN- Approved 
3/22/17

14

Richardson 2790 Greenwood 3/15/17 B-31437 Remedial foundation repair, 9 push piers 
installed to stabilize and lift foundation to 
maximum practical recovery.

Approved by cdl on 3-
23-17.

15
Moffat 2950 Greenwood 1/12/17 B-31362 Install new bathroom to exisitng den in SFR Disapproved by cdl 

on 1-19-17.
PN- Approved 
1/23/17

16

Stanley 9/12/16 CP0-517 Demo existing SFR/Chiropractic office.  New 

construction of 2 new SFRs - 1507sf living 

with 480sf garage, and 891 sf living with 441 

sf garage

CDP approved 11-22-16. WM Conditionally 
approved per memo 
dated 9/12/16.

PN-Conditionally 
approved per memo 
dated 11/17/16

570 Harbor St
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:
17

Hurless 2265 Hemlock 5/11/15 B-30477 SFR Garage converted to 492sf apartment with 
new bedroom and bathroom. Remains in plan 
check status.  

Disapproved 8-28-15. JG  Denied by cdl on 
5/15/15

PN- Disapproved 
needs sewer lateral 
video-

18

2450 Ironwood 3/6/17 B-31424 Installation of deck and stairs to front entry, 
approx. 200 sq. ft

 Disapproved by sg Disapproved by cdl  
on 3-16-17

Approved by rps  on 
3-6-17.

19

Audland 2605 Ironwood 1/17/17 B-31367 SF-Alter Stabalize foundation of existing SFR, 
install piers utilizing standard founation brackets 
to prevent further 

Approved by sg on 01-20-17 Approved by cdl on 
01/19/17

20

Romero 3036 Ironwood 1/25/17 B-31340 New SFR with 2,484sf living, 559sf garage, 
100sf deck & 71sf porch

Disapproved 2-24-17. JG Disapproved by cdl  
on1/31/17.Comment
s mailed on 2/28/17

PN- Diapproved per 
Memo dated 
2/17/17

21

Gonzalez 481 Java 10/10/13 B-30029 SFR Addition/ Remodel:  add 578 sf living and 
112 sf decking. Remains in plan check Status.  

WM. Expecting Admin Use Permit application for minor 
revision to approved design.

Plans approved 9-18-
15 cdl

PN-Disapproved, 
needs swr video & 
plan corrections. 
9/24/15

22

Rochenbach 2670 Juniper 3/9/17 B-31428 Install residential interior elevator (3 floors) 
resulting in roof extension, add new roof tiles, 
add new windows, doors, reconfigure front 
concrete stairs to entry, revise existing guardrail 
to meet current code.

Disapproved by sg on 3-17-17. Disapproved by CDL 
on 3-31-17

23

Gardner 454 Kern Ave 4/5/17 B-31459 SFR Alteration - Interior remodel kitchen & 
bathrooms

PN- Disapproved 
per memo dated 
4/25/17

24
Channing 471 LaJolla 10/11/16 B-31221 Construct 20' x 11' exterior deck Disapproved 10-20-16. JG Disapproved by cdl 

on 10-18-16.

25

Wright 520 LaJolla 7/25/16 B-31114 Convert walk-in closet to bathroom, add shower, 
two windows, convert windows to french doors.

Correction memo sent 10/20/16. jg. Approved by cdl on 
12-19-16.

PN- Disapproved 
per memo dated  
12/21/16

26

Douglas 2587 Laurel 1/8/15 B-30352 Addendum to B-30074.  Add 24 sq. ft., 
converting 1,020 sq. ft. to habitable space, add 
120 sq. ft. porch, and 191 sq.ft. deck. Remains 

Under Review. JG.  Denial Plans Denied 
10/16/15 cdl

PN 9/30/15 
Approved as 
submitted. No 

27

PG&E 1245 Little Morro Creek 3/25/16 B-30925 Add 25K Generator to cell site/tower to satisfy 
Planning Commission conditions.

Approved. CJ. 4-5-16.  Complies w/ PC approval. Approved by cdl 
3/30/16

PN- Approved 
5/17/16

28

Dyson 117 Main 8/15/14 B-30248 Covered Patio  Remains in plan check Status. Corrections. 9-5-14. WM. BC-Returned for 
corrections 9/8/14.

NRR

29

Burgstrom 372 Main 12/14/16 B-31350 SF-Alt -Rebuild existing 235 sf deck and stairs, 
add approx 69 sf to enlarge existing deck.

Disapproved by cdl 
on 12-30-16

30

Morro Mist LLC 2402-2446 
Main

7/5/16 B-31067 through 
B-31089

Building permit applications for 23 new 
townhomes in 6 detached building clusters to 
include 15 one-bedroom units and 8 three-
bedroom units. 23 separate permit applications

Disapproved.  Corrections sent 8-3-16. cj. Disapproved by cdl 
on 1-23-17.

PN- Approved 
waitng for RL sign-
off of WEU form.

31
Streeter 1128 Market 10/26/16 B-31247 New SFR with 1345sf Living, 434sf garage & 

80sf Deck
Disapproved by cdl 
on 11-21-16.

PN- Disapproved 
11/17/16

32
Streeter 1138 Market 10/26/16 B-31252 New SFR with 1345sf Living, 437sf garage & 

131sf Deck
Disapproved by cdl 
on 12-6-16.

PN- Disapproved 
11/17/16
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 Hearing or Action Ready Projects:
33

Castro 190 Mindoro 12/29/16 B-31351 New SFR with 888sf Living & 234sf garage Disapproved 1-5-17. JG Approved by cdl on 
12-13-16.

PN- Approved 
4/6/2017

34
Assembly of God 615 Monterey 10/14/16 B-31226 Interior remodel (to rear house) - Demo interior, 

replace sub floor, drywall, electrical & plumbing, 
Disapproved 11-10-16. JG Disapproved by cdl 

on 11-17-16.
PN- Disapproved 
11/16/16

35
Meisterlin 315 Morro Bay Blvd. 9/12/14 B30275 Commercial Alteration-Handicap restroom.  

Remains in plan check Status. 
Approved 9/25/14. CJ. Plansw approved 9-

30-2014  bc
RPS returned for 
corrections per 

36

Crowfoot 416 Napa 3/1/17 B-31417 Convert downstairs closet into kitchen  to create 
secondary dwelling unit  (CP0-531)

Approved by cdl on 3-
23-17

PN- Disapproved 
per memo dated 
3/29/17

37
Rushaupt 2301 Nutmeg 3/22/17 B-31451 Increase size of existing first floor bathroom. Approved by wm on 3-23-17. 

38
Robson 110 Orcas 12/9/16 B-31350 2098 s.f. living, 939 s.f. subterranean garage, 

and 376 s.f. decking
Corrections sent 3-24-17 to Bldg. CJ. Disapproved by cdl 

on 01-12-17

39

Moloney 840 Pacific 9/22/16 B31194 350sf addtion to existing SFR Disapproved 10-5-16. JG Disapproved by cdl 
on 9-29-16.

RB-Disapproved per 
memo dated 
10/19/16

40

Lewis 290 Piney Lane 12/19/16 B-31325 New two story SFR - 2735 sf living, 581 sf 
garage, 376 sf deck

Conditional Approval by jg on 01-04-17 (need to add 
Cond of App to plans sets

Approved by cdl on 
12-30-16

PN- Disapproved 
per memo dated 
2/16/17

41
Volk 800 Quintana 4/25/16 B-30811 Unmanned cell site including locating an 

antenna on and radios on roof, equipment at 
grade level.

Disapproved.  CJ. 5-16-16.  Does not meet conditions of 
approval.  Requested resubmittal.

Approved by cdl on 
5/11/16

PN- Approved 
5/13/16

42

Frye 244 Shasta 5/2/13 B-29910 Garage to Second Unit conversion.  Remains in 
plan check Status. 

KM - Needs to comply with or  amend existing CDP. 2006 
Planning permit modified to allow non-conforming 
structure.  No activity since 2014 on this building permit.

BC- on hold pending 
planning process.

BCR-approved 
5/13/13

43

Scoto 330 Sicily 10/18/16 B-31232 New SFR w/1743sf living area, 457sf garage & 
150sf deck.

Approved 5-16. JG Disapproved by cdl 
on 12-5-16.

PN- Approved 
12/8/16

44

Dolezal 3/17/17 B31378 Addendum to Grading permit #G00-045 issued 
12/7/16.  Changes to approved Grading to on-
site improvements

PN- Not Approved 
per memo dated 
3/29/17

45

Dolezal 1885 Sunset 11/30/15 B-30758 Lot 6: New SFR with 1140sf and 480 garage.  
Remains in plan check Status. 

Disapproved 7-6-16.  Plans not consistent with pending 
final map. Corrections needed. CJ.

Approved by cdl on 
5/6/16

PN- Approved 
7/14/16

46
Dolezal 1889 Sunset 11/30/15 B-30757 Lot 5: New SFR with 1140sf with 480 garage.  

Remains in plan check Status. 
Disapproved 7-6-16.  Plans not consistent with pending 
final map. Corrections needed. CJ.

Approved by cdl on 
5/6/16

PN- Approved 
7/14/16

47
Dolezal 1893 Sunset 11/30/15 B-30756 Lot 4: New SFR with 1140sf living and 480sf 

garage.  Remains in plan check Status. 
Disapproved 7-6-16.  Plans not consistent with pending 
final map. Corrections needed. CJ.

Approved by cdl on 
5/6/16

PN- Approved 
7/14/16

48
Dolezal 1897 Sunset 11/30/15 B-30753 Lot 1: New SFR with 1140sf living and 480sf 

garage.Remains in plan check Status.   
Disapproved 7-6-16.  Plans not consistent with pending 
final map. Corrections needed. CJ.

Approved by cdl on 
5/6/16

PN- Approved 
7/14/16

49
Dolezal 1901 Sunset 11/30/15 B-30754 Lot 2: New SFR with 1541sf living and 483sf 

garage.  Remains in plan check Status. 
Disapproved 7-6-16.  Plans not consistent with pending 
final map. Corrections needed. CJ.

Approved by cdl on 
5/6/16

PN- Approved 
7/14/16

50
Dolezal 1905 Sunset 11/30/15 B-30755 Lot 3: New SFR with 1457sf living and 480sf 

garage.  Remains in plan check Status. 
Disapproved 7-6-16.  Plans not consistent with pending 
final map. Corrections needed. CJ.

Approved by cdl on 
5/6/16

PN- Approved 
7/14/16

51
Hartsock 242 Surf 1/27/17 B-31380 Addition to a non-conforming SFR w/ detached 

garage.  Also ref:  CP0-509, AD0-106 
(variance), & AD0-107 (parking exception).

52

Jordan 340 Tulare B-31046 2nd floor 650sf Addition & 75sf garage addition Approved 5-17. JG Disapproved by cdl 
on 1-13-16.

PN- Approved 
2/2/17

1885 to 1905 Sunset

Planning Projects & Permits with Final Action:
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# Applicant/ Property 

Owner

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

and Notations

Engineering 

Comments and 

Notations

Harbor/Admin 

Comments and 

Notations

Project PlannerProject Address

 Hearing or Action Ready Projects:

1 Sonic 8/14/13 UP0-364 & CP0-
404

Conditional Use Permit and Coastal 

Development Permit to develop Sonic 

restaurant.

Under initial review. Comment letter sent 9/10/13. CJ.  .  
Comments from Cal Trans receivd 10/31 and forwarded 
to Applicant.  Meeting to discuss traffic study 
requriementson 11-21-13.  Resubmitted 5/27.  
Environmental Review in process.  Correction letter 
based on environmental review sent 8-6-14.  Resubmittal 
received 1-23-15 and correction sent 2-23-15. 
Resubmittal received 5/8/15. Stormwater Control Plan 
also being reviewed.  Reviewing outstanding cultural 
resources concerns.  Reviewed project with archaeologist 
1-27-16.  Archaeological consultation in progress.  MND 
routed to State Clearinghouse.  Comment letter received 
from APCD re MND. cj.  Noticing error necessitates 
continuance from 5/3/16 to 5/17/16 PC hearing.  
Continued to date uncertain to allow submittal revisions. 
Applicant submitted preliminarily revised plans 10/2016.  
Emailed informal comments 10/26. Revised preliminary 
plans emailed 1-27-17.  Staff comments emailed 2-16-17.  
Discussed driveway and circulation plan changes to Main 
Street side of property with Applicant's Engineer and 
Public Works Dept.  Emailed resubmittal and response 1-
17.  Agendized for 4/18/17 PC meeting.

Bldg -- Review complete, applicant to obtain building permit prior to construction.FD-Disapprove UPO 364/CPO 404 9/11/13.9/9/14 FD App TP. 2/10/15 FD Not App TP.PN- Sonic has 
submitted 
Preliminary 
Stormwater 
Requirements.     
RPS: Intial 
conditions provide 
by memos of 
9/10/13 and 10/14.  
Met with Caltrans on 
10/17.  

cj
2 Borges / RPM 

Consulting
3/1/16 CP0-503 Coastal Dev. Permit for addition of  2nd story 

office/laundry room remodel to commercial 

building in Mobile Home Park

Waiting on full project submittal. (Applicant recv'd HCD 
building permit and started construction before getting 
CDP).  Rcv'd 3/17.  Correction letter sent.  Resubmittal 
rcv'd 6/6/16.  Correction letter sent 6/27.  Applicant and 
HCD argue that no CDP is required.   Coastal 
Commission legal staff weighed in on 9/26/16 confirming 
that a CDP is req's and MB has jurisdiction due to LCP.  
Ready for PC 4/18/17.  Approved.  Permit Issued

PN- Conditionally 
approved per memo 
dated 4/18/16

jg

3 DeCock 3/7/17 UP0-471 Temp. Use Permit for Info/Ticket Booth for 

Virg's Sport Fishing in a 48sf tough shed 

kiosk booth located near 1001 Front St 

parking lot.

Under initial review.  Corrections to signage sent via 
email.  Applicant revised plans., and site noticed for 
admin approval on 4/10/17.

PN- Approved 
3/27/2017

cj

1001 Front St.

1998 Main Street

1840 Main St.
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     Staff Report 
 
 

TO:   Planning Commissioners      DATE: April 26, 2017 

      

FROM: Cindy Jacinth, Associate Planner 

 
SUBJECT: Amendment (#A00-045) to Conditional Use Permit (#CUP30-99) for repair 
of an existing concrete seawall, rock rip-rap repair, modification of existing floating dock 
system, addition of 1 new dock slip, a new 340 sf kayak launch float,  reconstruction of 
existing 144sf kayak kiosk along with remove and replace 7 wood pilings with 7 steel 
pilings.  The project site is located in the original jurisdiction of the California Coastal 
Commission. 
 

RECOMMENDATION: 
CONDITIONALLY APPROVE THE PROJECT by adopting a motion including the 
following action(s):  

Adopt Planning Commission Resolution 15-17 which includes the Findings and 
Conditions of Approval for the project depicted on site development plans dated 
April 19, 2017 (Exhibit H). 

    

       

APPLICANT/AGENT: Cliff Branch / 
Cathy Novak Consulting   
 

LEGAL DESCRIPTION/APN: City 
lease sites 89 and 89W / 066-352-
054 
 
PROJECT SUMMARY: The 
Applicant is seeking an Amendment 
to Conditional Use Permit #CUP 30-
99 for repair of existing concrete 
seawall to include installation of 74 
linear feet of sheet piles with backfill 
placement between sheet piles and existing concrete wall as well as remove & replace 
approx. 1,000sf of rock rip rap repair.  Proposed project also includes modification of 
existing floating dock system and addition of 1 new dock slip, new 340sf kayak launch 

 

 
AGENDA NO: B-1 
 
 
MEETING DATE: May 2, 2017 
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float along northern dock slip, remove & replace 7 wood pilings with 7 steel pilings, and 
reconstruction of existing 144sf kayak kiosk.  This project is located in the original 
jurisdiction of the California Coastal Commission 
 
PROJECT SETTING: 
The location is a City lease site (89/89W) which is occupied with a single-story visitor-
serving retail uses also known as “the Boatyard.”  The Boatyard also includes an 
existing floating dock system with private slip rentals and an existing kayak rental 
business.   
 

 

 
General Plan, Zoning Ordinance & Local Coastal Plan Designations 
 
General Plan/Coastal Plan 
Land Use Designation 

 Coastal dependent 

Base Zone District WF, Waterfront Zoning district 
Coastal Land Use Plan Planning Area 6 - Bayfront 
Zoning Overlay District PD, Planned Development overlay  

Adjacent Zoning/Land Use 
 
North
:  

Waterfront (WF/PD, S.4) visitor-
serving, commercial,  

South 
   

Waterfront (WF/PD, S.4) visitor-
serving commercial and fishing 
dock 

East:  Commercial Visitor-Serving(C-VS, 
PD/S.4), Commercial, vacant lot 

West: Harbor 

Site Characteristics 
 
Overall Site Area Land lease: 11,438sf  Water lease: 6,250sf 
Existing Use City land and water lease – Existing use is visitor-serving 

retail. Existing floating dock with boat slips and existing 
kayak rental business along bayside. 

Terrain Land portion previously developed and paved surface 
Vegetation/Wildlife Sensitive eelgrass within project area.  Project reviewed with 

National Marine Fisheries Service (NMFS) for compliance 
with California Eelgrass Mitigation Policy (CEMP). 

Access Embarcadero 
Archaeological Resources No known resources.   
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Special Treatment Area S.4 
Combining District/Spec. 
Plan 

N/A 

Coastal Zone Coastal Commission original jurisdiction.  Applicant 
required to obtain Coastal Development permit from 
Coastal Commission prior to issuance of any building 
permit. 

Parking Requirements for 
Docks  

Docks: 1 space per 35 lineal feet.  New dock slip and 
modification of floating dock system will add a difference of 
180 lineal feet in total which equates to 5 new parking 
spaces required.  Under the City Council parking in-lieu 
Resolution 54-16, the in-lieu fees for the first 4 required 
spaces can be waived, and in-lieu fees reduced to only 
$500 for the 5th space (Planning condition 12). 

 

PROJECT BACKGROUND: 
The seawall located at this lease site which supports the harborwalk and adjacent 
structures partially collapsed in 2015 as a result of a broken irrigation pipe.   Emergency 
repairs were made at that time under building permit approval.  The original permit 
which approved these improvements was CUP 30-99 (Exhibit C). 
 
CUP 30-99 
In 1989, the previous structures located at this lease site and lease site 90/90W to the 
north, known as Otter Rock Café were destroyed by fire.  Over the next several years, 
planning permits were issued to allow for the reconstruction of the 2 buildings (1 on the 
north which today is Otter Rock, and one on the south which today is the Boatyard).   
 
The Boatyard construction and new floating dock system was permitted under CUP 30-
99 as a Precise Plan (concept approval was entitled as CUP 16-01). Specifically, CUP 
30-99 (Exhibit C) allowed for reconstruction of a 5710sf commercial structure on the 
south end of the property and the plaza area along with a 1679 sf dock system.  
 
PROJECT DESCRIPTION DETAILS: 

Seawall Repair & Rock Rip-Rap Replacement: 
The Applicant has provided a detailed project description (Exhibit B) which itemizes the 
construction details and method of construction.  Also see plan sheets 2 and 3 (Exhibit 
H).  The project proposes both permanent repairs to the seawall, as well as public 
access improvements.  Engineering recommendations include: 74 lineal feet of sheet 
piles, located  1 to 1.5 feet from the existing concrete wall, with a concrete cap, and 
removal of approx. 25 cu yards of concrete.  Sheet  piles will be installed using concrete 
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tie back anchors  and the wall will be backfilled  below the Harborwalk area (Exhibit H, 
plan sheet 3).  In addition, the existing rock rip rap on the north and southern sides of 
the seawall  also requires stabilization and repair.  Approx. 6,000sf of rip rap, both 
above and below water,  will be removed and replaced.  This is necessary to support 
both the revetment and the new sheet pile wall.  
 
Floating Dock Finger Slip Expansion,  Replaced Pilings & Kiosk: 
In order to repair the seawall, the project requires temporary removal of the existing 
floating dock system in order to access required repair areas.  The three existing finger 
docks attached to the head float are supported by seven wood pilings and a gangway.  
The existing docks  will be replaced with a new dock system that includes substantially 
longer slips (approximately 50’ in length), addition of one finger slip, a kayak launch 
float on the northern slip, slight realignment of the dock location, two new kiosks (one 
structure) for boat and Kayak rental.  The site plan on plan sheet 4 shows these 
improvements.  Planning condition 14 has been added to the Resolution to require 
amendment of the waterside lease lines to accommodate the longer finger slips.   
 
Floor plans and elevations of the kiosk structure are shown on sheet 7.  The kayak 
kiosk would be constructed with gray hardi-plank siding with white trim and a copper 
roof and split door on the west elevation.  
 
The Applicant’s description summary is noted below: 
 

 
Kayak Storage  
The project also includes a storage rack for paddleboards and kayaks which will be 
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located on the dock adjacent to the kayak float area.  The kayak storage system  allows 
for kayaks to be stored horizontally and paddleboards stored vertically.  Because this 
will be a custom build for this location, no manufacturer cut sheet is available, but a 
representative illustration has been provided and as shown in Exhibit F.  
 
Public Access 
The proposed repair work will require the closure of the public bayside lateral access 
area located directly behind the Boatyard buildings, based on the need to remove the 
existing pavers to allow installation of the sheet piles and more specifically for 
installation of the tie backs.  The public access way closure is anticipated to last for 60-
days, pursuant to the project description.  Closing the public access way for 60-days 
seems excessive for the proposed project and staff has added Planning condition 13, 
limiting the closure to 45-days, subject to extension by the Community Development 
Director if deemed appropriate/necessary.    
 
There are currently public tables located adjacent to the public lateral access  walkway, 
which would also be replaced with concrete accessible public tables. A material/color 
board of the tables and walkway paver material is attached as Exhibit F.  A visual 
simulation of the proposed ADA accessible public tables is shown on plan sheet 5 
(Exhibit H).  A coastal public access signage plan is shown on sheet 6 with a proposed 
interpretive sign to be installed subject to coordination with the Historical Society and 
subject to review and approval by the Community Development Director (Planning 
condition 11).  
 
 
The amendment to CUP 30-99 versus the original approval is noted in the table below: 
 
 
Approved CUP 30-99 for the 

Boatyard 

Amendment to 

Boatyard 

Difference 

3 finger docks attached to main 
head float 

4 finger docks 50 feet 
in length 

1 new finger dock, slip 
lengths longer to 50feet, 
data summary on plan 
sheet 1. 

Dock headfloat New headfloat, 8ft 
wide 

Replace like for like.   

Seven wood pilings Seven steel pilings No additional pilings 
proposed 
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Kiosk structure 144sf kiosk structure No change in size.  Kiosk 
reconstructed after 
seawall replaced 

Kayak business Kayak Launch Float & 
rack system to hold 24 
kayaks& 24 
paddleboards 

Launch float new amenity 
to existing kayak 
business to enhance 
business operations 

Harborwalk with metal tables New accessible 
concrete public tables 

New pavers and change 
of tables for public use 

 
ENVIRONMENTAL: 
The project location is within an area that contains eelgrass, a sensitive plant species.  
An eelgrass survey was performed by Tenera dated May 25, 2016 which found 
presence of eelgrass as only small patches and isolated stems (22 stems in 12/2015 
reduced to a single stem in the most recent 2016 survey; and 33 stems noted in a 2015 
survey.  The report also noted that larger patches and expansive eelgrass beds were 
not present.  Plan sheet 9 shows the area of the two eelgrass patches.  The first patch 
is 0.06square meters and the second patch is closer to shore and is an area of 14.7sq 
meters.   
 
This project is subject to the requirements of the California Eelgrass Mitigation Policy 
(CEMP), administered by the National Marine Fisheries Service (NMFS).  The CEMP 
allows for projects to reviewed on a case by case basis where there are small patches 
or transient/temporary patches and depending on circumstances the 5 meter buffer 
around eelgrass habitat can be smaller or larger.   
 
For this project, National Marine Fisheries Service (also known as NOAA Fisheries) was 
consulted for concurrence regarding specifically the construction of docks.  NMFS 
confirmed that under CEMP requirements, dock projects are not precluded from 
construction in sensitive areas, but if impacts occur from construction and shading, 
mitigation is required and the project has been conditioned accordingly to implement 
this Best Management Practice (BMP). (Planning condition 5).    
 
CEMP protocols require the applicant to complete a pre-construction survey between 
30-60 days prior to start of construction, and a post-construction survey is due 30 days 
after construction, to determine impact, if any, and corresponding required mitigation.  
In addition, project construction BMP’s have been added to minimize material 
containment, require pile driving activities be monitored by a qualified biological monitor 
to ensure impacts to marine mammals are avoided.   (See Planning conditions 6-10).  
With the above review and concurrence, the project based on size would be eligible for 
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a categorical exemption under CEQA, Class 15301, Class 1e which allows for existing 
facilities where the addition of the new dock slip and kayak launch float would not result 
in an increase of more than 50 percent or 10,000 square feet. 
 
PUBLIC NOTICE:  
Notice of a public hearing on this item was posted at the site and published in the 
Tribune newspaper on April 22, 2017, and mailed directly to all property owners and 
occupants of record within 500 feet of the subject site.  The notices invited the public to 
attend the hearing and express any concerns they may have regarding the proposed 
project.  
 
CONCLUSION: 
The project amendment would modify and realign the dock system, lengthen existing 
finger slips, add 1 new finger slip, add new kayak launch float and reconstruct two new 
kiosks (single structure), provide new accessible public seating area, and permit the 
repair and maintenance of a seawall.  The seawall structurally supports an active visitor 
serving facility and public Harborwalk accessway.  The project as proposed provides 
safety improvements and also provides for additional public access both waterside and 
pedestrian improvements which meets City goals in the Waterfront Master Plan and will 
add to the ambiance of the waterfront area.  It is consistent with the City’s General Plan 
and Local Coastal Program (LCP) and the project is consistent with the original CUP. 
   
As conditioned, the proposed project would be consistent with applicable development 
standards of the zoning ordinance and all applicable provisions of the General Plan and 
Local Coastal Plan with the incorporation of recommended conditions.  Staff 
recommends that the Planning Commission conditionally approve the amendment to 
Conditional Use Permit #CUP30-99.   
 
EXHIBITS: 
Exhibit A – Planning Commission Resolution 15-17 
Exhibit B – Applicant’s Project Description dated October 2016. 
Exhibit C – Conditional Use Permit  #CUP30-99  
Exhibit D – Eelgrass survey, Tenera Environmental, May 25, 2016 
Exhibit E – Concurrence email correspondence from Brian Meux, NMFS, February  
         2016 
Exhibit F – Bluewater Marine cut sheet, Kayak storage system, and Public Seating  
         Material Specifications 
Exhibit G – Color and Material Board 
Exhibit H – Plans/ Reductions received April 19, 2017 
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RESOLUTION NO. PC 15-17 
 
 

A RESOLUTION OF THE MORRO BAY PLANNING COMMISSION APPROVING AN 
AMENDMENT (CASE #A00-045) TO CONDITIONAL USE PERMIT (#CUP30-99) FOR 

REPAIR OF AN EXISTING CONCRETE SEAWALL, ROCK RIP-RAP REPAIR, 
MODIFICATION OF EXISTING FLOATING DOCK SYSTEM, ADDITION OF 1 NEW 

DOCK SLIP, A NEW 340 SF KAYAK LAUNCH FLOAT,  RECONSTRUCTION OF 
EXISTING 144SF KAYAK KIOSK ALONG WITH REMOVE AND REPLACE 7 WOOD 

PILINGS WITH 7 STEEL PILINGS AT 845 EMBARCADERO, THE BOATYARD.  
 

WHEREAS, the Planning Commission of the City of Morro Bay conducted a public 
hearing at the Morro Bay Veteran’s Hall, 209 Surf Street, Morro Bay, California, on May 
2, 2017, for the purpose of considering an amendment (#A00-045) to Conditional Use 
Permit #CUP30-99; and 
 
WHEREAS, notices of said public hearing were made at the time and in the manner 
required by law; and 
 
WHEREAS, the Planning Commission has duly considered all evidence, including the 
testimony of the applicant, interested parties, and the evaluation and recommendations 
by staff, presented at said hearing. 
 
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 
Morro Bay as follows: 
 
 
Section 1: Findings. Based upon all the evidence, the Commission makes the following 
findings: 
 
California Environmental Quality Act (CEQA) 
 
A. That for purposes of the California Environmental Quality Act, Case No. A00-045 is 

categorically exempt under Class 1e, Section 15301 for existing facilities which 
allows for additions to existing structures provided that the addition will not result in 
an increase of more than 10,000 square feet and where the surrounding area is not 
environmentally sensitive based on the eelgrass planning survey prepared by Tenera 
Environmental dated May 25, 2016 and also based on concurrence dated January 
13, 2017 and February 16, 2016 from the National Marine Fisheries Service 
(NMFS). 

 
Conditional Use Permit Findings 
 
A. The project will not be detrimental to the health, safety, morals, comfort and general 

welfare of the persons residing or working in the neighborhood in that the seawall 
repair, new dock addition, kayak float and public access improvements at 845 

EXHIBIT A
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Embarcadero are designed to structurally support an active visitor-serving and water 
recreation facility, and public boardwalk that as designed will improve safety and 
also through the addition of 1 new finger slip will provide additional boat slip option 
as well as increase non-motorized recreation option at the existing kayak rental 
business all of which project components are permitted uses within the zoning 
district and said structures comply with all applicable project conditions and City 
regulations and is consistent with the City’s Local Coastal Program. 
 

B. The project will not be injurious or detrimental to property and improvements in the 
neighborhood and the general welfare of the City in that the proposed seawall repair 
seeks to provide a permanent structural solution to the seawall which previous 
received emergency repairs in 2016 and the public access and modified floating 
dock, new slip, kayak launch will provide a visitor-serving recreational opportunity 
which will provide additional benefit and improvement to a visitor-serving commercial 
use and is consistent with the character of the existing development. 

 
 
Waterfront Master Plan Findings 
 
A. The proposed project makes a positive contribution to the visual and public 

accessibility to the bay while increasing and maintaining commercial fishing industry: 
 

a. Meets the Waterfront plan height limit and maximum building coverage, bulk, 
and scale requirements in that the proposed project does not exceed 
development standards.   
 

b. The proposed project provides the amenities identified in the WF Plan, 
facilitates pedestrian visual and physical access to the waterfront, and takes 
advantage of outward views and characteristics of the topography in that the 
seawall repair provides structural support to the bayside lateral access to 
preserve pedestrian access, enjoyment and bay views.  It preserves and 
enhances the views as seen from street-ends and around the building in that 
the proposed work provides repairs to the seawall and kiosk structure does 
not increase in size so that no views are obstructed.  

 
c. The proposed project makes a positive contribution to the working fishing 

village character and quality of the Embarcadero area in that the new project 
will add to the availability of boat slips in the bay for recreational or 
commercial boat rental and also enhance recreational opportunities through 
the provision of a kayak launch float which will maintain and enhance views of 
the bay and will not cause view obstructions.  
 

d. The proposed project recognizes the pedestrian orientation of the 
Embarcadero by repairing the existing seawall which supports the harborwalk 
and provides an interesting and varied frontage that will enhance the 
pedestrian experience along the waterfront in that the project will assist in the 

EXHIBIT A
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Harborwalk plan to continue public access along the waterfront as well as 
provide ADA-accessible seating open to the public and consistent with the 
character of the existing development. 
 

e. The project contains the elements of harmony, continuity, proportion, 
simplicity, and balance, and its appearance matches its function and the uses 
proposed in that the new dock slip, repaired seawall and public lateral access 
will be accessible to the public and also in that the modified dock system will 
more squarely align with the landside building and Harborwalk provides 
articulation that is consistent with the character of the existing development. 
 

f. The proposed project does not diminish, either directly or by cumulative 
impact of several similar projects, the use, enjoyment, or attractiveness of 
adjacent buildings and provides a visual and pedestrian transition to its 
immediate neighbor in that the project of the repaired seawall, addition of 1 
new dock slip, kayak launch float, reconstructed kiosk, and reconstructed 
harborwalk area is consistent with the existing development and no changes 
to harborwalk lateral access orientation are proposed; and designed to blend 
in with existing development with no changed proposed to the Boatyard 
building and new construction of dock and slips is in keeping with the 
architectural style, massing, materials, scale, and use of its surroundings.  

 
Architectural Consideration 
 

A. As required by Ordinance Section 17.48.200 the Planning Commission finds that 
the architectural treatment and general appearance of all proposed structures 
and open areas are in keeping with the character of the surrounding areas, are 
compatible with any design themes adopted by the city, and are not detrimental 
to the orderly and harmonious development; of the city or to the desirability of 
investment of occupation in the area.  

  
 
Section 2. Action. The Planning Commission does hereby approve an amendment 
(#A00-45) to Conditional Use Permit #CUP30-99 subject to the following conditions: 
 
STANDARD CONDITIONS 
 

1. This permit is granted for the land described in the staff report dated April 26, 
2017, for the project at 845 Embarcadero depicted on plans dated April 19, 2017, 
on file with the Community Development Department, as modified by these 
conditions of approval, and more specifically described as follows: Site 
development, including all buildings and other features, shall be located and 
designed substantially as shown on Planning Commission approved plans 
submitted for case #A00-045, unless otherwise specified herein. 

 

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

 
3. Changes:  Minor changes to the project description and/or conditions of approval 

shall be subject to review and approval by the Community Development Director.  
Any changes to this approved permit determined, by the Director, not to be minor 
shall require the filing of an application for a permit amendment subject to 
Planning Commission review. 

 
4. Compliance with the Law:   (a) All requirements of any law, ordinance or 

regulation of the State of California, the City, and any other governmental entity 
shall be complied with in the exercise of this approval, (b) This project shall meet 
all applicable requirements under the MBMC, and shall be consistent with all 
programs and policies contained in the LCP and General Plan for the City. 

 
5. Hold Harmless:  The applicant, as a condition of approval, hereby agrees to 

defend, indemnify, and hold harmless the City, its agents, officers, and 
employees, from any claim, action, or proceeding against the City as a result of 
the action or inaction by the City, or from any claim to attack, set aside, void, or 
annul this approval by the City of the applicant's project; or applicants failure to 
comply with conditions of approval. Applicant understands and acknowledges the 
City is under no obligation to defend any legal actions challenging the City’s 
actions with respect to the project.  This condition and agreement shall be 
binding on all successors and assigns.  

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

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

 

EXHIBIT A
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7. Compliance with Morro Bay Standards:  This project shall meet all applicable 
requirements under the MBMC, and shall be consistent with all programs and 
policies contained in the LCP and General Plan of the City. 
 

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

 
Building Conditions: 
 

1. Prior to construction, the applicant shall submit a complete building permit 
application and obtain the required building permit. 

 
 
 
Fire Conditions: 
 

1. New Rental Kiosk. An approved automatic fire sprinkler system shall be installed 
throughout all new buildings and structures on the west side of Embarcadero Road. 
(MBMC 14.08.090(L)(2)).  Applicant shall submit fire sprinklers plans to Morro Bay 
Community Development Department for review. 

2. Existing Fire Hose Standpipe System. Safety. Firefighting appliance and equipment 
shall be provided and maintained in operable manner for all commercially operated 
marinas and dock facilities, as specified by ordinances of the city, and installations 
shall be subject to the approval of the chief of the fire department. (MBMC 
14.52.060).  Applicant shall submit plans for a Class III Standpipe System to Morro 
Bay Community Development Department for review. 

 

Public Works Conditions:  

The following Public Works conditions shall be satisfied prior to Building Plan submittal:  
1. Show on plan sheets the construction laydown area, all staging areas, point of 

entry/exit, to the construction site.  If all repairs will be made from the water, 
provide a note to this effect on the plans and note pierside access and 
mooring points. 
 

2. Fuels, oils and lubricants used in the course of construction are hazardous 
materials and appropriate Best Management Practices (BMPs) must be noted 
on the construction plans and used by your contractors.  We would like to 
emphasize that these BMPs are conditions of the permit and apply to all 
construction areas. A designated material mixing, refueling and equipment 
maintenance point should be designated on the Construction Plans and 
appropriate BMPs to control spills and runoff from storms or equipment 
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washdown should be noted.  The construction plans should include a note to 
this effect that directs contractors and subcontractors to comply with all 
conditions of the permit throughout construction of this project. 
   

3. A Floating Debris Barrier shall be installed around the waterside perimeter of 
the construction site and maintained throughout the duration of the project.  
Note the beginning and end termini of the Floating Debris Barrier on 
Construction Plans.  Silt screens and/ or straw waddles may be needed to 
prevent demolition/repair debris and sediments from entering the bay in the 
area of the piling repairs.  Location of screens and waddles in this area 
should also be noted on the plans. 
 

4. Note location, type and size of all existing utility connections and note new 
connection points.  Specify the location, of backflow prevention and flexible 
fire line connections 

 
5. Restricted Public Access: Note how the public access will be restricted during 

Phase 2 construction. Indicate on plans what type of temporary physical 
barriers will be used on-site. 

 
6. Water Backflow Prevention Device:   Devices are required for irrigation 

systems on a dedicated water meter; systems which may change in character 
of use (commercial rentals, etc.); gray water systems; fire water systems, or 
any plumbing system which has cross-connections or the ability to allow 
water of deteriorated sanitary quality to enter the public water supply.   Add 
note to plan that device is an approved domestic water backflow prevention 
device per MBMC chapter 13.08.   

 
Add the following Items/Notes to the Plans: 
 

7. No work shall occur within (or use of) the City’s Right of Way without an 
encroachment permit.  Encroachment permits are available at the City of 
Morro Bay Public Works Department located at 955 Shasta Ave.  The 
Encroachment permit shall be issued concurrently with the building permit. 
 

8. Any damage to City facilities, i.e. curb/berm , street, sewer line, water line, or 
any public improvements shall be repaired at no cost to the City of Morro Bay. 

 
9. Due to mandatory water conservation requirements and stormwater 

requirements no pressure washing is allowed unless it is directly due to 
professional preparation of exterior painting of property. No discharge of non-
stormwater is allowed into the municipal storm drain system and contractor 
must provide measures to prevent any discharge for entering the stormwater 
system. 
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Planning Conditions: 
 

1. A Coastal Development Permit shall be submitted to the Community 
Development Department prior to issuance of a building permit. 

 
2. Inspection:  The applicant shall comply with all City conditions of approval and 

conditions imposed by the California Coastal Commission and obtain final 
inspection clearance from the Planning Division at the necessary time in order to 
ensure all conditions have been met.  

 
3. Floating dock.  The floating dock shall be publicly available for general public 

pedestrian access and either short-term or long-term use by recreational or 
commercial boats.  Signs discouraging the public from walking on the docks 
during daylight hours are prohibited. The docks shall be open to the general 
public during at least daylight hours (i.e. one hour before sunrise to one hour 
after sunset). 
 

4. Prior to issuance of a building permit, the Applicant shall either acquire all 
required regulatory permits and authorizations (i.e. U.S. Army Corps of 
Engineers, Regional Water Quality Control Board, California Department of Fish 
and Wildlife), or submit documentation that such permits are not required. 

 
5. Eelgrass – Applicant shall be subject to the California Eelgrass Mitigation Policy 

(CEMP) which requires that a pre-construction survey shall be completed within 
30-60 days prior to issuance of a building permit.  Post-construction survey shall 
be completed within 30 days of construction completion or as otherwise 
determined by the National Marine Fisheries Service (NMFS) in order to 
determine amount of impact if any and CEMP-required annual reporting and 
mitigations.  Translucent grating shall be used to the greatest extent feasible on 
the floating dock area over the unvegetated 5 meter eelgrass buffer.  Any change 
in eelgrass extent shall be documented and reported to the Community 
Development Director. If the report identifies a reduction in eelgrass coverage 
then  a plan shall be prepared to identify the appropriate mitigations necessary 
and in line with the specifications for mitigation of eelgrass habitat as provided for 
in the California Eelgrass Mitigation Policy, dated October 2014 
 

6. A Marine Wildlife Contingency Plan shall be developed and approved by  the City 
of Morro Bay prior to the initiation of pile driving activities. This plan shall describe 
specific methods that will be used to reduce pile-driving noise. Power to the pile 
driver shall be ramped up to allow marine wildlife to detect a lower sound level 
and depart the area before full-power noise levels are produced.  The plan shall 
identify a USFWS-approved biologist to monitor all construction within the water-
lease area who shall be retained by the applicant.  The plan shall describe on-
site marine wildlife monitoring and reporting requirements as well as identify 
specific conditions when the biological monitor shall be allowed to stop work, 
such as observance of a marine mammal within 100 feet of the project area.  The 
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biologist shall be responsible to monitor for compliance with all environmental 
mitigation measures, and regulatory permit conditions (as applicable). The 
approved biological monitor shall be present onsite during construction and shall 
have the authority to stop construction if any individuals of southern sea otter are 
seen within 100 feet of the project area.  Construction will be allowed to resume 
after sighted otters have left the 100-foot radius of the project area.  The species 
shall not be disturbed or forced from the project site by equipment, noise, or 
other disruptive activity. The monitor will have discretionary authority to 
temporarily halt the project if it is determined that the otter, or other marine 
mammal, could be affected by the project, even if the animal is beyond the 100-
foot boundary.  All construction crew employees shall be informed on the 
requirements of this condition. 
 

7. A project-specific Oil Spill Response and Recovery Plan that includes specifics 
on reporting and response procedures, available on-site equipment and 
contracted services, and responsibilities shall be completed and approved prior 
to the initiation of construction activities. Specifically, the project shall include the 
following Best Management Practices (BMPs) and shall be included on building 
plans submitted for approval: 

a. No refueling of equipment without adequate containment and spill 
response equipment. The barge shall have only double contained fuel 
storage below decks, with the spill containment and clean up kits on-site 
and easily accessible. Spill containment and clean up kits shall include the 
following: 

b. 150 feet Absorbent Boom 200 square feet Absorbent Tarp (for use during 
pile driving operations) 

c. Barrel Absorbent Pads 
d. Container Absorbent Granules 
e. Rainwater runoff pollution from equipment stored on deck shall be 

prevented through ongoing equipment maintenance and appropriate 
double containment. 

f. The work area shall be contained within a boom to prevent debris from 
falling into the water. 

g. All equipment fueling shall take place on the barge, with containment in-
place. No refueling between vessels shall occur. 

h. An Absorption Tarp shall be placed underneath any portable equipment 
while in use. 

i. No equipment shall be permitted to enter the water with any petroleum 
products. 

j. All equipment used during pile driving operations shall be in good 
condition without fuel or oil leakage. 

k. Should any equipment begin to leak, that equipment shall be removed 
immediately from the barge and repaired or replaced. 

l. All vessels shall have portable, regularly serviced sanitation equipment. 
No overboard discharge is permitted. 
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8. Prior to issuance of a building permit, a pile driving plan and hydroacoustical 

noise mitigation plan shall be submitted to the Community Development Director 
to ensure that underwater noise generated by pile driving activities is minimized 
to the maximum extent feasible and does not exceed: (1) an accumulated 187 dB 
SEL as measured 5 meters from the source; and (2) peak dB above 208 dB as 
measured 10 meters from the source as determined by the Fisheries 
Hydroacoustic Working Group. In the instance anything other than a vibratory 
hammer is to be used for pile driving activities, the plan shall provide for a hydro-
acoustical monitor to ensure that underwater noise generated by pile driving 
activities does not exceed such limits. The plan shall identify the type of method 
used to install pilings. Vibratory hammers shall be used where feasible; if another 
method is used, a bubble curtain shall be employed to contain both noise and 
sediment. The plan shall also provide for additional acoustical BMPs to be 
applied if monitoring shows underwater noise above such limits (including, but 
not limited to, alternative pile driving methods (press-in pile placement, drilling, 
dewatered isolation casings, etc.) and additional noise dampening measures 
(sound shielding and other noise attenuation devices). 
 

9. Netting or fencing around and underneath the project site shall be installed to 
catch and remove debris released during and after construction. 
 

10. To reduce potential turbidity-associated impacts, silt screens should be used 
when and where they will be effective. The relatively high tidal currents within 
Morro Bay could reduce the effectiveness of silt screens and should be 
considered prior to placing of these screens. 

 
11. An interpretive sign with content relating to the historical nature of Morro Bay 

shall be submitted for review and approval by the Community Development 
Director and shall be intalled along the Harborwalk lateral access prior to final 
occupancy of the building permit. 
 

12. Applicant shall contribute to the parking in-lieu fund for the required five parking 
spaces generated by the addition of an addition 180 lineal feet  of dockage as 
required by the City’s Parking Ordinance.  Pursuant to the City Council resolution 54-
26 dated June 28, 2016, the amount of the five parking spaces shall be calculated 
as: fees for the first four parking spaces are waived and the fifth parking space is 
calculated at $500.  If Council parking-inlieu Resolution has expired as of building 
permit approval, then parking in-lieu fees shall be calculated according to fees in 
place as of the time of building permit approval.  Said parking in-lieu fee shall be paid 
prior to issuance of a building permit.   

 
13. The public access closure shall be limited to no more than 45 days.  Any extension of 

public access closure beyond 45 days shall be subject to review and approval by the 
Community Development Director.   
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14. Applicant shall request in writing to the City to adjust the lease lines as applicable 

at the appropriate time. 
 

 
PASSED AND ADOPTED by the Morro Bay Planning Commission at a regular meeting 
thereof held on this 2nd day of May, 2017 on the following vote:  

 
AYES:  
NOES:  
ABSENT:  
ABSTAIN: 
 

 
        Chairperson Robert Tefft 
 
 
ATTEST 
 
 

Scot Graham, Community Development Director 
 
The foregoing resolution was passed and adopted this 2nd day of May, 2017. 
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Project description – 845 Embarcadero Road, Morro Bay 

Amend CUP 

October 2016 

 

Setting 

The project site, 845 Embarcadero Road, is approximately 12,812 square feet (land 
lease is approximately 11,438 sq. ft. and water lease is approximately 1,374 sq. ft.).  
The property is located on the western side of Embarcadero Road and adjacent to Otter 
Rock on the north and Off the Hook restaurant and retail shop to the south.  It is zoned 
WF/H (PD/S.4).  The site currently has two one story buildings, the Harborwalk and 
floating docks that were constructed approximately 15 years ago. 

 

Project Description 

Summary: This site has and an existing concrete seawall as well as rock rip rap 
along the western edge.  The geotechnical report provides the following description 
and background: 

“Two existing concrete anchor blocks sit in or on top the embankment rip 
rap.  The up-coast block has the stub of an I-beam extending upward from 
it. The down-coast block has two steel brackets extending horizontally 
toward the bay from it. Reportedly, these blocks are remnants of a former 
boat yard dry dock that used to occupy the site. There is some indication 
that they may even pre-date the boat yard and may have been installed 
during WWII when the US Navy used the site.  
 
From the property line at the southern edge of the site, the sea wall trends 
northerly, essentially parallel to the promenade, then juts out into the bay and 
back again, forming a "V."  It then runs northerly again, parallel to promenade, 
for about 15 feet and then forms another “V."  Up-coast of the second V, the 
wall blends into the rip rap slope. 
 
The top of the sea wall is capped by a concrete grade beam.   A second grade 
beam forms the bay-ward edge of the promenade.  At the up-coast zig zag of 
the wall into the bay, the wall and its grade beam cap, and the grade beam 
along the promenade connect to form a triangular open area. This grade beam 
extends across the walkway and into the foundation of the building.  It is our 
understanding that the triangle was to be a planter and that irrigation was 
plumbed into it, but no plants were ever planted. 
 
To the best of our knowledge and research, the sea wall has been constructed 
in at least three episodes and has been augmented at least once.  In the  
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lower  part  of the  down-coast  leg of the “V”, precast tongue and groove 
concrete  panels can be seen extending  up from  within the rip rap. In the up-
coast leg of the “V”, a cast-in-place concrete seawall segment is present.   
Above the pre-cast panels and the cast-in-place seawall segment is the "upper 
wall” and cap.  It is our understanding that the pre-cast panels and the cast-in 
place remnant date to the days of the boat yard or Navy's use of the site. The 
main wall was also constructed prior to the current development; however, its 
age is uncertain.  The reinforced concrete caps were added to the top of the 
main wall when the present development was constructed.  At that time the 
main wall was restrained by several tension members extending back into the 
slab foundation and reportedly attached to dead man anchors. 
 
 

Emergency Action from September 2015:  An emergency repair was done for this 
project due to the lower seawall failure caused by a broken irrigation pipe, 
subsequently flooding the planter areas which in turn caused the lower precast 
panels to separate from the increased loading from the settling of the rip rap within 
the planter, resulting the lower panels falling outward and more and more of the 
backfill within the planter and deck area to wash out during subsequent tidal 
movement.  The resulting failure created more and more of the backfill under the 
existing walkway to subside, increasing concerns of the potential for a major failure. 

 
A temporary measure was put into place by driving drive two H-piles adjacent the 
down-coast leg of the V-shaped wall and to place a horizontal I-beam waler between 
the piles and the existing wall.  The tops of the H-piles were then anchored by steel 
cables to the I-beam that extends up from the up-coast concrete block that sits in the 
rip rap. 
 
Proposed seawall and rock rip rap work:  Since the above mentioned repair is only 
temporary, a permanent solution must be done for this portion of the seawall and 
southern section as well.  As per the engineering recommendation, sheet piles are 
proposed to be installed on the bay side of the existing concrete walls. 
 
The project as proposed will install approximately 74 linear feet of sheet piles 
following the existing contour of the concrete wall.  The proposed sheet piles will be 
approximately 1 to 1 ½ feet from the concrete wall.  In order to get the sheet piles as 
close to the existing wall as possible, the concrete cap may be saw cut approximately 
6” from the top and will result in approximately 25 cu. yds. of concrete removed.  
Once installed, the new sheet piles will be anchored back with suitably engineered 
anchoring underneath the Harborwalk area.  The area between the new sheet piles 
and existing concrete wall will be backfilled with an engineered fill per the engineering 
recommendations. 
 
The existing rock rip rap on the northern and southern side of the wall is also in need 
of stabilization and repair.  The northern section of rip rap repair will remove the small 
rock and debris and replace with new rock where needed.  The area encompasses 
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approximately 6,000 sq. ft. ranging from a -3 to +9 elevation line.  As for the southern 
side, approximately 1,000 sq. ft. rock rip rap will be removed and replaced using the 
same method.  The rip rap repair is necessary to maintain the protection afforded by 
the revetment up to the existing Harborwalk elevation and lock in the new sheet pile 
wall.  

 
Proposed floating dock finger slip expansion and pilings:  The project as 
proposed requires the temporary removal of the existing floating docks in order to 
gain access to the site construction area.  Currently there are three finger docks 
attached to a main head float which, are supported by seven wood pilings, and a 
gangway accessed from the southern end of the lease site.  The floating docks will be 
dismantled and taken to the Associated Pacific Constructors yard located at 495 
Embarcadero for temporary storage during project construction.  Once the head float 
and finger docks are removed, the six wood piles will be cut off at low tide. 

After the seawall construction is complete, the floating dock system will be put back in 
place with modifications.  The existing finger slips are approximately 23 feet, 27 feet 
and 17 feet in length with a head float that varies in width from approximately 7 to 9.5 
feet wide.  An additional dock area approximately 17 feet by 9 feet is between the 
head float and existing seawall that has two small buildings (kiosks) that function as 
the office and rental building for the kayak rental business and electric boat rentals.  
The existing dock is also set within the water lease site are at a slight angle.   

The new and remodeled docks include the following components: 

1. A head float that is approximately eight feet wide. 
2. A revised kiosk area with approximately 144 sq. ft. of building space for 

offices. 
3. Three finger slips that will be 50 feet in length. 
4. Seven new steel pilings to secure the head float and finger slips. 
5. One new floating dock that is approximately 410 sq. ft. located between the 

northern and middle finger slips for kayak storage. 
6. One new floating dock that is approximately 340 sq. ft. located between the 

northern and middle finger slips that will be lower to the water for kayak 
launching. 

7. The existing gangway will be reinstalled at the same location. 
8. The new/remodeled dock system will be installed more squarely within the 

lease site as well.   

Eelgrass: 

As indicated in the Eelgrass Survey report by Tenera report, May 25, 2016, the eelgrass 
patches found at the site are described as follows: “The findings from the eelgrass surveys 
at 845 Embarcadero on December 31, 2015 and May 20, 2016 indicate eelgrass occurs in 
the project area mainly as only small patches and isolated stems that are 
transient/temporary in occurrence; larger patches and expansive eelgrass beds were not 
present.”   
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Since eelgrass was present on-site at the time of the survey, a discussion in regards to the 
potential impacts are discussed in two separate areas.  First, the proposed seawall 
construction area should be treated as outside the required 5 meter buffer zone as required 
under the CA Eelgrass Mitigation Policy (CEMP), section A – Eelgrass Habitat Definition.  
This particular section of the CEMP defines unvegetated eelgrass habitat as “The definition 
excludes areas of unsuitable environmental conditions such as hard bottom substrates, 
shaded locations, or areas that extend to depths below those supporting eelgrass.”  A prior 
determination by NMFS (e-mails 2/8 & 2/16 2016 attached) support this conclusion and 
therefore, the seawall construction will not have an impact to eelgrass.   

As far as the dock, two small patches of eelgrass were found in the area of the proposed 
docks.  The first patch had been identified in the December 2015 with 22 stems and in the 
recent survey; the patch was a single stem.  The second patch is a new patch since the 
2015 survey with 33 stems. 

However since these two small patches may be transient/temporary in occurrence, the 
potential impacts and mitigation measures, if any, should be considered on a case by case 
basis as allowed under the CEMP.  As stated in the CEMP section A – Eelgrass Habitat 
Definition, “For isolated patches and on a case-by-case basis, it may be acceptable to 
include an unvegetated area boundary less than or greater than 5 m wide.” 

In addition there are a couple of important things to note regarding the location of the 
eelgrass patches as it relates to the current configuration and the project as proposed.  
First, the location of both of these patches is within a designated floating dock and boat slip 
area so at any time a boat could be docked in this area which could shade the eelgrass 
patches.  Second, the project as proposed has a “low float” dock (near the eelgrass patch 
with the 33 stems) that will be used as a kayak launching area.   

In conclusion it is proposed that the project include the following to address the eelgrass: 

1. A pre-construction survey will be performed prior to construction in accordance with 
the CEMP.   

2. The findings will further determine the nature of eelgrass in the project area and 
whether eelgrass could be affected by the seawall repair and dock replacement. 

3. If the eelgrass is present, measures such as deployment of the buoys, if feasible, 
prior to construction to delineate the eelgrass patches may be proposed to 
avoid the patches. 

4. A study design can be done but it will depend on how much eelgrass could be 
affected. For example, if eelgrass remains unchanged from the present survey up 
to the time of the seawall repair, the eelgrass would be too far from the seawall to 
be affected (buried underneath rocks to re-construct the rip-rap revetment). In this 
case, only one post-construction survey would be necessary to validate that no 
impact occurred. 

5. If the eelgrass is present in the area where the new docks are proposed, at least 
one post-construction survey will be done.   

6. Any longer-term impact, such as a decline from shading by the new dock and boats 
using the new dock, could involve multiple post-construction surveys and over a 
longer time period in accordance with the CEMP. Control areas with eelgrass may 
need to be included to help distinguish whether changes in eelgrass in the dock 
area were natural or due to shading. However, if eelgrass remains largely 
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unchanged between the present survey and time of construction, any impact 
involving a decline from shading would be very small (e.g., loss of 0.06 m2 of 
eelgrass, 0.7 ft 2). Multiple post-construction surveys may then be unwarranted to 
assess injury. 

 

Proposed Harborwalk adjustment:  The existing Harborwalk follows a fairly straight 
line along the western edge.  There are two large, angled concrete planters located 
on the western side of the Harborwalk which, are part of the issue of the seawall 
failing.  After the seawall is repaired, the concrete planters will be removed and the 
Harborwalk will extend into the area where the planters existed before.  This will add 
more walkway area for pedestrians and will also have potted plants to replace the 
plant materials. 

 

Proposed water lease boundary line adjustment:  The existing water lease is 
approximately 1,374 sq. ft. and the existing floating docks are beyond the lease site 
boundary line.  The proposed project will add approximately 4,876 sq. ft. (46’ by 106’) 
to the water lease area to accommodate the finger slip extensions.  The new finger 
slips will be located approximately 14 feet from the edge of the navigation channel so 
it will not interfere with the boating traffic.  

Project construction work and timing:  

The landside of the project will require the temporary closure of the Harborwalk area 
as defined on plan sheet #5 for the entire duration of seawall construction which is 
estimated to be approximately two months.  An unobtrusive fence or equivalent 
measure will delineate the construction areas.  Since there is no alternative route for 
the public pedestrian access along the water side during construction, the public will 
only be allowed to walk up to the construction fence and then will need to exit via the 
same path they walked in.  Appropriate signage informing the public that the access 
way is temporary closed for construction will be placed at the northern, southern and 
eastern entry points. 

Currently there are brick pavers installed that make up Harborwalk between the 
existing buildings and the water edge.  All the pavers will be removed from this area 
to provide access for excavation of any small debris, rip rap repair and installation of 
the helical piles or deadman anchors.  Once construction is complete, the pavers will 
be reinstalled.  

Project construction method: The project as proposed will utilize a spud barge and 
crane as the platform for the sheet pile driving and rip rap work.  A vibratory hammer 
will be used for the sheet pile installation to minimize underwater noise impacts to the 
greatest extent feasible.  
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Project construction documents and coordinator: A copy of the construction 
documents will be maintained in a conspicuous place on the job site at all times and 
available for public review on request. 

The project construction coordinator will be Associated Pacific Constructors.  Should 
any questions arise during construction, an address and phone number (available 24 
hours a day) will be posted at the job site so that the contact information is readily 
visible from a public area.  The construction coordinator shall record the name, phone 
number, and nature of all complaints received regarding the construction, and shall 
investigate complaints and take remedial action, if necessary, within 24 hours of 
receipt of the complaint or inquiry. 

Project construction BMP’s: The project as proposed includes the following 
safeguards, mitigation measures, actions, and procedures for the protection of the 
marine environment: 

 
l.   Material Containment: Particular care shall be exercised to prevent foreign 
materials (e.g. construction scraps, wood preservatives, other chemicals, etc.) 
from entering harbor or other state waters. Where additional wood preservatives 
must be applied to cut-wood surfaces, the materials,  whenever  feasible,  shall  be 
treated  at  an  onshore  location to preclude  the possibility of spills  into harbor or 
other state waters. A containment boom shall be placed around all active portions 
of a construction site where wood scraps or other floatable debris could enter the 
water. Also, for any work on or beneath fixed decks, heavy-duty mesh containment 
netting shall be maintained below all work areas where construction discards or 
other materials could fall into the water. The containment boom and net shall be 
cleared daily or as often as necessary to prevent accumulation of debris. 
Contractors shall insure that work crews are carefully briefed on the importance of 
observing the appropriate precautions and reporting any accidental spills. 
Construction contracts shall contain appropriate penalty provisions, sufficient to 
offset the cost of retrieving or cleaning up improperly contained foreign materials. 
2.   Construction Plan: All erosion control/water quality best management 
practices to be implemented during construction and their location shall be noted 
on the plan. Silt fences, or equivalent apparatus, shall be installed at the 
perimeter of the construction site to prevent construction- related runoff and/or 
sediment   from entering into the Pacific Ocean to the maximum extent feasible.  
The Construction Plan shall, at a minimum, include the following required criteria 
specified via written notes on the Plan: 

a.   All work shall take place during daylight hours.  Lighting of the beach 
and water area is prohibited. 
b.   All construction materials and equipment placed on the land during 
daylight construction hours shall be stored beyond the reach of tidal 
waters. The only exceptions shall be for: (1) erosion and sediment controls 
(e.g., a silt fence at the base of the piles) as necessary to contain runoff 
and/or sediments at the construction site, where such controls are placed 
as close to work area as possible, and minimized in their extent; and (2) 
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storage of larger materials beyond the reach of tidal waters for which 
moving the materials each day would be extremely difficult. 
c.   Construction (including but not limited to construction activities, and 
materials and/or equipment storage) is prohibited outside of the defined 
construction, staging, and storage areas. 
d.   Equipment washing, refueling, and/or servicing shall not take place on 
the beach or pier. 
e.   All materials shall be properly stored and contained so that these 
products will not spill or otherwise enter the coastal environment. 
f.  Equipment washing, refueling, and/or servicing shall not take place over 
the water. 
g.  The construction site shall maintain good construction site 
housekeeping controls  and procedures (e.g., clean up all leaks, drips, 
and other spills immediately; keep materials covered  and out of the 
rain (including covering exposed  piles of soil and wastes); dispose of 
all wastes properly, place trash receptacles on site for that purpose,  
and cover open trash receptacles during wet weather; remove all 
construction debris from the beach). 
h.  The Coastal Commission’s Central Coast District Office shall be 
notified at least 3 working days in advance of commencement of 
construction, and immediately upon completion of construction.  

3. Contractors shall insure that work crews are carefully briefed on the 
importance of observing the appropriate precautions and reporting any 
accidental spills. Construction contracts shall contain appropriate penalty 
provisions, sufficient to offset the cost of retrieving or cleaning up improperly 
contained foreign materials. 
4. All construction shall be undertaken in accordance with the approved 
Construction Plan. Any proposed changes to the approved Construction Plan shall 
be reported to the Executive Director. No changes to the approved Construction 
Plan shall occur without a coastal development permit or waiver unless the 
Executive Director determines that no coastal development permit or waiver is 
necessary. 

 
Project pile driving and wildlife:  The project pile driving activities shall be 
monitored by a qualified monitor that has sufficient experience and qualifications of 
the U.S. Fish and Wildlife Service and National Marine Fisheries Service to ensure 
that impacts to marine mammals are avoided.  The approved biological monitor 
shall be present onsite during piling construction, will keep a constant watch, and 
shall have the authority to stop the piling construction if any individuals of southern 
sea otter are seen within 100 feet of the project area and considered distressed. 
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BUILDING
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Project description:

Repair existing seawall by construction approximately 74 linear feet of 
sheet piles around the exiting rock rip rap wall. 



Modify existing floating docks and add additional length to finger 
slips.



Add two new sections of floating dock for kayak rental business.



Remove 7 wood piles and replace with 7 new steel pilings.



Repair gangway and other minor maintenance items.
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EXISTING FLOATING 
DOCK

1
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4

5

6

7
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1"= 9.523'

845 
EMBARCADERO

VICINTY    AERIAL PHOTO

845 
EMBARCADERO

VICINITY MAP AERIAL PHOTO

PROJECT DATA

EXISTING 
PROPOSED

TOTAL DOCK  
AREA

1940  S.F.
2467 S.F. 

 HEAD FLOAT 
LENGTH  AREA

FINGER SLIPS LENGTH  (FT)

1 2 3 4 5 6 7 8

105'
105'

27'

TOTAL

20   32  32  32  32   17   19  

58   50  50   50 50  50  50  33     

211'

391'

FINGER SLIPS 
 AREA  ( S FT)

1194 S.F.
1078 S.F.

TOTAL

718 S.F.

1366 S.F.

KAYAK  
DATA

0

740 S.F.

GANGWAY
LENGTH  AREA

28'

28'

112 S.F.

112 S.F.

(S.F.)
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EXISTING FLOATING 
DOCK

EXISTING FLOATING 
DOCK

NOTE!  ALL RIP RAP WORK TO BE DONE 
WITHIN LEASE  BOUNDARIES ONLY
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EXISTING FLOATING 
DOCK

EXHIBIT H



4

EXISTING FLOATING 
DOCK

REPLACE EXISTING FIRE STANDPIPE 
W/ NEW FIRE BOS/STANDPIPE  
& SPILL KIT
(MAX LENGTH FOR HOSE LAYDOWN 125'   150'

12345

6
7

8
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PUBLIC ACCESS CLOSURE

OPEN ACCESS DURING WORK

CLOSED ACCESS DURING WORK

PUBLIC TABLES AND 
BENCHES, HANDICAP 
ACCESSIBLE 
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TRASH

RECYCLE

SIGN  1

3- TABLES W/ BENCHES 
HANDICAP ACCESSIBLE

10
'-
0"

M
IN

.

SIGN  4
SIGN  4

Seating Available for Public 
Use.  No purchase necessary

THE BOATYARD
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FLOOR PLAN 
SCALE   1/2"=1'-0"

WEST ELEVATION 
SCALE   1/2"=1'-0"

SOUTH ELEVATION 
SCALE   1/2"=1'-0"

0   LOW.LOW WATER

+2' ELEVATION

+4' ELEVATION

+6' ELEVATION

+8' ELEVATION

+10' ELEVATION

-1- WATER LINE

RAILING PHOTO/ ELEVATION 
SCALE   1/2"=1'-0"

42"

3068 
D.D.

3068 
D.D.

3030 SLIDER3030 SLIDER

S S

2X4 STUD WALL 

HARDI-PLANK SIDING  
COLOR AS PER MATERIAL BOARD 
MEDIUM GRAY

8'
-1

"

COPPER CLAD METAL ROOFING 
STANDING SEAM  

NEW RAILING TO MATCH EXISTING HARBORWALK RAILING 

NEW SHEET PILINGS

12
1 1/2

1X4 TRIM 
(WHITE)

EXISTING FLOATING DOCK

NOTE! NEW RENTAL KISOKS TO REPLACE 
EXISTING RENTAK KISOKS

1X4 TRIM 
(WHITE)

HARDI-PLANK SIDING  
COLOR AS PER MATERIAL BOARD 
MEDIUM GRAY
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New Rental Kiosk. An approved automatic fire 
sprinkler system shall be installed throughout all 
new buildings and structures on the west side of 
Embarcadero Road. (MBMC 14.08.090(L)(2).  
Applicant shall provide automatic fire sprinklers, 
in accordance with NFPA 13, for fire protection of 
the Kiosk structure.

NOTE!
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UTILITY PEDESTAL
FIRE HOSE CABINET

DECKING MATERIAL
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VIBRATORY HAMMER INFORMATION

h. The construction site shall maintain good construction site housekeeping controls and  
procedures (e.g., clean up all leaks, drips, and other spills immediately; keep materials  
covered and out of the rain (including covering exposed piles of soil and wastes);  
dispose of all wastes properly, place trash receptacles on site for that purpose, and  
cover open trash receptacles during wet weather; remove all construction debris from  
the beach).   
i. A construction coordinator shall be designated to be contacted during construction  
should questions arise regarding the construction (in case of both regular inquiries and  
emergencies), and their contact information (i.e., address, phone numbers, etc.)  
including, at a minimum, a telephone number that will be made available 24 hours a  
day for the duration of construction, shall be conspicuously posted at the job site  
where such contact information is readily visible from public viewing areas, along  
with indication that the construction coordinator should be contacted in the case of  
questions regarding the construction (in case of both regular inquiries and  
emergencies). The construction coordinator shall record the name, phone number, and  
nature of all complaints received regarding the construction, and shall investigate  
complaints and take remedial action, if necessary, within 24 hours of receipt of the  
complaint or inquiry.   
j. A copy of the approved Construction Plan shall be kept at the construction job  
site at all times and all persons involved with the construction shall be briefed on  
its content and meaning prior to commencement of construction.    
k. The Coastal Commission’s Central Coast District Office shall be notified at least  
3 working days in advance of commencement of construction, and immediately  
upon completion of construction. 

 

b. Construction work or equipment operations below the mean high water line  
shall be minimized to the absolute extent feasible, and, where possible,  
limited to times when tidal waters have receded from the authorized work areas.  
c. All construction materials and equipment placed on the land during daylight  
construction hours shall be stored beyond the reach of tidal waters. The only  
exceptions shall be for: (1) erosion and sediment controls (e.g., a silt fence at the  
base of the piles) as necessary to contain runoff and/or sediments at the  
construction site, where such controls are placed as close to work area as  
possible, and minimized in their extent; and (2) storage of larger materials  
beyond the reach of tidal waters for which moving the materials each day would  
be extremely difficult.   
d. Construction (including but not limited to construction activities, and  
materials and/or equipment storage) is prohibited outside of the defined  
construction, staging, and storage areas.  
e. Equipment washing, refueling, and/or servicing shall not take place on the beach  
or pier.  
f. All materials shall be properly stored and contained so that these products will  
not spill or otherwise enter the coastal environment.  
g. Equipment washing, refueling, and/or servicing shall not take place over the  
water.  
h. The

Project construction BMP’s: The project as proposed includes the following safeguards, mitigation 
measures, actions, and procedures for the protection of the marine environment: 
 
l.   Material Containment: Particular care shall be exercised to prevent foreign materials (e.g. 
construction scraps, wood preservatives, other chemicals, etc.) from entering harbor or other state 
waters. Where additional wood preservatives must be applied to cut-wood surfaces, the materials,  
whenever  feasible,  shall  be treated  at  an  onshore  location to preclude  the possibility of spills  
into harbor or other state waters. A containment boom shall be placed around all active portions of 
a construction site where wood scraps or other floatable debris could enter the water. Also, for any 
work on or beneath fixed decks, heavy-duty mesh containment netting shall be maintained below all 
work areas where construction discards or other materials could fall into the water. The 
containment boom and net shall be cleared daily or as often as necessary to prevent accumulation 
of debris. Contractors shall insure that work crews are carefully briefed on the importance of 
observing the appropriate precautions and reporting any accidental spills. Construction contracts 
shall contain appropriate penalty provisions, sufficient to offset the cost of retrieving or cleaning up 
improperly contained foreign materials. 
2.   Construction Plan: All erosion control/water quality best management practices to be 
implemented during construction and their location shall be noted on the plan. Silt fences, or 
equivalent apparatus, shall be installed at the perimeter of the construction site to prevent 
construction- related runoff and/or sediment   from entering into the Pacific Ocean to the maximum 
extent feasible.  The Construction Plan shall, at a minimum, include the following required criteria 
specified via written notes on the Plan: 
a.   All work shall take place during daylight hours.  Lighting of the beach and water area is 
prohibited. 
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EELGRASS PLANNING, 
 SURVEY BY TENERA 
ENVIROMENTAL   5-20-16

 
 EELGRASS- AREA----------------  0.06 M 
UNVEGETATED AREAS ---------- 33.1 M 
 
 
 
 
 
 

AMOUNT OF INTRUSION---------- 10.6 M 
EXEMPT AREA----------------------  11.1 M 
 

REFERENCE NOTES

SUBJECT TO CALIFORNIA 
EELGRASS MITIGATION POLICY.

REFERENCE #  PATCH # 1          

LEDGEND

EELGRASS------- 
 
UNVEGETATED--- 
 
INTRUSION AREA-- 
 
EXEMPT------------

EELGRASS PATCH # 2 
0.01 M

EELGRASS PATCH # 1 
0.06 M 2

EXEMPT AREA #2 

UNVEGATATED AREA #1 
33.1 M 2

2

INTRUSION AREA # 1

 
 EELGRASS- AREA----------------  0.01 M 
UNVEGETATED AREAS ---------     0.0 M 
 
 
 
 
 
 

AMOUNT OF INTRUSION---------- 43.4 M 
EXEMPT AREA----------------------  14.7 M 
 

REFERENCE #  PATCH #2         
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2

2

2
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EXISTING FLOATING DOCK

EXISTING LOCATION  
OF VESSEL TIE-UP

14.7M 

EDGE OF PROPOSED FLOATING 
KAYAK DOCK 
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PADDLE BOARD RACKS , BOARDS  WILL STAND UP VERTICALLY BETWEEN 
THE SUPPORT BARS.  THE BOARDS ARE APPROX. 12" WIDE AND 11' IN  HEIGTH

MATERIAL FOR RACKS ARE WHITE PVC. SCHEDULE 40 & 80. 
 
THERE IS NO ROOF/ COVER OVER PADDLE BOARDS 
OR KAYAKS. 

NOTES!  

KAYAKS WILL BE  
STORED IN THE RACKS

PIPE FOR BASE WILL  
SIT ON DOCK 

CABLE BRACING FOR RACK ON BACKSIDE(EAST SIDE ONLY) 
TO SUPPORT RACK. 

THERE WILL BE U-SHAPED  BRACKETS 
AROUND THE BOTTOM TO SECURE 
THE DOCKS.

WATERLINE

LOWER FLOAT

UPPER FLOAT

ALINE FLOATATION POONTOONS 
IN A N/S AXIS

FRP GRATING TO ALLOW MAX LIGHT PENETRATION
HEAD FLOAT 

SOUTH ELEVATION
NO SCALE

PADDLEBOARD RACK

KAYACK RACK KA
YA
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