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Appeal number............... A-3-GRB-07-051, Pacific Coast Hotel

Applicant..........ccceenene IGIT Inc. (Attn: Ron Perkins)

Appellant...........cccceeee. Coastal Commissioners Patrick Kruer and April VVargas

Local government .......... City of Grover Beach

Local decision................. Approved with conditions (September 17, 2007).

Project location .............. 105 West Grand Avenue, at the corner of Highway One and West Grand
Avenue adjacent to Meadow Creek, in the City Grover Beach (APN 060-201-
009).

Project description......... Construct a mixed-use 20 unit condominium hotel/commercial development

with a 37 space underground parking garage, including associated landscaping
and drainage improvements.

File documents................ City of Grover Beach certified Local Coastal Program (LCP); City of Grover
Beach Final Local Action Notice and related information associated with City
of Grover Beach Application Number 05-025(including a Mitigated Negative
Declaration (Resolution No. 07-85), a Specific Development Plan (Resolution
No. 07-86), the Coastal Development Permit (Resolution No. 07-87), Site and
Architectural Plans (Resolution No. 07-88), and the Tentative Tract Map
(Resolution No. 07-89)).

Staff recommendation ...Substantial Issue Exists

Summary of staff recommendation: The City of Grover Beach approved a coastal development permit
allowing construction of a mixed-use 20 unit condominium hotel/commercial development with a 37-
space underground parking garage, including associated landscaping and drainage improvements. The
project is located adjacent to Meadow Creek at the corner of Highway One and West Grand Avenue, in
the LCP’s Coastal Planned Commercial (C-P-C) Zoning District and designated Beach Neighborhood
area.

The Appellants contend that the City-approved project raises issues with respect to its consistency with
the certified LCP. The appeal contentions can be generally grouped into the following five LCP issue
areas: 1) Allowable Uses; 2) Environmentally Sensitive Habitat Areas; 3) Marine and Coastal Water
Quiality; 4) Scenic Resources and Community Character, and; 5) Public Services.
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Substantial issues are raised in all five of the LCP issue areas cited by the Appellants. First, mixed-use
developments that combine dwelling units with commercial uses are not permitted within the LCP’s C-
P-C Zoning District. Therefore, allowing the private ownership of condominium units (quasi-residential
dwellings) is inconsistent with the LCP and is not an appropriate use within the C-P-C Zoning District.
Second, the City approved project locates new development adjacent to an environmentally sensitive
habitat area (ESHA) and extends development into the LCP-required Meadow Creek buffer. Such
incursion does not appear to be allowed by the LCP. In addition, impacts to the Meadow Creek ESHA
and its riparian corridors have not clearly been avoided and/or mitigated where unavoidable. Third, it is
unclear if marine resources and coastal water quality protection measures included in the project are
sited and designed adequately to meet LCP standards, including because it is not clear to what degree
the units approved by the City are capable of appropriately filtering and treating runoff at this sensitive
location. Fourth, it appears that the mass, scale, and development intensity of the approved project is
too large, dense, and intense at this “gateway” location to the beach and along the shoreline, and as a
result cannot be rectified to the LCP’s viewshed and community character provisions. Finally, the City
approval is silent regarding the City’s public service capacities, and it does not contain any analysis of
the project’s anticipated demand on public services. Thus, it is not clear if adequate water and sewer
service is available to serve the project consistent with the LCP.

In sum, the City approved project appears to result in overdevelopment of a sensitive “gateway” site
adjacent to Meadow Creek ESHA along Highway One with a use that is not allowed under the LCP (and
one that it is not conducive to fostering public access and recreation through visitor-serving amenities,
including lower-cost visitor-serving amenities) inconsistent with the LCP and the access and recreation
policies of the Coastal Act. The approved condominium-hotel project is inconsistent with the Coastal
Act and LCP use priorities designated for this location, and appears to significantly and adversely affect
community character, coastal views, and ESHA/creek resources.

For all of these reasons, staff recommends that the Commission find that a substantial issue exists
with respect to this project’s conformance with the City of Grover Beach certified LCP and take
jurisdiction over the coastal development permit for the project.
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1. Appeal of City of Grover Beach Decision

A. City of Grover Beach Action

The City of Grover Beach City Council approved the project subject to special conditions on September
17, 2007 (see Exhibit B for the City’s Final Local Action Notice, including adopted findings, conditions,
and staff report on the project). Notice of the City Council’s final action on the coastal development
permit was received in the Coastal Commission’s Central Coast District Office on September 21, 2007.
The Coastal Commission’s ten-working day appeal period for this action began on September 24, 2007
and concluded at 5pm on October 5, 2007. One valid appeal (see below) was received during the appeal
period.

B. Appeal Procedures

Coastal Act Section 30603 provides for the appeal of approved coastal development permits in
jurisdictions with certified local coastal programs for development that is: (1) between the sea and the
first public road paralleling the sea or within 300 feet of the inland extent of any beach or of the mean
high tideline of the sea where there is no beach, whichever is the greater distance; (2) on tidelands,
submerged lands, public trust lands, within 100 feet of any wetland, estuary, or stream, or within 300
feet of the top of the seaward face of any coastal bluff; (3) in a sensitive coastal resource area; (4) for
counties, not designated as the principal permitted use under the zoning ordinance or zoning district
map; and (5) any action on a major public works project or energy facility. This project is appealable
because it is located between the first public road and the sea; is within 100 feet of a coastal wetland and
stream; and is in a sensitive coastal resource area.

The grounds for appeal under Section 30603 are limited to allegations that the development does not
conform to the standards set forth in the certified LCP or the public access policies of the Coastal Act.
Section 30625(b) of the Coastal Act requires the Commission to conduct a de novo coastal development
permit hearing on an appealed project unless a majority of the Commission finds that “no substantial
issue” is raised by such allegations. Under Section 30604(b), if the Commission conducts a de novo
hearing, the Commission must find that the proposed development is in conformity with the certified
local coastal program if the Commission were to approve the project. Section 30604(c) also requires an
additional specific finding that the development is in conformity with the public access and recreation
policies of Chapter 3 of the Coastal Act, if the project is located between the nearest public road and the
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sea or the shoreline of any body of water located within the coastal zone, and if the Commission were to
approve the project. This project is located between the nearest public road and the sea or the shoreline
of any body of water located within the coastal zone, and thus this additional finding would need to be
made if the Commission were to approve the project following a de novo hearing.

The only persons qualified to testify before the Commission on the substantial issue question are the
Applicant, persons who made their views known before the local government (or their representatives),
and the local government. Testimony from other persons regarding substantial issue must be submitted
in writing. Any person may testify during the de novo stage of an appeal.

C. Summary of Appellants’ Contentions

The Appellants contend that the City approved project raises issues with respect to its consistency with
LCP policies and ordinances related to allowable uses, ESHA, marine and coastal water quality, scenic
resources and community character, and public services. In sum, the Appellants contend that the City
approved project appears to result in overdevelopment of a sensitive “gateway” site adjacent to Meadow
Creek ESHA along Highway One with a use that is not allowed under the LCP. The Appellants contend
that the project appears to be inconsistent with the Coastal Act and LCP use priorities designated for this
location, and would appear to significantly and adversely affect coastal views, community character, and
ESHA/Meadow Creek resources.

See Exhibit C for the Appellants’ complete appeal document.

2.Staff Recommendation on Substantial Issue

Staff recommends that the Commission determine that a substantial issue exists with respect to the
grounds on which the appeal was filed. A finding of substantial issue would bring the project under the
jurisdiction of the Commission for hearing and action.

Motion. | move that the Commission determine that Appeal Number A-3-GRB-07-051 raises
NO substantial issue with respect to the grounds on which the appeal has been filed under
Section 30603 of the Coastal Act.

Staff Recommendation of Substantial Issue. Staff recommends a NO vote. Failure of this
motion will result in a de novo hearing on the application, and adoption of the following
resolution and findings. Passage of this motion will result in a finding of No Substantial Issue
and the local action will become final and effective. The motion passes only by an affirmative
vote of the majority of the appointed Commissioners present.

Resolution to Find Substantial Issue. The Commission hereby finds that Appeal Number A-3-
GRB-07-051 presents a substantial issue with respect to the grounds on which the appeal has
been filed under Section 30603 of the Coastal Act regarding consistency with the Certified Local
Coastal Program and/or the public access and recreation policies of the Coastal Act.
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Recommended Findings and Declarations
The Commission finds and declares as follows:

3.Project Description

A. Project Location

The proposed development is located at the northwest corner of Highway One and West Grand Avenue,
in the LCP’s Coastal Planed Commercial (C-P-C) Zoning District and LCP designated Beach
Neighborhood area of Grover Beach. The site is located adjacent to the western branch of Meadow
Creek, and past that seaward are the back dunes of the City’s shoreline area. To the north, and also
adjacent to the site, is the La Sage Riviera Mobile Home Park. Historically, the site was developed and
operated as a service station. According to the City, the service station was demolished in 1991 and the
site is currently undeveloped and vacant. See Exhibit A for a location map and aerial photo of the site
and the surrounding area.

B. City Approved Project

The City approved project includes construction of mixed-use condominium hotel and commercial
development on a roughly 1/2-acre parcel (approximately 26,270 square feet). The project includes 20
condominium hotel units (20,149 square feet of lodging space) and 2,855 square feet of commercial
retail space. The project is designed as a two and three-story structure with a 37-space underground
parking garage. The City approved project also includes landscaping and associated drainage
improvements. In addition to the coastal development permit (City Council Resolution No. 07-87), the
City approved a mitigated negative declaration under CEQA (Resolution No. 07-85), a specific
development plan (Resolution No. 07-86), site and architectural plans (Resolution No. 07-88), as well as
a tentative tract map to subdivide the parcel into twenty-eight condominium units and one common area
lot (Resolution No. 07-89), all to allow for the construction of the mixed-use commercial/condominium
hotel.

See Exhibit B for the City’s Final Local Action Notice, which includes the City Council resolutions,
adopted findings, and special conditions of approval for the project. See Exhibit D for the City-approved
site plans and project elevations.

4. Substantial Issue Findings

A. Policies Cited by Appeal

The appeal contentions can be generally grouped into the following five LCP issue areas: 1) Allowable
Uses; 2) Environmentally Sensitive Habitat Areas; 3) Marine and Coastal Water Quality; 4) Scenic
Resources and Community Character, and; 5) Public Services. The following LCP policies and

ordinances have been cited in relevant part:
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Allowable Uses

The LCP provides a table showing uses permitted within the City’s commercial districts.
LCP Table 1 (Uses Permitted Within Commercial Districts). See attached as Exhibit F.

In addition to the permitted uses within commercial districts shown in Table 1 (attached), the LCP
includes a specific zoning ordinance related to allowable uses, which is aimed at fostering public access
opportunities in the C-P-C Zoning District, and states:

Zoning Ordinance Sections 9122.14: Development Standards (C-P-C). All development plans
and subsequent construction shall implement the following standards:

(M) That all development in this area be required to maintain or enhance public access to and
along the shoreline based on the development’s impact on public access.

New development in this area must also be found consistent with the Coastal Act Public Access and
Recreation policies. This includes maximizing public access and recreation opportunities through
visitor-serving amenities, including lower-cost visitor-serving amenities, as follows:

Coastal Act Section 30213: Lower cost visitor and recreational facilities; encouragement
and provision; overnight room rentals. Lower cost visitor and recreational facilities shall
be protected, encouraged, and where feasible, provided. Developments providing public
recreational opportunities are preferred. ...

Environmentally Sensitive Habitat Areas

LUP Policy 5: Meadow Creek (Western Branch). That there shall be a minimum of a 50 foot
buffer, or other appropriate buffer established by a habitat restoration plan approved by the
Department of Fish and Game, on both sides of the portion of Meadow Creek north of Grand
Avenue. The purpose of this buffer is to protect and enhance the habitat values and filtration
capabilities of Meadow Creek while recognizing that for most of its length north of Grand
Avenue there is existing development on both sides of the creek.

Zoning Ordinance Sections 9122.14: Development Standards (C-P-C). All development plans
and subsequent construction shall implement the following standards:

(E) That native plant material shall be the major theme in all landscape designs.

(F) That all roads, parking lots, and structures shall be sited and designed to prevent impacts
which would significantly degrade the adjacent environmentally sensitive area.

(1) That areas of significant natural vegetation be protected and enhanced where feasible.

(J) That the existing habitat value of Meadow Creek be protected and enhanced by the use of
buffer zones, additional native landscaping, sediment/oil control devices and controlled and
limited pedestrian access to buffer zone areas.

«

California Coastal Commission



F11c-11-2007
Page 7

Marine and Coastal Water Quality

LUP Policy 2: Meadow Creek (Western Branch). Approval of developments in areas draining
into Meadow Creek shall be conditioned upon provision of on-site ponding basins or other
means of regulating runoff water. Retention facilities should be capable of retaining the first
two hours of a fifty-year frequency storm.

LUP Policy 3: Meadow Creek (Western Branch). The existing sediment filtering capabilities of
Meadow Creek as it passes through the Coastal Planned Commercial area shall be maintained
and where feasible it shall be enhanced through the use of “stilling devices™ to filter out
additional oils and sediment.

LUP Policy 3: General. All new development shall include all applicable Best Management
Practices (BMPs) for control of polluted runoff, including, but not necessarily limited to, those
identified in the California Storm Water Best Management Practice handbooks (March 1993), in
order to prevent polluted runoff from reaching Meadow Creek and the ocean.

Zoning Ordinance Sections 9122.14: Development Standards (C-P-C). All development plans
and subsequent construction shall implement the following standards:

(C) That all development be sited and designed to protect and enhance where feasible the
filtration capabilities of Meadow Creek.

(H) That drainage systems be designed to insure that all silts and oils are removed prior to the
water entering a natural drainage.

Scenic Resources and Community Character

LUP Policy 1 (Area 3). As the Coastal Planned Commercial area west of Highway 1 redevelops
into consistent visitor serving uses, the allowed development shall be sited and designed to
protect the existing view corridors perpendicular to Highway One, along Grand Avenue and Le
Sage Drive, and create one to three additional view corridors perpendicular to Highway 1 north
of La Sage Drive. The development in this area shall be complimentary and subordinate to the
character of the shoreline and dune setting to the fullest extent feasible.

LUP Policy F.1.b (Private Visitor-Serving and Recreational Facilities). The City should
ensure that the appearance of private commercial structures within the Coastal Zone contribute
to an attractive, beach-oriented, visual theme which enhances the quality of the recreational
experience within the Coastal Zone.

Zoning Ordinance Sections 9122.14: Development Standards (C-P-C). All development plans
and subsequent construction shall implement the following standards:

(A) That all development in this area be sited and designed to protect existing view slots or
corridors from Highway 1 and upland areas to the dunes and shoreline.

(B) That all development in this area be sited and designed to enhance or create new view slots
from Highway 1 to the dunes and shoreline.
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(G) That the architectural theme of development in this area shall generally follow the criteria
set forth in the adopted Advisory Architectural Design Guidelines and additionally said
architectural them shall be compatible and complimentary to the existing natural vegetation
and land forms. The architecture and site design shall include the following characteristics,
in order to reduce massing and reduce the sense of verticalness of structures:

(1) Use of structural, architectural design elements, i.e., corridors, heavy beams, posts,
arches, columns, colonnades, canopies, cornices, etc.

(2) Strong textured look, using woods, tiles, pavers, stuccos, stones, blocks and bricks,
colors, plant material, recesses, etc.

(3) Strong feeling of overhead treatment such as roof overhangs, balconies, or dark facias.

(4) Earthen colors. Colors with warm, natural tones. Colors range from whites, yellows,
browns, clays, slates, etc.

(5) Wall relief (graphics, three dimensional design, landscaping, heavy textured stucco,
wood tiles, etc.)

(6) Strong window statement (treatment of frame, mullions, border, etc.)

(7) The minimum distance separating buildings shall be equal to the sum of the height of
any two adjacent buildings divided by two, but in no case less than 10 feet between
buildings.

Public Services
LUP Policy 2: Water Supply. Development throughout the City shall be phased and planned so
that at least 20 percent of the City’s total annual water supply capacity is reserved and available
to new and existing land uses within the City’s portion of the Coastal Zone. In compliance with
Section 30254 of the Coastal Act, the following annual allocations of the Coastal Zone share of
the City water capacity shall be made:

Recreation-oriented uses: 17 percent of Coastal Zone capacity

General Commercial uses: 1 percent of Coastal Zone capacity

Residential uses: 80 percent of Coastal Zone capacity

Industrial uses: 2 percent of Coastal Zone capacity

LUP Policy 2: Sewer Service. Development throughout the city shall be phased and planned so
that at least 20 percent of the City’s total average daily sewer treatment capacity and 20 percent
of the City’s total peak flow capacity are available to new and existing land uses within the

Coastal Zone. Of these amounts, the following allocations of average daily and peak flow
capacities shall be made:

«

California Coastal Commission



F11c-11-2007
Page 9

Use Average Daily Peak Flow
Recreation-oriented 10 percent 12 percent
General Commercial 2 percent 1 percent
Residential 83 percent 83 percent
Industrial 5 percent 4 percent

B. Analysis of Consistency with Cited Policies

As detailed below, the appeal raises a substantial issue with respect to the project’s conformance with
the certified LCP’s policies and ordinances related to all of the issue areas cited by the Appellants.

1. Allowable Uses/Public Access/Visitor-Serving Recreation

The proposed condominium hotel project is located in the LCP designated C-P-C Zoning District and
Beach Neighborhood. The LCP intends that these areas maintain and enhance public access to and
along the shoreline and provide for visitor-serving needs. The LCP zoning regulations description of the
C-P-C zoning district states:

The C-P-C District is intended to provide for the visitor-serving needs in a manner that is
sensitive to the environmental, visual and archaeological resources within and adjacent to the
boundaries of the District by sensitively siting and designing structures.

The LCP description of the Beach Neighborhood designation states:

The focus is on visitor-services and recreation uses, such as the golf course, state beach, and
multi-modal transportation facility.

LCP Zoning Regulations Table 1 (Uses Permitted Within Commercial Districts) provides additional
specificity as to the types of uses permitted within each zoning district. Within each commercial
district, uses are listed as “P” — Permitted; “UP” — Permitted subject to obtaining approval of a Use
Permit; “AUP” — Permitted subject to obtaining approval of an Administrative Use Permit; “TUP” —
Permitted subject to obtaining approval of a Temporary Use Permit; or, “NP” — Not Permitted.

The proposal for a condominium hotel raises important issues regarding the types of uses allowed in the
C-P-C zoning district and the Beach Neighborhood designation. Under LCP Table 1 mixed-use
developments that combine dwelling units with commercial uses are not permitted in the C-P-C Zoning
District (see Exhibit F, Table 1 — Uses Permitted Within Commercial Districts). Although the visitor-
serving elements of the project are considered a high priority for the underlying zoning district, the
inclusion of residential dwelling units (privately owned condominiums) is inconsistent with the certified
LCP. Allowing the private ownership of condominium units (quasi-residential dwellings) also
undermines the intent of the underlying zoning district and the Beach Neighborhood designation. In
sum, the proposed condominium hotel is not an allowed or appropriate use within the LCP’s C-P-C
Zoning District and designated Beach Neighborhood area.

In addition, the City approved project raises issues regarding consistency with the LCP and Coastal Act
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public access and recreation policies (including LCP zoning ordinance section 9122.14(M) and Coastal
Act Section 30213). The City’s LCP and Coastal Act both require that development in this area
maintain or enhance public access to and along the shoreline. The Coastal Act requires the protection,
encouragement, and where feasible, the provision of lower-cost visitor and recreational facilities. The
approval and development of the hotel condominium component does not adequately account for such
low-cost visitor-serving opportunities. Issues raised by the City’s approval include a lack of evaluation
and analysis of: competing demands for visitor-serving and seasonal residential land uses; protecting
and maximizing public access; providing for affordable overnight accommodations along the coastline;
and the long-term enforceability and oversight of condition compliance to maintain and preserve public
amenities. The City’s approval does not include an analysis of the feasibility of providing lower cost
visitor and recreation facilities at this site, nor does the City’s approval include adequate provisions to
ensure that such opportunities are provided with the project. Thus, the LCP and Coastal Act public
access and recreation policies and ordinances have not been adequately addressed in the City’s approval.

2. Environmentally Sensitive Habitat Areas (ESHA)

The proposed project is located adjacent to the western branch of Meadow Creek, which is considered to
be ESHA per the LCP. The LCP requires the protection and enhancement of Meadow Creek and its
riparian corridor, including requiring minimum buffer distances. The City approved project locates new
development in close proximity to these sensitive habitat areas, and it appears that the City’s approval
lacks adequate measures to avoid impacts and significant disruptions to the resources as required by the
LCP (such as adequate buffers, native landscaping, water quality protection facilities, screening and
attenuation for noise, lights, and activities, etc.).

LCP Sections 9122.14(F), (1), and (J) require that all structures be sited and designed to prevent impacts
which would significantly degrade the adjacent environmentally sensitive area. In addition to these
broad resource protection provisions, LCP Policy 5 prescribes a specific setback standard for projects
adjacent to the western branch of Meadow Creek. The LCP requires a minimum buffer distance of 50
feet (or other appropriate buffer established by a habitat restoration plan approved by the Department of
Fish and Game (CDFG)). The City approved the project based on a 50-foot creek setback measured
from the centerline of the creek; there is no evidence in the record of CDFG review. Nevertheless,
setbacks are meant to be measured from the resource being buffered, and in this case the top of
bank/edge of riparian vegetation defines the creek.

Creek buffers are a particularly important tool for ensuring that impacts from development (including
the noise, lights, and activities that would be associated with the mixed-use development proposed) do
not adversely impact creek resources. This is particularly important with respect to Meadow Creek at
this location given it flows directly into a larger and more significant habitat area across Grand Avenue,
and acts as a wet habitat corridor adjacent to the back dunes (located seaward of the site). The approved
project includes drainage apparatus within approximately 20 feet of top of bank and approximately 12
feet from the upland edge of riparian vegetation, and includes the main building itself within
approximately 35 feet of the top of bank and approximately 25 feet from the upland edge of riparian
vegetation. These setback distances are well less than the minimum required by the LCP. The approved
structures and development impinge on the creek setback area, and do not appear appropriately sited to
avoid significant degradation of the creek resource in this regard. It can be reasonably expected that the
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proposed development would lead to adverse impacts on the creek ESHA given such proximity,
inconsistent with the LCP protections that apply to this resource. The Meadow Creek buffer distance
(and method of measurement used by the City) appears to be inadequate to protect Meadow Creek
ESHA.

In sum, the City approved project locates new development within the LCP required Meadow
Creek/ESHA buffer area in such a way that degradation and disruption of this resource is expected,
inconsistent with the LCP.

3. Marine and Coastal Water Quality

The LCP requires that new development be sited and designed to protect and enhance water quality,
including that of Meadow Creek, and including requiring that drainage be filtered and treated to remove
urban pollutants prior to any discharge. In addition, retention basins must be capable of retaining the
first two hours of a fifty-year storm (LCP Policy 2, 3, and Action Standard #1 for the western branch of
Meadow Creek and Zoning Sections 9122.14(C) and (H)).

The City approved project includes a “Rainstore” brand stormwater detention facility located within the
50-foot creek buffer to handle runoff. In addition to surface runoff, the project plans show that the sub-
surface parking garage is also to be served by a pump system to convey any and all runoff into the
detention facility. Although preliminary detention facility details are included in the submittal, it is not
clear to what degree the units approved are capable of appropriately filtering and treating runoff in this
situation (including the mixing of rainwater with urban pollutants typically associated with parking
garages). These units are unlike typical water quality BMPs that have been applied in this area in the
Commission’s recent experience. Additional analysis of rainfall levels, the amount of impervious
surfacing, soil types, facility storage volumes, capabilities, and flow-through rates are needed to ensure
that site runoff can be adequately controlled, filtered, and treated. Given the sensitivity of receiving
water bodies (including Meadow Creek and downstream Oceano Lagoon), the most conservative
approach is warranted at this location. Thus, not only is such siting inconsistent with the LCP’s
Meadow Creek/ESHA buffer requirements (see preceding finding), but it is unclear if the methods and
units approved can protect marine resource and coastal water quality consistent with the LCP.

4. Scenic Resources and Community Character

The LCP requires that new development in this area be designed compatible and complimentary to the
existing natural vegetation and landforms, and that it contribute to an attractive, beach-oriented, visual
theme which enhances the quality of the recreational experience within the Coastal Zone (LCP Policy
F.1.b, and Zoning Sections 9122.14(A), (B), and (G)). Policy 1 for Area 3 requires that new
development in this area be complimentary and subordinate to the character of the shoreline and dune
setting to the fullest extent feasible.

The project is located in a visually sensitive area by virtue of its shoreline location, including the
shoreline dunes and Meadow Creek directly seaward, and its visibility from Highway 1 and other major
public view corridors. This site is located at the major gateway into the City’s beach area. The project
has both 2-story and 3-story elements and features a large 40-foot tower at the corner of the highly
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visible intersection. The structure as a whole (including both primary buildings, access ramps, landings,
and the paved interior courtyard), essentially fills the site with structures that block shoreline views, that
loom over public viewing areas and adjacent natural resources, and that intrude into and degrade the
shoreline viewshed at this location. In sum, the project will have a significant adverse impact on public
views to and along the shoreline, and will substantially negatively alter the visual character of the
surrounding beach community.

In previous meetings with the City, Commission staff has commented that the design of this project
should be coordinated with other developments envisioned for the C-P-C zoning district and Beach
Neighborhood, such as the City/State Parks Lodge and Conference Center that is being planned next to
this project. In addition to creating a consistent beach oriented theme for the visitor-serving commercial
area, looking at the C-P-C zoning district as a whole rather than solely on this individual project, will
aid in implementing all LCP development standards. The City approved project did not include a
comprehensive visual analysis that considered the community character of the C-P-C Zoning District
and Beach Neighborhood, nor did it evaluate through photo simulations all views to and along the
shoreline from Highway One, Grand Avenue, the adjacent beach and dunes, and other important inland
public view corridors. From the limited visual analysis included in the City’s record, it is clear that the
mass, scale, and development intensity of the approved project is too large and intense at this “gateway”
location along the shoreline at Meadow Creek, and as a result cannot be rectified to the LCP’s viewshed
and community character provisions.

In addition, and in relation to such questions of appropriate mass and scale, the project appears to be
inconsistent with LCP density limits. In the C-P-C Zoning District, the LCP allows a maximum of 20
units per acre. Although the City has indicated that use of a gross lot size of about 1-acre would allow
for 20 units, this calculation includes land within the existing public right-of-way of Highway One and
Grand Avenue. In other words, the density calculations were based not just on the developable site area,
but also included about 19,300 square feet of street right-of-way area. Applying a net lot size of ¥2-acre
(the actual developable project area), the maximum number of units would be 10, or half of the number
approved by the City. The result of adding the road rights-of-way to the development site for density
calculation purposes is a project that appears too dense for the size of the actual developable area of the
parcel. At a minimum, it appears that the density is about twice as much as allowed by the LCP for this
location. It is not clear how or why the street areas were applied to this calculation by the City and
questions are raised as to whether this method of calculating allowable density can be legally applied
(including with respect to right-of-way ownership).

5. Public Services

The LCP places requirements on the manner in which public services are distributed within the City.
Specifically, the LCP requires that at least 20 percent of the City’s total annual water supply capacity
and 20 percent of the City’s total average daily sewer treatment capacity be reserved and available for
new and existing land uses within the City’s portion of the coastal zone. Within the City’s portion of the
coastal zone, additional sub-allocations are required for water supply based on the type of use proposed.
In addition, specific allocations of average daily and peak flow sewer capacities must be made
depending on the type of use proposed. The approved development does not include information on the
City’s public service capacities, nor does it contain any analysis of the project’s anticipated demand on

«
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public services. Without this information it is not possible to analyze the project for conformance with
public service requirements. Thus, it is not clear if adequate water and sewer service is available to
serve the project consistent with the LCP.

C. Substantial Issue Conclusion

The City approved project appears to result in overdevelopment of a sensitive “gateway” site adjacent to
Meadow Creek ESHA along Highway One with a use that is not allowed under the LCP (and one that it
is not conducive to fostering public access and recreation through visitor-serving amenities, including
lower-cost visitor-serving amenities) inconsistent with the LCP and the access and recreation policies of
the Coastal Act. The approved condominium-hotel project is inconsistent with the Coastal Act and LCP
use priorities designated for this location, and appears to significantly and adversely affect community
character, coastal views, and ESHA/creek resources. Thus, the Commission finds that a substantial issue
exists with respect to the project’s conformance with the City of Grover Beach certified LCP and takes
jurisdiction over the coastal development permit for the project.

«
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NOTICE OF FINAL LOCAL ACTION ON COASTAL PERMIT

| FINAL LOCAL
City of Grover Beach ACTION NOTICE

Date of Notice:
September 19, 2007

Notice Sent to: o o REFERENCE # 3"&’/{"5@ 7.5/5'

California Coastal Commission Central Coast District Office

Please note the following Final City of Grover Beach Action on a coastal APPEAL PERIOCD A—c%)y-/f/s:/d 7

permit, coastal permit amendment, or coastal permit extension
application (all local appeals have been exhausted for this matter):

Project Information

Application #: 05-025 Pacific Coast Hotel/Commercial Condominium Development
Project Applicant:  IGIT, Inc.
Applicant’s Rep:  Ron Perkins
Project Location: 105 West Grand Avenue (APN 060-201-009)
Grover Beach, CA 93433
Project Description: A proposed mixed use condominium hotel/commercial development, to be located on a 26,270 sq. ft. parcel, to
include 20 hotel units, 2,855 sq. ft. of commercial, and a 37 space underground parking garage.

Final Action Information

Final Local Action: Approved with Conditions on September 17, 2007
Final Action Body:  Zoning Administrator = Planning Commission X City Council

Required Materials Enclosed |Previously Sent Additional Materials Enclosed |Previously Sent
Supportiné the Final Action (date) S‘upporting the Final Action (date)
Adopted Staff Report X CEQA Document(s) X
Adopted Findings X Geotechnical Report(s)
Adopted Conditions X Biotic Report(s) X
i Other: Copy of Permit
Site Plans X Other: Copy of Public
Elevations X Notice

Coastal Commission Appeal Information

This Final Action is:

NOT appealable to the California Coastal Commission. An action by the Planning Commission of the City of Grover
Beach may be appealed to the City Council of the City of Grover Beach within five (5) working days of the action taken
pursuant to the procedures as set forth in Part 44, Section 9144 .12. (B) of Chapter 1, Article IX of the City Municipal Code
(Development Permits and Renovation of Permits, City Zoning Regulations).

X Appealable to the California Coastal Commission. The project site is located westerly of Highway 1, thus the site is
appealable. City actions may be appealed to the California Coastal Commission pursuant to Coastal Act Section 30603
and pursuant to the procedures set forth in Part 45, Section 9145.16 of Chapter 1, Article X of the City Municipal Code
(Coastal Development Permit Procedures, City Zoning Regulations). The Coastal Commission's 10-working day appeal
period begins the first working day after the Coastal Commission receives adequate notice of this Final Action. The Final
Action is not effective until after the Coastal Commission’s appeal period has expired and no appeal has been filed. Any
such appeal must be made directly to the California Coastal Commission Central Coast District office in Santa Cruz; there
is no fee for such an appeal. Should you have any questions regarding the Coastal Commission appeal period or
process, please contact the Central Coast District Office, 725 Front Street, Suite 300, Santa Cruz, CA 95060-4508, (831)
427-4863, FAX (831) 427-4877.

Copies of this notice have also been sent via first-class mail to: R E C E E V E D

e Applicant
SEP 2 1 2007
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STAFF REPORT
TO: HONORABLE MAYOR AND CITY COUNCIL E:

FROM: GEORGE HANSEN, COMMUNITY DEVELOPMENT DIRECTOR
RAY HETHERINGTON, PROJECT PLANNER

SUBJECT: DEVELOPMENT PERMIT APPLICATION NO. 05-025, CONSIDERATION
OF PLANNING COMMISSION RECOMMENDATION FOR ADOPTION OF
MITIGATED NEGATIVE DECLARATION, ADOPTION OF A SPECIFIC
DEVELOPMENT PLAN, GRANTING OF A COASTAL DEVELOPMENT
PERMIT, APPROVAL OF SITE AND ARCHITECTURAL PLANS, AND
APPROVAL OF A TENTATIVE TRACT MAP FOR A PROPOSED
COMMERCIAL CONDO HOTEL/RETAIL DEVELOPMENT
AT 105 WEST GRAND AVENUE

BACKGROUND

This application is a request for approval of a proposed commercial condominium hotel/retail
development. The application comprises five (5) application components requiring City Council
approvals which are described below:

i) Adoption of Mitigated Negative Declaration;
ii) Approval of a Specific Development Plan;

iii) Granting of a Coastal Development Permit;
iv) Approval of Site and Architectural Plans; and
) Approval of a Tentative Tract Map.

The application was initially considered by the Planning Commission at a public hearing held on
May 8, 2007. On a 3-2-0-0 vote, subsequent to review and public testimony, the Planning
Commission adopted five resolutions, with respective findings and conditions, recommending
approval of the proposed development to the City Council.

Subsequently, the City Council conducted a public hearing and considered this Development
Permit Application at its meeting of July 16, 2007. Upon completion of its review, due to the fact
that the Applicant incorporated certain changes in design after the Planning Commission
hearing, the Council referred the Application back to the City Planning Commission to
specifically review the new proposed Site and Architectural Plans, the noise impacts to two of
the balconies of the hotel units, and adequacy of the proposed buffer between the project and
Meadow Creek.

The Planning Commission reconsidered this Application at a public hearing on August 14, 2007,
Upon completion of the public hearing, the Commission recommended approval of revised Site

APPROVED FOR FORWARDING Please Review for the Possibility of a
Potential Conflict of Interest:
®None Identified by Staff O Ashton
O Lieberman O Bright
O Shoals O Nicolls

ROBERT PERRAULT B
CITY MANAGER CCC thibit .

(=
Meeting Date: September 17, 2007 Agenda item{RE9® of 'i— page




City Council Staff Report

Development Permit Application No. 05-025 Page 2
106 Grand Avenue

September 17, 2007

and Architectural plans and re-confirmed its initial recommendations for approval of the
application components to the City Council. Although the City Council directed that the
proposed Habitat Restoration Plan (HRP) be completed, it did not direct that the Planning
Commission consider the proposed HRP. However, staff did advise the Commission that it was
its interpretation of the City Council direction that the Council desired the Commission review
the plan.

PROJECT INFORMATION

General Plan Designation: Planned Commercial (Beach Neighborhood Plan)
Zoning District: Coastal Planned Commercial (C-P-C) District
Existing Land Uses: Unimproved/Vacant
Surrounding Land Use and Zoning:
North: Recreation Vehicle Park (C-P-C)
South: West Grand Avenue/Open Space (C-O, Coastal Open
Space)
East: State Highway 1/Union Pacific R/R (C-P-C)
West: Meadow Creek/Vacant (C-P-C)
Property Dimensions: Irregular
Property Area: 45,590 sq. ft. of gross and area (including half right-of-way
for Grand Avenue and Highway 1), 26,270 sq. ft. net land
area
Street Improvements: Current frontage improvements on West Grand Avenue
only

CITY COUNCIL AND PLANNING COMMISSION REVIEW

The application was initially considered by the Planning Commission at a public hearing held on
May 8, 2007. On a 3-2-0-0 vote, subsequent to review and public testimony, the Planning
Commission adopted five resolutions with findings and conditions addressing each of the
components, recommending approval of the proposed development to the City Council. As part
of its review, the Commission discussed several issues related to the design of the project.
Reference is made to an excerpt of the Commission minutes as provided in Attachment 24.
These discussion issues are as follows:

o Review of the articulation of the north wall in terms of wall treatment and/or articulation
of this 3-story building element.

¢ Investigate the possibility of reducing the multi-story appearance by incorporating more
of the stone-work into the project, specifically at the west, north, and south elevations.

o Review the possibility of adding an alternative entry stair, possible combined signage,
and/or a fountain or water feature at the project corner (Grand Ave. & Hwy 1).

As a result of the above discussion issues, the applicant’s architect revised the architectural
design of the project before it was presented to the City Council at its public hearing on July 16,
2007. At the conclusion of its consideration, the City Council referred the project application
back to the Planning Commission for its review and consideration of the following matters:

o Jhe architectural design changes presented to the City Council at its meeting of July 16,

" ccc Exhibit 2
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City Council Staff Report

Development Permit Application No. 05-025 Page 3
106 Grand Avenue

September 17, 2007

e Review of a letter from the environmental consultant documenting the justification of the
noise impacts upon two of the project’s hotel room exterior balconies.

e Review of a letter from the project biologist documenting the adequacy of the applicant’s
proposed 50 foot buffer from Meadow Creek and the issue of the submittal of a habitat
restoration plan.

The Planning Commission, at its regular meeting of August 14, 2007, conducted a public
hearing to consider the architectural design changes to the project. In addition, issues
concerning the project noise evaluation and the proposed buffer between Meadow Creek and
the project site were considered. It was the consensus of the Planning Commission to re-
confirm its initial recommendation for approval of Development Permit Application No. 05-025
and its application components, with the following comments:

e The revised architectural design as presented to the City Council was considered and
recommended for approval, with the following changes: 1), the entry stairway at the
southeast corner of the project be re-designed to include 3 foot stairways on either side
of a wall, with the proposed signage and water feature on both sides of the wall; and 2),
the recommended sidewalk along the project’'s Highway 1 frontage shall be straight and
separated with a landscape area between the back of curb and the sidewalk and be
included in the project plans.

e The Planning Commission reviewed a letter prepared by Rincon Consultants, the
preparer of the noise analysis. This letter, provided as Attachment 26 to this report,
addressed the issue of the waiver of the City’s noise standards for second story external
balconies proposed for two of the hotel units, being Units 201 and 205. With this letter,
and staff input, the Commission reconfirmed its original recommendation for the waiver
of the City’s exterior noise level standard of 60 dBA (Condition CDD-18, PC Resolution
No. 07-031).

¢ The Planning Commission reviewed a letter and received a presentation from the project
biologist relating to the adequacy of the proposed 50 foot buffer from Meadow Creek and
the requirement for the submittal of restoration plan for the Creek and the buffer area. A
copy of the letter is provided as Attachment 27. The Commission further re-confirmed
their approval of the site plan with the proposed buffer, subject to the recommended
condition that a habitat restoration plan (HRP) be submitted as part of the final
landscape plan. The HRP was not prepared by the Applicant for the Commission
meeting. It was the consensus of the Commission that under the circumstances, it did
not wish to review the restoration plan as part of its consideration of the project
application.

The proposed project plans that have been submitted for City Council review and consideration
at the September 17, 2007 meeting reflect the architectural design changes that were reviewed
by the Pianning Commission at its hearing of August 14, 2007. In addition, these pians reflect
the two (2) changes as presented in the first bullet above recommended by the Commission at
its August 14 hearing.

As to the noise waiver issue, the Planning Commission reconfirmed their earlier
recommendation that a waiver of the City’s maximum external noise standard of 60 dBA be
granted for the exterior balconies for Units 201 and 205. To support this waiver, Finding 6 of the
Resolution approving the Specific Development Plan has been presented to provide evidence in
support of the waiver of the exterior noise standard. The Planning Commission recommended
waiver would be granted with City Council adoption of the Specific Development Plan resolution

ccc Exhibit B
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City Council Staff Report

Development Permit Application No. 05-025 Page 4
105 Grand Avenue

September 17, 2007

with Condition No. CDD-18. To support this finding and the waiver itself, the following is
provided:

e Mitigation for reducing the exterior noise levels for the exterior balconies for Units 201
and 205 include 1) moving the building away from the intersection a considerable
distance whereby the noise levels would meet the current 60 dBA standard, 2)
eliminating the balconies for these hotel units, and 3) enclosing both the balconies. It has
been determined that the recommended mitigations are not feasible in that moving the
project away from the intersection could not be accomplished given the location and size
of the project parcel, and eliminating or enclosing the balconies would create design
inconsistency with the remaining hotel unit balconies, and would deny their use during
periods when noise levels may be below the standard.

e The 60 dBA exterior noise standard being utilized for the hotel is an identical standard as
that for residential units. A noise level of up to 60 dBA is classified as acceptable, with
noise levels of between 60 and 75 dBA being classified as conditional acceptable for
hotel and motel rooms. These hotel units are being used for transient housing and are
not intended for the same type or extent of occupancy as residential units. The noise
levels will only be exceeded at peak traffic periods, which are generally during the day
and not during night periods, when stricter noise standards are usually applied.

In addition, the Habitat Restoration Plan text document discussed by the City Council at its July
16, 2007 public hearing is provided as Attachment 28 for review by the City Council. The
accompanying landscape map for this Plan is provided as part of Attachment 11,

DISCUSSION

Note: The following discussion and project application analysis represents what was previously
presented in the staff report to the City Council for its meeting of July 16, 2007 without any
changes.

The project site is addressed at 105 West Grand Avenue and is particularly located at the
northwest corner of West Grand Avenue and State Highway 1. Street site frontage occurs along
both West Grand Avenue and State Highway 1. Also, the site is located approximately 50 feet
east of Meadow Creek.

From a historical perspective, the project site was initially developed and operated as a service
station for a number of years. In 1991, the service station was demolished and the site was
required to undergo a remediation process to mitigate impacts to water resources from the past
on-site usage of petroleum products. These remediation efforts are complete per the Regional
Water Control Board requirements.

Since the site is located in the Coastal Planned Commercial (C-P-C) Zoning District, approval of
a General Development Plan is necessary prior to consideration of a specific development
proposal. This initial step was completed with the Planning Commission action on December 12,
2006, and subsequent City Council action of January 8, 2007.

Overall, this Development Permit Application involves a proposal by IGIT Inc., to develop a

commercial facility with a condominium hotel component. The proposed facility is designed as a

two and three story structure. it is planned to contain 20 condo/hotel units, 2,855 square feet of

commerecial (visitor-serving retail space and a 458 sq. ft. café), and a 37 space underground

parking garage. Access to the site will be via a driveway onto West Grand Avenue. I E
cCC Exhibit L2
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Development Permit Application No. 05-025 Page 5
105 Grand Avenue

September 17, 2007

Project Specific Information

Proposed site development includes the following uses:

e A condominium hotel component comprised of twenty (20) condominium hotel rooms, a
central lobby reception area, a central guest plaza area, visitor roof deck viewing area,
hotel office, administration area, and hotel housekeeping areas.

e First floor visitor-serving commercial space, comprising 2,855 square feet, to include four
commercial condominium spaces and a 458 square feet café.

e Subterranean parking facility, providing 37 parking spaces, including 2 ADA accessible
spaces.

Site landscaping and frontage improvements.
Primary vehicular and pedestrian access to the proposed facility and the parking garage
will be off of West Grand Avenue, at the southwest corner of the site.

e Connection to the city water and sewer system, as well as an on-site drainage facility.

Additionally, proposed landscape improvements are planned along the street frontages, in the
creek buffer zone, and within the development itself. Public street frontage and sidewalk
improvements are planned along West Grand Avenue. Additionally, the applicant will, as a
condition of approval, install an underground retention basin to accommodate new project
surface runoff.

As designed, the proposed project reflects a coastal parks architectural vernacular, including the
addition of low-pitched, sloping roof elements, use of natural materials such as wood and stone
complementing an overall softening of the colors and material palette comprised of natural
earth-tone hues. The project architect has stated that the design submitted is intended to
conform to area design guidelines and be complementary to the project’s beach location, entry
to the State park, and the proposed beach lodge conference center being proposed by the State
and the City. Although the design of this project has been the focus of review by the City, State
Parks, and the Coastal Commission, the applicant is of the opinion that they have addressed all
the design issues.

Application Component Summary and Purpose

Specific Development Plan

In accordance with the requirements set forth by the C-P-C Zoning District, a Specific
Development Plan must be approved prior to any site development. These regulations are
provided as Attachment 18. As submitted, the Specific Development Plan for this project is the
entire development permit application package. Section 9122.5 sets forth the review elements
of a Specific Development Plan, which are consistent with those required for a Use Permit.

The intent of the Specific Development Plan is to allow for a more precise review of a proposed
development. It allows the City to review the proposed project to ensure that it meets the
requirements of the C-P-C zoning regulations as well as ensuring that the project is consistent
with the General Development Plan. This review also requires that the project be reviewed in
the context of the Local Coastal Program plan.

Coastal Development Permit
Pursuant to the State Coastal Act, the City has an adopted Local Coastal Program (LCP). The
LCP sets forth a plan for properties located within the local coastal plan boundaries and
establishes suggested policies and guidelines for proposed development projects. -y =
9 9 prop pment profects . & Exchibit
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The proposed project site is planned on a parcel located within the coastal zone pursuant to the
adopted Local Coastal Program. It is also within the area identified as appealable, which allows
for appeal of a City granted Coastal Development Permit to the State Coastal Commission.

In its consideration of a proposed development in the LCP, the City must find that the project is
consistent with the Goals, Policies, and Maps of the LCP and that the procedures outlined by
the Coastal Commission have been followed.

Architectural and Site Plans

The C-P-C zoning regulations, pursuant to Section 9122.13, require Architectural Approval
(Architectural and Site Plans) for any development project as a prerequisite to building permit
application submittal. This section also sets forth filing and plan submittal requirements for this
review. The C-P-C regulations further (Section 8122.14) set forth development standards
required of projects in this District. Consequently, this review affords the City opportunity to
ensure that the architectural design standards and requirements as set forth by the C-P-C
zoning regulations as well as the applicable requirements of the Local Coastal Program are
complied with.

Tentative Tract Map

The application also involves a requested Vesting Tentative Tract Map to re-subdivide the
existing parcel into 26 lot common lot subdivision consisting of 25 airspace units (20 hotel
room/condominium, hotel support, and 5 commercial units) and a common area lot. This
subdivision would allow the individual hotel units as well as the commercial units to be
individually owned. According to the program outlined by the applicant, the hotel component of
the project is proposed as a condominium hotel. Each owner of the hotel unit will be allowed a
maximum number of night’s stay per year. The remaining nights will be rented as typical hotel or
transient lodging, with the owner obtaining a portion of the after-expenses revenue, and the City
collecting the transient occupancy tax (bed tax) for a typical hotel stay.

Project Application Consistency Analysis

General Plan Consistency

The proposed project site is designated by the City's General Plan as Planned Commercial
within the Beach Neighborhood Plan area. The intent of the General Plan designation is to
promote services and land uses that will enhance the area, provide opportunities for tourism
promotion, a major City goal, and be an economic benefit to the City. Also, as part of the City
General Plan, the Beach Neighborhood Plan on page 6, under the discussion of Neighborhood
Concerns and Potential Solutions, the proposed project site is specifically identified and the
following design consideration statement is listed as follows:

This site, at the community’s visitors crossroads, is highly visible and should create a
favorable impression by incorporating a community-theme monument such as a statue,
sign, water, landscape or other representative feature at its corner or in the adjacent
Grand Avenue right-of-way.

This design statement, in conjunction with the requirements set forth by the C-P-C zoning
regulations, and the applicable sections of the LCP, provided a basis for threshold review of the
proposed project architectural and site design.

Additionally, as part of the Initial Study (IS) analysis, a noise assessment was conducted. The
project is impacted from roadway noise, specifically from State Highway 1. The Nonse Eleme hlblt B
X
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Development Permit Application No. 05-025 Page 7
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of the City General Plan sets forth City requirements for interior and exterior noise levels. The
projected noise levels for all interior spaces are able to be mitigated to meet City requirements.
However, there are two balcony areas (Units 201 and 205 as listed in Table 3 of the Initial
Study) associated with the condominium hotel where the projected exterior noise levels exceed
City requirements. The mitigation identified in the noise assessment to reduce the outdoor noise
levels to acceptable levels would be to move the project farther away from the roadway, enclose
the balconies, or eliminate them altogether.

In that these areas are outside and are designed to face State Highway 1, there is not a feasible
mitigation measure to reduce the noise impacts, short of redesigning the project by moving the
buildings a considerable distance away from State Highway 1, eliminating the balconies or fully
enclosing them. The City’s Noise Element has established implementation Measure 5.5 which
allows for flexibility in noise standards when potentially infeasible mitigation measures are
required. Measure 5.5 sets forth that:

Where mitigation of noise levels in accordance with the policies and standards of the
Noise Element is not feasible, the City Council could reduce or waive the applicable
policies and standards to the degree needed to allow reasonable use of the property,
provided the noise levels are mitigated to the maximum extent feasible.

It is requested that the City Council, as part of its approval, grant a waiver of the maximum
outdoor noise level requirement as set forth in the Noise Element, as authorized by Measure 5.5
of the Element, in that there is not a feasible mitigation measure to reduce the projected noise
levels to City standards. This action is provided as Specific Development Plan condition CDD-
18. The waiver is also recommended as part of the Initial Study as Mitigation Measure 13.

General Development Plan Consistency

The Coastal Planned Commercial (C-P-C) Zoning District regulat|ons require that a General
Development Plan be prepared and approved for any development proposed in this District. A
General Development Plan was prepared for this application and was reviewed and
recommended for approval by the Planning Commission at its meeting of December 12, 2006.
Subsequently, the City Council reviewed the Plan and the Commission recommendation for its
approval and approved the Plan at its meeting of January 8, 2007. The Specific Development
Plan and associated application components must be found to be consistent with and conform
to the General Development Plan. Upon review of the Specific Development Plan submittal, it
has been found that it is consistent with and conforms to the conceptual plan approved with the
General Development Plan.

Grover Beach Improvement Project Plan Consistency

The proposed project is within the boundaries of the Grover Beach Improvement Project
adopted by the Grover Beach Improvement Agency in 1996. This project area comprises
approximately 185 acres and generally includes commercial, industrial and residential
properties along the Grand Avenue corridor, the industrial area east of Highway 1, a portion of
the older residential area southerly of Grand Avenue, as well as a portion of the beach area
westerly and northerly of West Grand Avenue. Agency objectives within the project area include
efforts to:

e Develop and redevelop properties with a coordinated land use pattern of commercial,
industrial, residential, and public facilities in the Project Area consistent with the goals,

policies, objectives, programs, and standards of the City General Plan.
xhibit _B

e Eliminate blight and problem areas identified in the Project Area. cCCE
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e Strengthen the City’s image as a tourist destination with visitor-serving businesses and
facilities to accommodate expanded tourism.

e Reuvitalize the commercial core into an identifiable “downtown” that serves as the focus
of commerce, cultural activities, and business.

e Increase the availability of housing affordable to low and moderate income households
for the City as a whole and for the Project Area in particular.

The project site is located at the westerly terminus of the “Grand Avenue corridor” and would
serve as an anchor to the corridor and downtown. The intent of the project proposal is to
develop a project that will accommodate visitor-serving commercial/retail businesses as well as
a hotel condominium. The proposal is thus found to be consistent with the stated objectives of
the Grover Beach Improvement Project and its Plan, specifically to increase commercial
business and promote tourism.

Local Coastal Program Consistency

The proposed project site is located in the City's Coastal Zone and thus consistency with the
LCP of the proposed design and uses is required as part of the findings to support any approval
of the required Coastal Development Permit. This finding is in addition to application of the
specific set of standards outlined in the C-P-C zoning district, some of which incorporate the
LCP requirements.

As part of the staff's analysis, the district office of the Coastal Commission was consulted and a
number of comments and concerns were presented. A copy of the Coastal Commission staff
letter is provided as Attachment 20. As a result of the Coastal Commission comments, the
applicant’s design representative has submitted responses to each of the issues identified. This
letter is provided as Attachment 21. Both of these letters, along with a review of the LCP, have
been incorporated into the following consistency analysis.

The project site is located contiguous to Meadow Creek. The LCP sets forth policies in regard to
the creek. Following is a review of the applicable policies and a review of the project’s
consistency with the policies.

1. The LCP sets forth a policy that all runoff that may affect the creek must be regulated on
site and that the drainage system must be designed to be equipped with oil separators
and devices to filter sediment from the runoff. The project plans submitted by the
applicant incorporates measures that are intended to mitigate run-off. In addition, the
Mitigated Negative Declaration proposes mitigation measures to regulate the runoff.
Standard conditions are presented to utilize best management practices in the design of
the drainage facility and project as a whole. With the conditions and the mitigation
measures, the project will be designed to be consistent with this policy.

2. The LCP, on page 26, sets forth a policy that a minimum 50 foot buffer, or other
appropriate buffer as approved by the Department of Fish and Game, occurs on both
sides of Meadow Creek north of Grand Avenue. In response to this policy, the applicant
has proposed a design for the project that includes a 50 foot buffer from the centerline of
the creek. The buffer area includes a flagged portion of the Le Sage recreational park
along with a landscaped area on the project site. As part of the consistency analysis for
this policy, the Coastal Commission staff was consulted. Coastal Commission staff
indicated a concern that the 50 foot buffer is a minimum requirement, and following
review by the State Fish and Game Department, a greater setback may be necessary. in
addition, it was noted by the Coastal Commission staff that it may be more appropriate
to measure the setback from the top of bank. B
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In response to the proposed 50 foot buffer, the applicant has prepared a biological report
for the project. This report, which supplements the biological assessment in the project
Environmental Initial Study, is provided as Attachment 23. It addresses the issues of
potential project impacts on biological resources, as well as the adequacy of the 50 foot
buffer. The report concludes that there will not be a significant impact upon biological
resources, nor will the proposed buffer be a limiting factor to wildlife habitats or
movements. Supplemental measures to assist in the reduction of potential project
impacts per the report are recommended in the landscaping conditions of approval for
the Specific Development Plan.

In addition to the previously discussed policy issues, the LCP includes a Conceptual Coastal
Commercial Plan for 22.5 acres area west of Highway 1, northerly of West Grand Avenue, and
southerly of the city limits. The applicable section of the LCP is included in Attachment 19. The
specific emphasis of this Plan is the planned development of a resort motel/conference center
suggested on the overall 22.5 acre area, which involves the combined 7.5 acre State-owned
property and the 15 acres of privately-owned land fronting on State Highway 1.

Since preparation of the LCP, the State Department of Parks and Recreation and the City of
Grover Beach have entered into a planning process that will result in the potential development
of a lodging/conference facility, which is now more focused on the 7.5 acre State-owned land.
The Plan provides design requirements that are specifically listed for the proposed
lodge/conference facility. As part of the review of this application, the issue of the applicability of
the design requirements to this project has been evaluated, and whether or not a LCP
amendment would be necessary.

At the request of the project applicant, the City Council, at its meeting of April 2, 2007, reviewed
this issue and found that the design requirements apply to a larger 22 acre parcel, and thus a
LCP amendment is not necessary for this project regarding LCP design requirements. As part of
the report to the City Council, it was stated by staff that this position may not be supported by
the Coastal Commission. Given this position, staff, as part of its review of the proposed project,
has evaluated the proposed hotel/commercial project as to consistency with the other policies
and design criteria not related to a larger, 22 acre facility. The review and evaluation is as
follows:

1. The C-P-C Zoning Regulations establish a hotel density requirement at a maximum of
20 rooms per acre. Given the project’s 45,590 square feet of gross acreage (which by
law includes one half of the contiguous West Grand Avenue and State Highway 1 rights-
of-way) the site qualifies for 20 hotel rooms as proposed.

2. The C-P-C District development standards, which are applicable to this project site, set
forth a height limit of 40 feet or three stories for 60% of the project, with the remaining
40% limited to 28 feet or two stories. The application project proposes that 31% of the
development be at a maximum of 40 feet/3 stories and 69% be at a maximum of 28
feet/2 stories, which is consistent with the C-P-C height requirements.

3. The LCP initially planned 22 acre project requires that access to the area be from
Highway 1 and Le Sage Drive. The project application proposes access from West
Grand Avenue. While it has been determined that this project is not subject to the LCP
access requirement, the proposed access to the site has been evaluated in terms of
safety and adequacy. While the project site has frontage on State Highway 1, access to B
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the site from Highway 1 is very problematic and is not supported by CALTRANS. The
project site does not have any access rights to Le Sage (a privately owned roadway),
which would be required through the privately owned recreational vehicle park. It has
been determined by staff that the proposed vehicular access onto West Grand Avenue is
the only feasible and safe means to allow for vehicular access, given that this site when
it operated as a service station had access onto West Grand Avenue.

4. The LCP sets forth a general design policy that the initially planned lodge/conference
facility be open to the general public, that there be no individual ownership or long term
uses of the units. However, the City Council recently determined that this LCP policy
was intended to apply to the envisioned 22 acre project. Consequently, this policy does
not apply to the proposed mixed use project.

Recognizing that the proposed project plans on having individual ownership of the
proposed hotel units and to ensure maximum availability to the public, staff and the
Planning Commission recommended that:
e Room owners shall be limited to a maximum use of 29 days per calendar year.
e Room owners will be limited to a maximum of 14 days of use between Memorial
Day and Labor Day.
e When not in residence, owner shall be required to place their unit in the hotel
“rent-pool” rotation, which will make all rooms available to the general public.

While the project site is not currently part of the proposed lodge/conference facility, it has
been determined that the proposed project proposal would be consistent with the intent
of the LCP with the above use limitations as a condition of approval.

5. The LCP sets forth architectural design elements for the Plan area. While the LCP
guidelines have been determined to be applicable to the proposed lodge/conference
facility, they have been utilized as a guide for review of this application to provide for
area consistency, specifically the intended lodge/conference facility. The C-P-C Zoning
Regulations (Section 9122.14 (G)) also set forth design standards requirements for this
zoning area, and an application must be found to be consistent with these standards.
The project architect has stated that the suggested design is intended to reflect a
“coastal state parks” architectural vernacular, including the addition of low-pitched-
sloping roof elements, inclusion of natural materials such as wood and stone, and an
overall softening of the color and material palette with use of natural earth-tone hues and
materials. This effort is intended to be compatible and complementary to the existing
vegetation and landforms of the area (LCP goal). In addition, the project has been
designed to allow for view corridors from and through the project, including views
created by the publicly accessible viewing tower.

The intent of the required review of Architectural and Site Plans is to ensure
conformance to the area general design criteria and to refiect its location at the entrance
to the beach area.

Zoning Consistency

The proposed project site is within the Coastal Planned Commercial (C-P-C) Zoning District.

This District is established to provide for visitor-serving needs in a manner that is sensitive to

the environmental, visual, and archeological resources within and adjacent to the boundaries of

the District by sensitively siting and designing structures. In addition to the overall intent of the

District, the Zoning Regulations provide specific uses that are permitted or may be allowed &
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through approval of a Use Permit. The project proposes uses of the property which include a
hotel, a café, and retail spaces.

The proposed hotel, café, and the visitor-serving retail facilities are allowed land uses in the C-
P-C District. A number of commercial and retail uses are permitted in this district that would be
consistent with the design of the project. As additional specific land uses are identified, they will
be evaluated by the City for consistency with the Zoning Regulations.

Development Standards Consistency

In addition to a use review, the applicant is required to meet the development standards set
forth by the City’s Zoning Regulations, specifically that for the Coastal Planned Commercial (C-
P-C) District. The chart that follows has been prepared to provide a consistency review of the
required standards and the project’s conformance to the standards.

Project Statistics-Zoning Consistency Review
Standard Requirement Proposed
Review
Comment
Building Coverage | 60% 50% Meets
Maximum requirement
Landscaping 10% 17.7% Meets
Minimum requirement
Front Yard 10 feet 52 feet from current property | Meets
Setback line, 30 feet to back of future | requirement
sidewalk along El Camino
Real
Side Yard None Specified, No requirement, as site is Meets
Setbacks unless contiguous to | not adjacent to residential requirement
residential district,
then 10 feet
Rear Yard Setback | None Specified, No requirement, as site is Meets
unless contiguous to not adjacent to residential requirement
residential district,
then 10 feet
Parking 33 spaces (1 space 37 spaces Meets
per 250 sq. ft. requirement
commercial and 1
space per room plus 1
space per 20 rooms)
Building Height 3 stories not to exceed | 3 stories for 31% of project | Meets
40 feet for 60% of and 2 stories for remaining | requirement
project, 2 stories not to | 69%
exceed 28 feet for
remaining 40%
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Density 20 hotel rooms per 20 condo-hotel units See Density
acre, maximum of 20 Review, Coastal
rooms Plan

consistency
analysis

Development Requirements
Additionally, as requirements of this project, fire sprinkiers will be installed, and building service

utility lines as well as existing site overhead utilities will be required to be underground for the
project site. On-site drainage will be retained in a subsurface system. The drainage plan has
been reviewed by the City Engineer and has found to be adequate for planning review.

One issue that has been identified by staff is the site’s location adjacent to the Meadow
Creek/West Grand Avenue bridge. The southern two-lane portion of this bridge is currently not
in use due to structural damage. The City, as part of the West Grand Avenue storm drain
improvement project, is planning to re-construct the bridge. Design plans for the bridge are
currently under preparation. In order to locate the bridge above the Meadow Creek flood plain,
the City proposes to increase the elevation of the existing bridge and roadway. This increased
elevation will affect the development project’s vehicular access and portions of site
improvement. At the request of the City Engineer, a condition of approval is provided that
requires that the applicant adjust their site elevations to reflect the new design of the bridge and
roadway to ensure safe vehicular ingress and egress.

ENVIRONMENTAL DETERMINATION

Pursuant to the requirements of the California Environmental Quality Act (CEQA) and local
CEQA procedures, a Mitigated Negative Declaration has been prepared for this application. The
Mitigated Negative Declaration was prepared as a result of an Initial Study (IS), provided as
Attachment 17. The IS was prepared to evaluate the potential significant environmental effects
that may result with construction of the project. When identified, the Study recommended
mitigation measures intended to reduce potential significant environmental effects to a level of
insignificance. The IS provides an analysis of several project-related issues, including
traffic/circulation. This analysis was considered by the Planning Commission as part of the
project application review and is recommended for approval.

Notice of the issuance of the draft Mitigated Negative Declaration and IS was prepared under
the direction of Rincon Inc. (an environmental planning firm) and was published on November
10, 2006, was posted in accordance with City procedures. The draft Mitigated Negative
Declaration and IS were transmitted to interested State and local agencies, including the
Governor’'s Office of Planning and Research (OPR), the State agency responsible for the IS
distribution to affected State agencies. The State-required public review period was set from
November 9, 2006 to December 8, 2006. At the conclusion of the public review period, six
comment letters were received addressing the Draft Mitigated Negative Declaration/Initial Study
(MND/IS). These letters are provided in Exhibit D to Attachment 17, with their responses
provided as Appendix E to the MND/IS. The comments provided by the letters have been
addressed and the comments do not affect the conclusions reached in the IS, nor do they
require any changes to the suggested mitigation measures.
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CONCLUSION

Staff is recommending adoption of the attached resolutions granting approval of the
Development Permit Application in that: (i) the development meets all of the standards and
requirements of the Municipal Code; and, (ii) the development will not be detrimental to any of
the residents, neighborhood, community, or the City as a whole.

PUBLIC NOTIFICATION

The Public Hearing noticed for the September 17, 2007 City Councii meeting was published in
The Tribune on September 7, 2007, posted in the City's three Public Hearing posting locations
and the project site, was mailed to property owners within 300 feet of the project site, and the
agenda was posted in accordance with the Brown Act.

ALTERNATIVES

1. Adopt Resolution No. 07- adopting the Mitigated Negative Declaration prepared for
Development Permit Application Number 05-025; adopt Resolution No. 07- adopting the
Specific Development Plan for Development Permit Application Number 05-025, pursuant to
Planning Commission recommended Conditions of Approval and City Council adopted
findings; adopt Resolution No. 07- granting a Coastal Development Permit for Development
Permit Application No. 05-025, pursuant to the Planning Commission recommended findings
and City Council adopted findings; adopt Resolution No. 07- approving Site and
Architectural Plans for Development Permit Application No. 05-025, pursuant to Planning
Commission recommended conditions and City Council adopted findings; and, adopt
Resolution No. 07- approving the Tentative Tract Map for Development Permit Application
Number 05-025, pursuant to Planning Commission recommended Conditions of Approval
and City Council adopted findings, or

2. i) Deny adoption of the Mitigated Negative Declaration prepared for Development Permit
Application Number 05-025, by making the necessary findings, ii) Deny the Specific
Development Plan for Development Permit Application Number 05-025, by making the
necessary findings, iii) Deny the Coastal Development Permit for Development Permit
application No. 05-025, by making the necessary findings, iv) Deny the Site and
Architectural Plans for Development Permit Application No. 05-025, by making the
necessary findings, and v) Deny the Tentative Tract Map for Development Permit
Application Number 05-025, by making the necessary findings, or

3. Provide direction to staff.

RECOMMENDED ACTION

Staff recommends that the City Council:

1. Adopt Resolution No. 07- , adopting the Mitigated Negative Declaration prepared
for Development Permit Application No. 05-025, as recommended by the Planning
Commission; and

2. Adopt Resolution No. 07- , adopting the Specific Development Plan for Development
Permit Application No. 05- 025 pursuant to the Planning Commission req:amm;:ﬁhibiﬁ
Conditions of Approval and City Council adopted findings; and

3. Adopt Resolution No. 07- , granting the Coastal Development Permit fof Dew af
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Permit Application No. 05-025, pursuant to Planning Commission recommended
Conditions of Approval and City Council adopted findings; and

4, Adopt Resolution No. 07- approving Site and Architectural Plans for Development Permit
Application Number 05-025, pursuant to Planning Commission recommended
Conditions of Approval and City Council adopted findings;

5. Adopt Resolution No. 07- , approving the Tentative Tract Map for Development Permit
Application Number 05-025, pursuant to Planning Commission recommended
Conditions of Approval and City Council adopted findings.

FISCAL IMPACT

The project involves a major financial private investment for the development and its associated
infrastructure requirements. The project, when completed, will provide an increase in transient
occupancy tax revenues to the City. New employment and associated sales taxes associated
with the project will also incrementally increase local tax revenues. In that the project site is
located in the Grover Beach Improvement Agency (Redevelopment) Project boundary, the
Agency will receive an increase in tax increment associated with the development’s anticipated
property tax increase.

ATTACHMENTS
1. City Council (CC) Resolution No. 07- , Mitigated Negative Declaration
2. CC Resolution No. 07- , Specific Development Plan
3. CC Resolution No. 07- , Coastal Development Permit
4. CC Resolution No. 07- , Architectural Approval
5. CC Resolution No. 07- , Tentative Tract Map
6. Project Data Sheet
7. Vesting Tentative Tract Map
8. Preliminary Parking Level Plan
9. Preliminary Site Plan

10. Preliminary Grading and Drainage Plan

11. Preliminary Landscape Plan, Final Habitat Restoration Plan

12. First Floor Plan

13. Second Floor Plan

14. Third Floor Plan

15. Roof Plan

16. Elevations (Revised)

17. Mitigated Negative Declaration/Initial Study

18. Coastal Planned Commercial (C-P-C) District regulations

19. Excerpt, Local Coastal Program

20. Coastal Commission comment letter

21. Applicant letter re: coastal plan consistency

22. Letter dated January 26, 2007 from the State Department of Parks and Recreation

23. February, 2007 Biological Report

24. Excerpt, May 8, 2007 Planning Commission Minutes

25. Adopted/Signed Planning Commission Resolutions

26. Memorandum dated August 1, 2007 from Rincon Consultants, Inc. addressing the noise
waiver issue

27. Letter dated August 14, 2007 from Althouse and Meade, Inc. on the Meadow Creek
buffer issue

28. Project habitat restoration plan for Meadow Creek and its buffer area (under separate

cover) N
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RESOLUTION NO. 07-85

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH, CALIFORNIA,
ADOPTING A MITIGATED NEGATIVE DECLARATION RELATING TO DEVELOPMENT
PERMIT APPLICATION NO. 05-025, FILED BY IGIT, INC., FOR PROPERTY LOCATED AT
105 WEST GRAND AVENUE

WHEREAS, the City of Grover Beach prepared an Initial Study and draft Mitigated Negative
Declaration for Development Permit Application 05-025, involving adoption of a Specific
Development Plan, a Coastal Development Permit, Architectural and Site Plans, and a Vesting
Tentative Tract Map to allow for the construction of a 29,189 square foot mixed-use commercial/
hotel condominium development project at 105 West Grand Avenue; and

WHEREAS, the notice of the availability and circulation of the draft Mitigated Negative
Declaration (environmental determination) was properly advertised in the manner required by law;
and

WHEREAS, the Planning Commission of the City of Grover Beach, at its meetings of May 8
and August 14, 2007, conducted duly noticed public hearings on the draft Mitigated Negative
Declaration for Development Permit Application No. 05-025 and recommended its adoption; and

WHEREAS, the City Council of the City of Grover Beach, at its meetings of July 16 and
September 17, 2007, conducted duly noticed public hearings on the draft Mitigated Negative
Declaration for Development Permit Application No. 05-025; and

WHEREAS, the City Council has reviewed and considered the Initial Study, provided as an
Attachment to the September 17, 2007 staff report, prepared to support the adoption of the
Mitigated Negative Declaration for Development Permit Application No. 05-025; and

WHEREAS, the approval of Development Permit Application No. 05-025 will not have a
significant effect on the environment because the mitigation measures included within the Initial
Study and as listed in Exhibit “A”, and which will be incorporated as project conditions of approval,;
and

WHEREAS, all mitigation measures will be monitored pursuant to Section 10.5 of the City
of Grover Beach Environmental Procedures in accordance with the Mitigation Monitoring Plan
prepared for this project and as a provided as Exhibit “B” to this Resolution.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Grover Beach
DOES HEREBY ADOPT the Mitigated Negative Declaration relating to the Development Permit
Application No. 05-025.

On motion by Council Member Nicolls, seconded by Council Member Ashton, and on the following
roll-call vote, to wit:

AYES: Council Members Ashton, Bright, Nicolls, Mayor Pro Tem Shoals, and Mayor
Lieberman

NOES: None

ABSENT: None

ABSTAIN:  None ~C Exhibit B
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Resolution 07-85

Mitigated Negative Declaration

Pacific Coast Hotel, 105 West Grand Avenue
September 17, 2007

The foregoing RESOLUTION NO. 07-85 was PASSED, APPROVED, AND ADOPTED on this 17th
day of September, 2007.

STEPHEN C. LIEBERMAN, MAYOR

Attest:

DONNA L. McMAHON, CITY CLERK

Approved as to Form:

MARTIN D. KOCZANOWICZ, CITY ATTORNEY
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Resolution 07-85

Mitigated Negative Declaration
Pacific Coast Hotel, 105 West Grand Avenue
September 17, 2007

MM-1

MM-2

MM-3

MM-4

MM-5

Exhibit “A”

Prior to issuance of building permits, proposed lighting shall be indicated on site plans that
demonstrates that spill-over of lighting would not affect adjacent properties. The lighting plan shall
incorporate lighting that direct light pools downward to prevent glare on adjacent and surrounding
areas. Lights shall have solid sides and reflectors to further reduce lighting impacts by controlling light
spillage. Light fixtures that shield adjacent properties from excessive brightness at night shall be
included in the lighting plan. Non-glare lighting shall be used.

Prior to issuance of grading and construction permits, the applicant shall submit the results of a
geologic evaluation conducted to determine of naturally occurring asbestos is present within the area
proposed for disturbance. If naturally occurring asbestos is not present, an exemption request shall
be filed with the APCD. If naturally occurring asbestos is present, the applicant shall comply with all
requirements outlined in the Asbestos Air Toxics Control Measure (ATCM). Compliance may include
development of an Asbestos Dust Mitigation Plan and an Asbestos Health and Safety Program for
APCD approval.

Portable equipment used during construction activities may require California statewide portable
equipment registration (issued by the Califomia Air Resources Board) or an APCD permit. The
following list is provided as a guide to equipment and operations that may have permitting
requirements, but should not be viewed as exclusive:

1)  Portable generators

2) IC Engines

3) Concrete batch plants

4)  Rock and pavement crushing

5)  Tub grinders

6) Trommel screens.

To minimize delays, the applicant shall contact Gary Willey of the APCD’s Engineering Division at
(805) 781-5912 prior to the start of the project for specific information regarding permitting
requirements.

Prior to issuance of grading and construction permits, the following notes shall be shown on grading
and building plans. In addition, the contractor or builder shall designate a person or persons to
monitor the dust control program and order increased watering, as necessary, to prevent transport of
dust offsite. Their duties shall include holidays and weekend periods when work may not be in
progress. The name and telephone number of such persons shall be provided to the APCD prior to
site disturbance.

1)  Reduce the amount of disturbed area where possible.

2) Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from
leaving the site. Increased watering frequency would be required whenever wind speeds exceed
15 mph. Reclaimed (nonpotable) water should be used whenever possible.

3)  All dirt stockpile areas should be sprayed daily as needed.

4) Al roadways, driveways, sidewalks, etc. to be paved shall be completed as soon as possible
and building pads shall be laid as soon as possible after grading unless seeding or soil binders
are used.

5) Al trucks hauling dirt, sand, soil, or other loose materials shall be covered or two feet of
freeboard (minimum vertical distance between top offload and top of trailer) shall be maintained
in accordance with CVC Section 23114;

6)  Streets shall be swept at the end of each day if visible soil material is carried onto adjacent
paved roads. Water sweepers with reclaimed water shall be used where feasible.

Prior to issuance of construction permits, to reduce the air quality impacts of the project, the following
measures shall be considered as part of the final project design and approval:

ccC Exhibit _ B
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MM-6

MM-7

MM-8

MM-9

MM-10

1) Utilization of low energy parking lot and building exterior lighting

2)  Utilization of roof material with a solar reflectance value meeting EPA/DOE Energy Star rating to
reduce summer cooling demands

3)  Provide on-site banking (ATM)

4)  Provide on-site bicycle parking

5) Improve public transit accessibility by providing a transit turnout on Grand Avenue with transit
stop amenities (bus shelter, bench)

6) Provide street tree plantings that will enhance the vegetative shading of the south facing
building elevation

7) Increase building energy efficiency rating by 10 percent above what is currently required by Title
24 (May be also be necessary to meet interior noise standards)

The applicant shall provide preferential parking for carpool and vanpool vehicles, and one bicycle
parking space for every 10 car parking spaces.

Prior to occupancy clearance, the applicant shall create a Multi-Modal Access Guide, which includes
maps and other information on how to walk and cycle to nearby destinations. In addition, the
applicant shall provide an on-site bulletin board specifically for the posting of bus schedules and
notices of availability for car-pooling and/or shall distribute such information to property owners upon
occupancy. The applicant shall be responsible for maintaining this board and updating it every two
months.

Prior to issuance of construction permits, proposed plans shall show that only APCD approved wood

burning devices would be installed (if applicable). APCD approved devices include the following:

1) Al EPA-Certified Phase 1! wood burning devices.

2)  Catalytic wood burning devices that emit less than or equal to 4.1 grams per hour of particulate
matter that are not EPA-Certified but have been verified by a nationally-recognized testing lab.

3)  Non-catalytic wood burning devices that emit less than or equal to 7.5 grams per hour of
particulate matter that are not EPA-Certified but have been verified by a nationally-recognized
testing lab.

4)  Pellet-fueled woodheaters.

5) Dedicated gas-fired fireplaces.

The following standard construction mitigation measures for construction equipment shall apply during

construction activities:

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

2) Fuel all off-road and portable diesel powered equipment with ARB certified motor vehicle diesel
fuel

3) Maximize, to the extent feasible, the use of diesel construction equipment meeting ARB's 1996
and newer certification standard for off-road heavy-duty diesel engines

4) Maximize, to the extent feasible, the use of on-road heavy-duty equipment and trucks that meet
the ARB’s 1998 or newer certification standard for on-road heavy-duty diesel engines

5) All on and off-road diesel equipment shall not be allowed to idle for more than 5 minutes. Signs
shall be posted in the designated queuing areas to remind drivers and operators of the 5 minute
idling limit

In the event archaeological and/or paleontological resources are unearthed or discovered during any
construction activities, the following standards apply:

1) Construction activities shall cease, and the City of Grover Beach Community Development
Department shall be notified so that the extent and location of discovered materials may be
recorded by a qualified archaeologist/Northern Chumash Tribal Council representative, and
disposition of artifacts may be accomplished in accordance with state and federal Jaw.

2) In the event archaeological resources are found to include human remains, or in any other case
where human remains are discovered during construction, the County Coroner is to be notified in
addition to the City of Grover Beach Community Development Department so that proper
disposition may be accomplished.
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MM-11

MM-12

MM-13

MM-14

MM-15

MM-16

Implement all recommendations provided in the site specific Geotechnical Investigation (GSI Soils Inc.
May 24, 2005).

Prior to issuing a building permit, the applicant in coordination with City staff shall agree upon
restoration and enhancement measures that will be applied to the 0.5-mile reach of Meadow Creek as
described with the Grover Beach Local Coastal Plan. These measures could include, but may not be
limited to planting riparian and other native plants, removal of non-native invasive vegetation, and in-
channel habitat improvements.

The City Council of Grover Beach shall adopt Noise Element Implementation Measure 5.5 for this
proposed project; allowing relaxation of noise standards to allow the reasonable use of the property.

The project shall include the following design components to attenuate noise that may be ex design

components to attenuate noise that may be experienced by resident’s onsite:

e Exterior Doors: Exterior doors are solid core with superior weatherization packages-including high
quality gasketing/weather stripping at jambs, heads, and door bottoms. Doors with a minimum
STC of 35 should be used for doorways facing Highway 1 and West Grand Avenue and should be
insulated in conformance with Califomia Title 24 requirements.

e  Windows: Windows should have a minimum Standard Transmission Class (STC) of 35 and be
properly installed, weather-stripped, and insulated. Glass in both windows and doors should not
exceed 20% of floor area in a room. Windows and sliding glass doors are mounted in low air
infiltration rate frames (0.5 cfm or less per ANSI specification).

o Exterior Walls: Exterior walls consist of stucco or brick veneer when possible. These should be
framed walls with 7/8" stucco over 2" plywood on the exterior and one layer of 2" gypsum board
on the interior (plus R-13 cavity insulation) will be appropriate for sound isolating construction. If
wood siding is used anywhere on exterior walls, sub layers of plywood, gypsum board, or
backboard are recommended to bring the overall exterior sheathing weight to at least 5 psf. The
exterior wall facing material shall be stucco and/or shall be designed for a minimum STC of 45.

¢ Roof/Ceiling Assembly: Roofs of clay or concrete tile or composition roofing over 5/8" plywood on
2x roof joints and separately-framed ceilings of 2" gypsum board on 2x framing with R-19 above
are recommended for sound-isolating construction. Roof vents facing Highway 1 and West Grand
Avenue should be baffled.

¢ Air Conditioning: Air conditioning or a mechanical ventilation system should be installed so that
windows may remain closed

e Outside Air Intakes for HVAC Systems: Air intake ducts should include 1"-thick acoustical lining
and at least one efbow.

o Kitchen and Bathroom Ventilation: Kitchen and bathroom ventilation ducts should include at least
two elbows.

e General Air tightness: All building joints should be carefully detailed and sealed to avoid
weakening the exterior envelope. Both exterior and interior surfaces should be sealed at joints and
isolating joints. Electrical boxes in framed, exterior walls or ceilings should be backed with sheet
caulking outlet box pads (such as “Lowry” pads). For all building “shell” construction, all interior
gypsum board joints at dissimilar surfaces (floors, door and window frames, electrical boxes, etc.)
should include acoustical sealant. The reference of ASTM E497 (Standard Practice for Installing
Sound- Isolating Lightweight Partitions) and ASTM C919 (Practice for Use of Sealants in
Acoustical Applications) in construction document is advised.

To minimize construction noise impacts, the project applicant shall limit all construction activities to
7:00 a.m. to 7:00 p.m. Mondays through Fridays and 9:00 a.m. to 5:00 p.m. Saturdays, Sundays, and
holidays.

All stationary construction equipment shall be located at least 300 feet from identified sensitive
receptors unless noise reducing engine housing enclosures or noise screens are provided by the
contractor. All construction equipment powered by internal combustion engines shall be properly
muffled and maintained. Unnecessary idiing of internal combustion engines shall be prohibited.
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MM-17

MM-18

MM-19

MM-20

MM-21

MM-22

Air compressors and generators used for construction shall be surrounded by temporary acoustical
shelters if within 300 feet of a sensitive receptor.

External noise-generating equipment associated with commercial uses (e.g., HVAC units, etc.) shall be
shielded from adjacent residential units or enclosed with solid sound barriers.

The owners or operators of commercial uses shall post a sign at each loading area which states that
the idling time for delivery truck engines shall be limited to no more than three minutes.

Common walls between horizontal (side-by-side) and vertical (stacked) mixed use
commercial/residential development shall be noise-insulated to provide attenuation of indoor noise
levels.

Concurrent with plans submitted for building permit review, a landscape plan shall be submitted
demonstrating that site landscaping includes low water usage and/or drought resistant plantings.

Interior water conservation measures, as required by the State of California, shall be incorporated into

the project. These include, but are not limited to:

e Installation of low flow toilets and urinals in all new construction.

o Installation of water heating system and pipe insulation in all new construction to reduce water
used before water reaches equipment or fixtures

+ Installation of self-closing faucets in all lavatories

CCC Exhibit 2
(pagel.‘.ofLo pages) 6



Exhibit “B”

CITY OF GROVER BEACH
COMMUNITY DEVELOPMENT DEPARTMENT

MITIGATION MEASURES AND
MITIGATION MONITORING PROGRAM
Development Permit Application No. 05-025

Pursuant to the California Environmental Quality Act (CEQA) and Title 14, Chapter 3 of the California
Code of Regulations (State CEQA Guidelines), a Mitigated Negative Declaration has been prepared for
Application No. 05-025. The application involves a Specific Development Plan that proposes the
development of a 29,189 square foot retail commercial/20 unit condominium hotel development on a
26,270 square foot site in the Coastal Planned Commercial (C-P-C) District. The project site is generally
located at 105 West Grand Avenue. Pursuant to Article 5, Section 15063, an initial study was prepared to
evaluate the potential environmental effects of the proposed development.

As part of the Initial Study prepared for this project, mitigation measures have been identified to reduce
potential impacts to a level of insignificance. The mitigation measures are specific to and attributable to the
project application and can be conditioned and monitored as part of the project implementation. Pursuant
to Article 7, Section 15097, a monitoring program has been prepared that identifies the specific mitigation
measures, and its implementation and monitoring responsibility.

Mitigation Measure (MM)-1

As part of the final plans submitted for building permit review, a lighting plan shall be submitted. The
proposed lighting shall demonstrate that spill-over of lighting would not affect adjacent properties. The
lighting plan shall incorporate lighting that direct light pools downward to prevent glare on adjacent and
surrounding areas. Lights shall have solid sides and reflectors to further reduce lighting impacts by controlling
light spillage. Light fixtures that shield adjacent properties from excessive brightness at night shall be included
in the lighting plan. Non-glare lighting shall be used.

Implementation Responsibility

Community Development Department (CDD) - The lighting plans shall be reviewed as part of the building
permit plan review. The project shall be conditioned and requirements placed on construction plans.
Monitoring Responsibility

CDD-Planning, Building. Monitor during site construction inspections.

Mitigation Measure (MM)-2

The applicant shall submit the results of a geologic evaluation conducted to determine of naturally occurring
asbestos is present within the area proposed for disturbance. If naturally occurring asbestos is not present, an
exemption request shall be filed with the APCD. If naturally occurring asbestos is present, the applicant shall
comply with all requirements outlined in the Asbestos Air Toxics Control Measure (ATCM). Compliance may
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include development of an Asbestos Dust Mitigation Plan and an Asbestos Health and Safety Program for
APCD approval.

Implementation Responsibility

CDD- The project shall be conditioned and requirements placed on construction plans.

Monitoring Responsibility

CDD-Engineering, Building. Monitor during site construction inspections.

Mitigation Measure (MM)-3
Portable equipment used during construction activities may require California statewide portable
equipment registration (issued by the California Air Resources Board) or an APCD permit. The
following list is provided as a guide to equipment and operations that may have permitting
requirements, but should not be viewed as exclusive:

1) Portable generators

2) IC Engines

3) Concrete batch plants

4) Rock and pavement crushing

5) Tub grinders

6) Trommel screens.
To minimize delays, the applicant shall contact Gary Willey of the APCD’s Engineering Division at (805)
781-5912 prior to the start of the project for specific information regarding permitting requirements.
Implementation Responsibility
CDD- The project shall be conditioned and requirements placed on construction plans prior to site
construction.
Monitoring Responsibility
CDD- Building. Monitor during construction inspections and on a complaint basis.

Mitigation Measure (MM)-4

Prior to issuance of grading and construction permits, the following notes shall be shown on grading
and building plans. In addition, the contractor or builder shall designate a person or persons to monitor
the dust control program and order increased watering, as necessary, to prevent transport of dust offsite.
Their duties shall include holidays and weekend periods when work may not be in progress. The name
and telephone number of such persons shall be provided to the APCD prior to site disturbance.

1) Reduce the amount of disturbed area where possible.

2) Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust
from leaving the site. Increased watering frequency would be required whenever wind
speeds exceed 15 mph. Reclaimed (nonpotable) water should be used whenever
possible.

3)  All dirt stockpile areas should be sprayed daily as needed.

4)  All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon as
possible and building pads shall be laid as soon as possible after grading unless seeding
or soil binders are used.

5)  All trucks hauling dirt, sand, soil, or other loose materials shall be covered or two feet
of freeboard (minimum vertical distance between top offload and top of trailer) shall be
maintained in accordance with CVC Section 23114;
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6) Streets shall be swept at the end of each day if visible soil material is carried onto
adjacent paved roads. Water sweepers with reclaimed water shall be used where
feasible.

Implementation Responsibility

CDD- Require, as condition of approval, that grading and construction plans reflect

requirements set forth in the mitigation measure.

Monitoring Responsibility

CDD-Engineering, Building. Monitor through inspections during site grading and construction, and on a
complaint basis.

Mitigation Measure (MM)-5
Prior to issuance of construction permits, to reduce the air quality impacts of the project, the following
measures shall be considered as part of the final project design and approval:
1)  Utilization of low energy parking lot and building exterior lighting
2) Utilization of roof material with a solar reflectance value meeting EPA/DOE Energy
Star rating to reduce summer cooling demands
3) Provide on-site banking (ATM)
4) Provide on-site bicycle parking
5) Provide street tree plantings that will enhance the vegetative shading of the south facing
building elevation
6) Increase building energy efficiency rating by 10 percent above what is currently
required by Title 24 (May be also be necessary to meet interior noise standards)

Implementation Responsibility

CDD- Applicant shall be notified of the measure, and plans submitted for building permit review shall be
evaluated for conformance.

Monitoring Responsibility

CDD-Planning, Building.

Mitigation Measure (MM)-6

The applicant shall provide preferential parking for carpool and vanpool vehicles, and one bicycle parking
space for every 10 car parking spaces.

Implementation Responsibility

CDD- Applicant shall be notified of the measure, and plans submitted for building permit review shall be
evaluated for conformance.

Monitoring Responsibility

CDD-Planning, Building.

Mitigation Measure (MM)-7

Prior to occupancy clearance, the applicant shall create a Multi-Modal Access Guide, which includes maps
and other information on how to walk and cycle to nearby destinations. In addition, the applicant shall
provide an on-site bulletin board specifically for the posting of bus schedules and notices of availability for
car-pooling and/or shall distribute such information to property owners upon occupancy. The applicant shall
be responsible for maintaining this board and updating it every two months.
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Implementation Responsibility

CDD- Applicant shall be notified of the measure, and Guide shall be provided to the city prior to final use
and occupancy.

Monitoring Responsibility

CDD-Planning, Building.

Mitigation Measure (MM)-8

Prior to issuance of building permits, proposed plans shall show that only

APCD approved wood burning devices would be installed in new residential units (if applicable). APCD
approved devices include the following:

1) All EPA-Certified Phase II wood bumning devices.

2) Catalytic wood buming devices that emit less than or equal to 4.1 grams per hour of
particulate matter that are not EPA-Certified but have been verified by a nationally-
recognized testing lab.

3) Non-catalytic wood burning devices that emit less than or equal to 7.5 grams per hour
of particulate matter that are not EPA-Certified but have been verified by a nationally-
recognized testing lab.

4) Pellet-fueled wood heaters.

5) Dedicated gas-fired fireplaces.

Implementation Responsibility

CDD- Ensure that building plans reflect the any type of wood burning devises proposed

meet APCD requirements.

Monitoring Responsibility.

CDD-Building. Inspection of building construction during project development to ensure compliance with
approved plans..

Mitigation Measure (MM)-9
The following standard construction mitigation measures for construction equipment shall apply during
construction activities:
1) Maintain all construction equipment in proper tune according to manufacturer’s
specifications
2) Fuel all off-road and portable diesel powered equipment with ARB certified motor
vehicle diesel fuel
3) Maximize, to the extent feasible, the use of diesel construction equipment meeting
ARB’s 1996 and newer certification standard for off-road heavy-duty diesel engines
4) Maximize, to the extent feasible, the use of on-road heavy-duty equipment and trucks
that meet the ARB’s 1998 or newer certification standard for on-road heavy-duty diesel
engines
5) All on and off-road diesel equipment shall not be allowed to idle for more than 5
minutes. Signs shall be posted in the designated queuing areas to remind drivers and
operators of the 5 minute idling limit
Implementation Responsibility
CDD- Require, as condition of approval, that grading and construction plans reflect requirements set forth
in the mitigation measure.

4
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Monitoring Responsibility
CDD-Engineering, Building. Monitor through inspections during site grading and construction, and on a
complaint basis.

Mitigation Measure (MM)-10
In the event archaeological resources are unearthed or discovered during any construction activities, the
following standards apply:
1) Construction activities shall cease, and the City of Grover Beach Community
Development Department shall be notified so that the extent and location of
discovered materials may be recorded by a qualified archaeologist/Northern
Chumash Tribal Council representative, and disposition of artifacts may be
accomplished in accordance with state and federal law.
2) In the event archaeological resources are found to include human remains, or in any
other case where human remains are discovered during construction, the County
Coroner is to be notified in addition to the City of Grover Beach Community
Development Department so that proper disposition may be accomplished.
Implementation Responsibility
CDD- The project shall be conditioned and notes placed on construction plans reflecting mitigation
measure.
Monitoring Responsibility
CDD- Site will be monitored during site inspections.

Mitigation Measure (MM)-11

Implement all recommendations provided in the site specific Geotechnical Investigation (GSI Soils Inc.,
May 24, 2005)

Implementation Responsibility

CDD- The project shall be conditioned and the department shall ensure that the report is submitted with

building and grading plans. Through plan review, the department shall ensure that site construction

conforms to the requirements of the report.

Monitoring Responsibility

CDD-Engineering, Building. Monitor through inspections during site construction.

Mitigation Measure (MM)-12

Prior to issuance of a building permit, the applicant in coordination with City staff shall agree upon
restoration and enhancement measures that will be applied to the 0.5-mile reach of Meadow Creek as
described with the Grover Beach Local Coastal Plan. These measures could include, but may not be
limited to planting riparian and other native plants, removal of non-native invasive vegetation, and in-
channel habitat improvements.

Implementation Responsibility

CDD- The Department shall ensure that the Plan is submitted to the City Engineer as part of the building
permit review requirements.

Monitoring Responsibility

CDD-Planning, Engineering,
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Mitigation Measure (MM)-13

The City Council of Grover Beach shall adopt Noise Element Implementation Measure 5.5 for this proposed
project; allowing relaxation of noise standards to allow the reasonable use of the property.

Implementation Responsibility

CDD-Planning. Measure 5.5 shall be recommended for adoption as part of the project application
approval.

Monitoring Responsibility

CDD-Planning.

Mitigation Measure (MM)-14
The project shall include the following design components to attenuate noise that may be ex design components
to attenuate noise that may be experienced by resident’s onsite:

o Exterior Doors: Exterior doors are solid core with superior weatherization packages-
including high quality gasketing/weather stripping at jambs, heads, and door bottoms. Doors
with a minimum STC of 35 should be used for doorways facing Highway 1 and West Grand
Avenue and should be insulated in conformance with California Title 24 requirements.

o  Windows: Windows should have a minimum Standard Transmission Class (STC) of 35
and be properly installed, weather-stripped, and insulated. Glass in both windows and
doors should not exceed 20% of floor area in a room. Windows and sliding glass doors
are mounted in low air infiltration rate frames (0.5 cfm or less per ANSI specification).

e Exterior Walls: Exterior walls consist of stucco or brick veneer when possible. These should
be framed walls with 7/8” stucco over 2" plywood on the exterior and one layer of 2”
gypsum board on the interior (plus R-13 cavity insulation) will be appropriate for sound
isolating construction. If wood siding is used anywhere on exterior walls, sub layers of
plywood, gypsum board, or backboard are recommended to bring the overall exterior
sheathing weight to at least 5 psf. The exterior wall facing material shall be stucco and/or
shall be designed for a minimum STC of 45.

e Roof/Ceiling Assembly: Roofs of clay or concrete tile or composition roofing over 5/8”
plywood on 2x roof joints and separately-framed ceilings of /2” gypsum board on 2x
framing with R-19 above are recommended for sound-isolating construction. Roof vents
facing Highway 1 and West Grand Avenue should be baffled.

¢ Air Conditioning: Air conditioning or a mechanical ventilation system should be installed so
that windows may remain closed

e OQOutside Air Intakes for HVAC Systems: Air intake ducts should include 1”-thick acoustical
lining and at least one elbow.

e Kitchen and Bathroom Ventilation: Kitchen and bathroom ventilation ducts should include
at least two elbows.

e General Air tightness: All building joints should be carefully detailed and sealed to avoid
weakening the exterior envelope. Both exterior and interior surfaces should be sealed at
Jjoints and isolating joints. Electrical boxes in framed, exterior walls or ceilings should be
backed with sheet caulking outlet box pads (such as “Lowry” pads). For all building “shell”
construction, all interior gypsum board joints at dissimilar surfaces (floors, door and window
frames, electrical boxes, etc.) should include acoustical sealant. The reference of ASTM
E497 (Standard Practice for Installing Sound- Isolating Lightweight Partitions) and ASTM
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C919 (Practice for Use of Sealants in Acoustical Applications) in construction document is
advised.

Implementation Responsibility

CDD-Planning, Building. Building plans shall be reviewed for conformance.

Monitoring Responsibility

CDD- Building. Verification shall be made during building inspections.

Mitigation Measure (MM)- 15

To minimize construction noise impacts, the project applicant shall limit all construction activities to 7:00
a.m. to7:00 p.m. Mondays through Fridays and 9:00 a.m. to 5:00 p.m. Saturdays, Sundays, and holidays.

Implementation Responsibility

CDD- Project shall be conditioned and notes limiting construction hours placed on plans.

Monitoring Responsibility

CDD-Building. During site construction monitor through building inspections and on a complaint basis.

Mitigation Measure (MM)- 16

All stationary construction equipment shall be located at least 300 feet from identified sensitive receptors
unless noise reducing engine housing enclosures or noise screens are provided by the contractor. All
construction equipment powered by internal combustion engines shall be properly muffled and maintained.
Unnecessary idling of internal combustion engines shall be prohibited.

Implementation Responsibility

CDD- Project shall be conditioned and notes placed on construction plans.

Monitoring Responsibility

CDD-Building. During site construction monitor through building inspections.

Mitigation Measure (MM)- 17

Air compressors and generators used for construction shall be surrounded by temporary acoustical shelters
if within 300 feet of a sensitive receptor.

Implementation Responsibility

CDD- Project shall be conditioned and notes placed on construction plans.

Monitoring Responsibility

CDD-Building. During site construction monitor through building inspections.

Mitigation Measure (MM)-18

External noise-generating equipment associated with commercial uses (e.g., HVAC units, etc.) shall be
shielded from adjacent residential units or enclosed with solid sound barriers.

Implementation Responsibility

CDD- Planning, Building. The project shall be required to comply with this measure, and building plans
shall be reviewed for conformance.

Monitoring Responsibility

CDD- Verify compliance during site inspections and final conformance check prior to building
final/occupancy release.
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Mitigation Measure (MM)- 19

The owners or operators of commercial uses shall post a sign at each loading area which states that the idling
time for delivery truck engines shall be limited to no more than three minutes.

Implementation Responsibility

CDD- Planning, Building.. The project shall be required to comply with this measure, and building plans
shall be reviewed for conformance.

Monitoring Responsibility

CDD- Verify compliance with fire requirements during site inspections and final conformance check prior
to building final/occupancy release.

Mitigation Measure (MM)- 20

Common walls between horizontal (side-by-side) and vertical (stacked) development shall be noise-insulated
to provide attenuation of indoor noise levels.

Implementation Responsibility

CDD- Planning, Building. Building plans shall be reviewed for conformance.

Monitoring Responsibility

CDD- Building. Verification shall be made during building inspections.

Mitigation Measure (MM)- 21

Concurrent with plans submitted for building permit review, a landscape plan shall be submitted
demonstrating that site landscaping includes low water usage and/or drought resistant plantings.
Implementation Responsibility

CDD- The project shall be conditioned to submit, as part of the building permit submittal, a final
landscaped plan. The department shall ensure that the plans reflect the requirements of the mitigation
measure.

Monitoring Responsibility

CDD- Plantings and requirements to be monitored during site inspections and conformance with the final
approved landscape plan to be made prior to building final/occupancy release.

Mitigation Measure (MM)-22
Interior water conservation measures, as required by the State of California, shall be incorporated into the
project. These include, but are not limited to:
e Installation of low flow toilets and urinals in all new construction.
o Installation of water heating system and pipe insulation in all new construction to reduce
water used before water reaches equipment or fixtures
* Installation of self-closing faucets in all lavatories
Implementation Responsibility
CDD-Planning, Building. Building plans shall be reviewed for conformance.
Monitoring Responsibility
CDD- Building. Vertfication shall be made during building inspections.
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RESOLUTION NO. 07-86

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH, CALIFORNIA
ADOPTING A SPECIFIC DEVELOPMENT PLAN FOR DEVELOPMENT PERMIT APPLICATION
NO. 05-025, FILED BY IGIT, INC., FOR PROPERTY LOCATED AT 105 WEST GRAND AVENUE

WHEREAS, the Planning Commission of the City of Grover Beach, at its meetings of May
8 and August 14, 2007, recommended to the City Council adoption of a Specific Development Plan
for Development Permit Application No. 05-025, filed by IGIT, Inc., for the construction of a new
mixed-use retail commercial/hotel condominium development at 105 West Grand Avenue; and

WHEREAS, the City Council of the City of Grover Beach has received for its review and
consideration a Staff Report and presentation in connection with Development Permit Application
No. 05-025 requesting approval of a Specific Development Plan to allow for the construction of a
29,189 square foot mixed-use retail commercial/ hotel condominium development to be located at
105 West Grand Avenue (APN No. 060-201-009) in the Coastal Planned Commercial (C-P-C)
Zoning District; and

WHEREAS, a Mitigated Negative Declaration has been prepared for Development Permit
Application No. 05-025 to meet state and local environmental law requirements, and the City
Council reviewed and considered the Mitigated Negative Declaration along with its Initial Study and
Mitigation Measures; and

WHEREAS, the notice of Public Hearing was sent to adjoining property owners and
advertised in the manner required by law; and

WHEREAS, the City Council of the City of Grover Beach has reviewed and considered
Development Permit Application No. 05-025 at Public Hearings on July 16 and September 17,
2007; and

WHEREAS, the City Council for the City of Grover Beach makes the following findings:

FINDINGS: In accordance with Municipal Code Section 9122.5, Specific Development Plan,
and Municipal Code Section 9144.5, Use Permits, Subsection (B) Approval, the City Council
finds the following:

1. The proposed development will not be detrimental to the health, safety, welfare,
morals, comfort and general welfare of the persons residing in the neighborhood of
the use. As conditioned and with the mitigation measures required of the Mitigated
Negative Declaration, the project proposed by the Specific Development Plan will not be
detrimental to the health, safety, morals, comfort, and general welfare of the persons
located in the neighborhood.

2. The proposed development will not be injurious or detrimental to property or
improvements in the neighborhood of such proposed use or to the general welfare of
the City. The development proposed by the Specific Development Plan will provide lodging
and visitor-serving commercial uses which will enhance the use of the neighborhood and its
coastal resources. The project is designed to be compatible with its surrounding uses. The
project will provide an economic incentive to the area and the City. The proposed
development, as conditioned and mitigated, will not be injurious or detrimental to property
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Resolution No. 07-86
105 West Grand Avenue
September 17, 2007
Page 2

or improvements in the area and will not impair the desirability of investment or occupation
in the Beach Neighborhood. The development, once completed and in operation, will
provide transient occupancy and sales taxes to the City, and tax increment to the Grover
Beach Improvement Agency, both of which will improve the financial condition of the City.

3. The project is consistent with the text and maps of the Grover Beach General Plan.
The establishment of the mixed use retail commercial/hotel condominium development
project, with the General Plan consistency analysis provided in the September 17, 2007
staff report to the City Council, is consistent with the goals, policies and maps of the Grover
Beach General Plan, specifically the Beach Neighborhood Plan.

4. The project is consistent with the City Zoning Ordinance, specifically the Coastal
Planned Commercial (C-P-C) District Regulations. As referenced in the report to the City
Council dated September 17, 2007, and as conditioned, the project satisfies applicable
provisions of the Zoning Regulations of the City of Grover Beach.

5. The Specific Development Plan is consistent with the approved General
Development Plan. The Specific Development Plan will allow for a development that is
consistent with the conceptual design and parameters of the General Development Plan, as
approved by the City Council on January 8, 2007.

6. Mitigation of the Noise Levels for the exterior balconies for Hotel units 201 and 205 to
acceptable levels is not feasible. It is not feasible to reduce the noise impacts to
acceptable levels, given that the project cannot be re-located to reduce the noise levels and
the re-design of the project to eliminate the balconies or enclose them would create a
design inconsistency for the project. The noise impact has been reduced to the lowest
feasible level and is within a range considered conditionally acceptable level. The hotel
units involved are for transient use, not full time occupancy, and the noise levels involved
will only occur during day hours and not evening or night hours, where stricter noise
standards are generally applied.

NOW, THEREFORE, BE IT RESOLVED that the City Council for the City of Grover Beach
DOES HEREBY ADOPT a Specific Development Plan for Development Permit Application No. 05-
025, subject to the following conditions:

CONDITIONS OF APPROVAL:

G-1. This Specific Development Plan Approval will not take effect until it is approved by the City
Council and the Applicant and Property Owner sign the adopted Resolution agreeing to the
terms and Conditions of Approval. Failure to sign within thirty (30) calendar days of the City
Council’s action shall constitute non-compliance with said conditions resulting in an
automatic withdrawal of the approval.

G-2. The Applicant agrees, as a condition of approval of this resolution, to indemnify, defend and
hold harmless, at Applicant's expense, City and City's agents, officers and employees from
and against any claim, action or proceeding commenced within the time period provided in
Government Code Section 66499.37 to attack, review, set aside, void or annul the approval
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G-3.

G-4.

G-5.

of this resolution or to determine the reasonableness, legality or validity of any condition
attached hereto. City shall promptly notify Applicant of any such claim, action or
proceeding to which City receives notice, and City will cooperate fully with Applicant in the
defense thereof. Applicant shall reimburse the City for any court costs and attorney’s fees
that the City may be required to pay as a result of any such claim, action or proceeding.
City may, in its sole discretion, participate in the defense of any such claim, action or
proceeding, but such participation shall not relieve Applicant of the obligations of this
condition. Applicant’'s acceptance of this resolution or commencement of construction or
operations under this resolution shall be deemed to be acceptance of all conditions
contained in this resolution.

All notes and specifications as shown on the plans shall be considered Conditions of
Approval.

This Resolution shall expire if not used within two (2) years of the date of City Council
approval. “Used” shall mean that a building permit has been issued and construction
begun, or that all conditions of approval of the Resolution have been met and the purpose
for which the Resolution was granted has been executed. If the Resolution will not be used
within this time, the applicant is advised to apply for an extension of time a minimum of 30
days prior to the expiration of the Resolution. Said extension of time shall be reviewed by
the Planning Commission.

All Conditions of Approval shall be provided on a full size drawing sheet as part of the
drawing sets. A statement shall also be placed on the above sheet as follows: "The
undersigned have read and understand the above conditions, and agree to abide by any
and all conditions which it is their usual and customary responsibility to perform, and which
are within their authority to perform.”

COMMUNITY DEVELOPMENT DEPARTMENT

CDD-1.

CDD-2.

CDD-3.

CDD-4.

Up to five (5) minor changes to the site or development plans may be approved by
the Community Development Director. The Community Development Department
shall report any minor modifications of the project to the Planning Commission. Any
substantial change to the site and development plans that are not consistent with
the General Development Plan and/or the Specific Development Plan shall require
an amendment to said plan(s) in accordance with the amendment requirements set
forth by the Coastal Planned Commercial (C-P-C) zoning regulations.

The hours of construction shall be from 7:00 a.m. to 7:00 p.m. Monday through
Friday, and 9:00 a.m. to 5:00 p.m. Saturday, Holidays, and Sunday, in accordance
with Municipal Code Section 3101.1.

The project shall comply with all City zoning regulations, standards, and codes.

The plans submitted for a building permit shall be in substantial conformance with
the plans approved by the City Council, and signed by a person qualified under the
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Resolution No. 07-86
105 West Grand Avenue
September 17, 2007

Page 4

CDD-5.

CDD-6.

CDD-7.

CDD-8.

CDD-9.

CDD-10.

CDD-11.

CDD-12.

CDD-13.

California Business and Professions Code.

A temporary fence shall be constructed on the property lines prior to the footing
inspections to ensure there is no encroachment into the public right-of-way during
construction in order to maintain a neat, clean and safe construction site. No
materials or equipment may be stored in the public right-of-way unless specifically
approved by the City.

A final landscape and irrigation plan for the entire site, prepared by a licensed
landscape contractor or landscape architect, shall be submitted and approved by
the Community Development Director, prior to issuance of any building permits.
Said plan to be consistent with the City's adopted Landscape Standards for Water
Conservation. The plan must contain a note that requires all specified plant material
be consistent with Nursery Standards. The plan shall include all ptanting material
proposed or required in adjacent public areas, including street trees. Landscaping
shall be installed accordance with the approved landscaping plan prior to the final
building inspection. In addition, the final landscape plan shall include the
requirements set forth by Measures BR-1 and BR-2 as identified in the Biological
Report for the Proposed Pacific Coast Hotel (dated February, 2007) prepared by
Althouse and Meade, Inc.

All landscape areas shall be separated from paved areas by a six (6) inch concrete
curb.

In addition to requirements as set forth by CDD-6, street trees shall be planted at a
ratio of one tree per 25 foot of frontage in locations approved by the Community
Development Department. Said trees to be maintained by the Property Owner. All
street trees shall be of 15-gallon size and consistent with Nursery Standards.

An engineered grading plan shall be approved by the City Engineer and grading
permit obtained before issuance of a building permit. Prior to pouring any forms or
foundations, the applicant’s engineer shall certify the grades.

The project proponent shall pay Development impact Fees in effect at the time
building permits are submitted. Said fees shall be paid as a requirement of the
issuance of a building permit(s).

Any signage for the proposed development must meet the requirements of the City’
sign ordinance and must be approved by the city prior to installation.

A trash enclosure(s) shall be provided on-site to meet City standard specifications
and drawings. Said enclosure(s) must be surrounded on three sides with a six (6)
foot high solid fence, and on the fourth side with self-closing gates. The enclosure(s)
shall be located away from the adjoining residential uses. Enclosure design and
located shall be approved by the Community Development Department.

All outside mechanical equipment shall be sound-proofed to minimize noise upon
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Resolution No. 07-86
105 West Grand Avenue
September 17, 2007

Page 5

CDD-14.

CDD-15.

CDD-16.

CDD-17.

CDD-18.

adjoining residential uses.

All existing and proposed utilities on site, and in the public right of way, running
parallel to the entire length of the street frontage, shall be installed underground.
Said utilities shall include but are not limited to PG&E, cable television, and
telephone. As an option to converting any existing overhead utilities and consistent
with City Council Resolution No. 07-62 adopted June 4, 2007, and prior to issuance
of any building permits or grading permits, the developer may, by written request,
ask the City to consider payment of a cash deposit in lieu of performing the
underground conversion that would otherwise be required by City regulations. The
amount of said deposit will be Three Hundred Dollars ($300.00) per lineal foot of
street frontage, measured at the right-of-way lines where overhead utilities exist.

Lowering or relocation of utilities as well as any street reconstruction that is required
as a result of relocation of utilities shall be accomplished at the applicant’s expense.

Convents, Conditions, and Restrictions (CC&R’s) shall be prepared for the project
development and submitted to the City for review. Said organization documents
shall include, but not be limited to, the maintenance of all buildings and site
improvements, the use or uses authorized on the property, as well as use and
operations of the condominium hotel as required by this approval. The CC&R'’s shall
include a provision that does not allow conversion of the hotel units to permanent
residential uses. Said CC&R'’s shall be approved by the City prior to use and
occupancy, and subsequent amendments that affect City regulations or
requirements shall be first approved by the City.

The hotel condominium units are subject to the following limitations:

a. Unit owners, including any individual, family, or group, shall be limited to a
maximum use of 84 days per calendar year.

b. Unit owners will be limited to a maximum of 14 days of use between
Memorial Day and Labor Day.

C. When not in residence, owner shall be required to place their unit in a hotel
“rent-pool” rotation, which will make all rooms available to the general public
for rent.

d. No individual, family or group shall be allowed to rent or occupy any room for

more than 29 consecutive days.

e. On a fiscal year basis, the unit owners on an individual or group basis, shall

provide an accounting of room usage to the City. This provision is intended
to supplement the report requirements as set forth by Section 10606 of
Chapter 6, Article X of the City Municipal Code.

f. This condition shall be recorded on the title of the hotel condominium units.

A waiver of the exterior noise requirements for the exterior balconies of Units 201
and 205 is hereby granted pursuant to Noise Element Implementation Measure 5.5.
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FIRE DEPARTMENT

FD-1.

FD-2.

FD-3.

FD-4.

FD-5.

All required fire suppression requirements of the City Fire Department, as identified
in their letter dated July 6, 2006, shall be installed.

The project elevator shall be sized and rated to accommodate emergency personnel
and an ambulance gurney, and shall be marked as such.

Fire sprinklers shall be required for the project pursuant to City Ordinance 04-16.

A fire hydrant shall be installed on the south side of the project, at a location
approved by the City Fire Department, and equipped with one 4 inch and two 2.5
inch fire hose connections. The Fire Department connection shall be located within
50 feet of the fire hydrant.

All driveways shall be signed, marked, and/or posted as a fire lane and shall not be
utilized for parking.

PUBLIC WORKS/CITY ENGINEER

PW/CE-1.

PWCE-2.

PWCE-3.

PW/CE-4.

PWI/CE-5.

A site utility plan prepared by a person qualified under the State Business and
Professions Code shall be submitted and approved prior to issuance of the building
permit. The Plan shall include the extension and installation of all public utilities to
serve the project site.

All paved areas shall be a minimum of two (2) inches of AC paving over approved
base or other City approved driveway material. All driveways and shall be installed
in accordance with City specifications.

All water from new impervious surfaces shall be retained in on-site drainage basins.
The design of the basins shall be approved by the Community Development
Director and City Engineer according to the following formula: Area of Lot (square
feet) x % Impervious Area x 0.33 feet = Cubic Feet of Retention Needed. The
applicant shall install a subterranean on-site drainage system and future property
owners shall be responsible for the maintenance and continued effectiveness of the
system.

An engineered drainage plan shall be approved by the City Engineer prior to
issuance of building permit. Said plan shall be in accordance with City specifications
and shall comply with all Mitigation Measures as adopted by the Mitigated Negative
Declaration and as required by Federal, State, and local agencies. Included in the
design shall be Low Impact Development (LID) design techniques to mitigate
stormwater runoff pollution as outlined in the MND comment letter from the Regional
Water Quality Control Board.

All mechanical equipment including electrical meters and gas meters shall be
located so they are not visible from the street. Screens shall be provided, if

cCC Exhibit B
Zg;agezgof fQ pages)



Resolution No. 07-86
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PWI/CE-6.

PW/CE-7.

PW/CE-8.

PW/CE-9.

necessary.

Curb, gutter and sidewalk, and applicable street pave out for the entire project street
frontage of West Grand Avenue and State Highway 1 to City/CALTRANS standard
specifications shall be designed and improved as depicted on the approved plans,
and constructed at the applicant’s expense. The applicant shall be responsible for
obtaining all required encroachment permits for the roadway improvements.

The development shall be connected to the City of Grover Beach water and sewer
facilities. The applicant shall be responsible for the installation of extensions of
water and sewer facilities to serve the site, to the requirements and specifications of
the Public works Superintendent and City Engineer.

The applicant shall be responsible for adjusting the height of the project entrance
driveway and project site as a result of the final design improvements to the West
Grand Avenue/Meadow Creek bridge replacement project.

West Grand Avenue be designed and striped to provide for a double left hand turn
lane for the east bound traffic, to the satisfaction of the City Engineer.

STORM WATER PROGRAM

SWP-1.

SWP-2.

Temporary drainage control measures shall be in place on the construction site
during the months of November through April. Downhill cuts or fill shall be lined
utilizing Best Management Practices (BMP) and Low Impact Development (LID)
techniques to control erosion from runoff. :

Rain gutters and down spouts shall be provided on all roof areas, and splash boxes
provided under down spouts [Municipal Code Section 9140.2 (L)] and shall be
directed to the subterranean on-site drainage system.

SCHOOL DISTRICT

SD-1.

UTILITIES
U-1.

Building Permits shall not be issued until clearance is received from the School
Districts that school impacts have been mitigated.

Prior to the issuance of any building permits all existing non-public facilities and/or
utilities that do not have a lawful authority to occupy the road right-of-way be
relocated on private property unless there is a lawful right for them to remain in the
public right-of-way.

MITIGATED NEGATIVE DECLARATION

MND-1.

Specific Development Plan Approval is conditioned upon acceptance and
compliance with all mitigation measures provided in the adopted Mitigated Negative
Declaration. A note to this effect shall be placed on all building permit and
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construction plans.

The abbreviations reflect the agency and departmental requirements for the conditions stated
above:

G - General Condition

CDD - Community Development Department Condition
FD — Fire Department Condition

PW — Public Works Department Condition

APCD - Air Pollution Control District Condition

SWP - Storm Water Program Condition

On motion by Council Member Nicolls, seconded by Council Member Ashton, and on the following
roll~call vote, to wit:

AYES: Council Members Ashton, Bright, Nicolls, and Mayor Lieberman
NOES: Mayor Pro Tem Shoals

ABSENT: None

ABSTAIN: None

the foregoing RESOLUTION NO. 07-86 was PASSED, APPROVED, AND ADOPTED on this 17th
day of September, 2007.

STEPHEN C. LIEBERMAN, MAYOR

Attest:

DONNA L. McMAHON, CITY CLERK

Approved as to Form:

MARTIN D. KOCZANOWICZ, CITY ATTORNEY

cCC Exhibit _B_
Tpagelz.ofS_Q pages)



Resolution No. 07-86
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ACCEPTANCE OF CONDITIONS

This permit is hereby accepted upon the express terms and conditions hereof, and shall have no
force or effect unless and until agreed to, in writing, by the Applicant and Property Owner or
Authorized Agent. The undersigned hereby acknowledges the approved terms and conditions and
agrees to fully conform to and comply with said terms and conditions within the recommended time

frames approved by the City Council.

Applicant Date

Property Owner or Authorized Agent Date

GCCC Exhibit _B_
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RESOLUTION NO. 07-87

RESOLUTION OF CITY COUNCIL OF THE CITY OF GROVER BEACH, CALIFORNIA
GRANTING A COASTAL DEVELOPMENT PERMIT FOR DEVELOPMENT PERMIT
APPLICATION NO.05-025, FILED BY IGIT, INC., FOR PROPERTY LOCATED AT 105 WEST
GRAND AVENUE

WHEREAS, the Planning Commission of the City of Grover Beach, at its meetings of
May 8 and August 14, 2007, recommended to the City Council the granting of a Coastal
Development Permit for Development Permit Application No. 05-025, filed by IGIT, Inc., for the
construction of a new mixed-use retail commercial/hotel condominium development at 105 West
Grand Avenue; and

WHEREAS, the City Council of the City of Grover Beach has received for its review and
consideration a Staff Report and presentation in corinection with Development Permit
Application No. 05-025 requesting the granting of a Coastal Development Permit to allow for the
construction of a 29,189 square foot mixed-use retail commercial/ hotel condominium
development to be located at 105 West Grand Avenue (APN No. 060-201-009) in the Coastal
Planned Commercial (C-P-C) Zoning District; and

WHEREAS, the notice of Public Hearing was sent to adjoining property owners and
advertised in the manner required by law; and

WHEREAS, a Mitigated Negative Declaration has been prepared for Development
Permit Application No. 05-025 to meet state and local environmental requirements, and the
Planning Commission reviewed and considered the Mitigated Negative Declaration along with
its Initial Study and Mitigation Measures; and,

WHEREAS, the City Council has reviewed and considered the Coastal Development
Permit for Development Permit Application No. 05-025 at Public Hearings on July 16 and
September 17, 2007; and

WHEREAS, the City Council for the City of Grover Beach makes the following findings:

In accordance with Municipal Code Part 45-Coastal Development Permit Procedures, the
City Council finds the following:

1. The project is an appealable Development and a public hearing has been conducted in
accordance with the Grover Beach Municipal Code (GBMC) Section 9145.7.

2. The project was noticed 10 days prior to the public hearing in the Tribune, notice was
given by first class mail to property owners within three hundred feet and residents within
one hundred feet, the notice was transmitted to the district office of the California
Coastal Commission, and the notice was posted in three places in the City as prescribed
by Section 9145.6.

3. The project will provide visitor serving lodging and commercial uses that will provide
increased access to coastal resources and uses consistent with the intent of the state
Coastal Act. The project is hereby found to be consistent with the policies, standards,
and design guidelines of the City of Grover Beach Local Coastal Program, as stated the

cGC Exhibit B
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Coastal Plan consistency analysis as presented in the September 17, 2007 staff report
to the City Council.

The project will not modify or significantly impact existing public access to coastal
resources, but will provide for lodging facilities to enhance access to the coastal
resources. It has been determined that the project will be in conformity with the Public
Access and recreation Policies of Chapter 3 of the State Coastal Act.

NOW, THEREFORE, BE IT RESOLVED that City Council for the City of Grover Beach DOES
HEREBY GRANT a Coastal Development Permit for Development Permit Application No. 05-
025, subject to the following conditions:

CONDITIONS OF APPROVAL.:

G-1.

G-2.

G-3.

G-4.

G-5.

This Coastal Development Permit will not take effect until it is granted by the City
Council and the Applicant and Property Owner sign the adopting Resolution agreeing to
the terms and Conditions of Approval. Failure to sign within thirty (30) days shall
constitute non-compliance with said conditions resulting in an automatic withdrawal of
the approval.

The Applicant agrees, as a condition of approval of this resolution, to indemnify, defend
and hold harmless, at Applicant’s expense, City and City's agents, officers and
employees from and against any claim, action or proceeding commenced within the time
period provided in Government Code Section 66499.37 to attack, review, set aside, void
or annul the approval of this resolution or to determine the reasonableness, legality or
validity of any condition attached hereto. City shall promptly notify Applicant of any such
claim, action or proceeding to which City receives notice, and City will cooperate fully
with Applicant in the defense thereof. Applicant shall reimburse the City for any court
costs and attorney’s fees that the City may be required to pay as a result of any such
claim, action or proceeding. City may, in its sole discretion, participate in the defense of
any such claim, action or proceeding, but such participation shall not relieve Applicant of
the obligations of this condition. Applicant’'s acceptance of this resolution or
commencement of construction or operations under this resolution shall be deemed to
be acceptance of all conditions contained in this resolution.

All notes and specifications as shown on the plans shall be considered Conditions of
Approval.

All Conditions of Approval shall be provided on a full size drawing sheet as part of the
drawing sets. A statement shall also be placed on the above sheet as follows: "The
undersigned have read and understand the above conditions, and agree to abide by any
and all conditions which it is their usual and customary responsibility to perform, and
which are within their authority to perform.”

This Resolution shall be subject to approval of a Specific Development Plan and to the
conditions sets forth by Resolution No. 07-86 as well as the Mitigation Measures of the
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adopted Mitigated Negative Declaration.

On motion by Council Member Nicolls, seconded by Council Member Ashton, and on the
following roll-call vote, to wit:

AYES: Council Members Ashton, Nicolls, and Mayor Lieberman
NOES: Council Member Bright and Mayor Pro Tem Shoals
ABSENT: None

ABSTAIN: None

the foregoing RESOLUTION NO. 07-87 was PASSED, APPROVED, AND ADOPTED on this
17th day of September, 2007.

STEPHEN C. LIEBERMAN, MAYOR
Attest:

DONNA L. McMAHON, CITY CLERK

Approved as to Form:

MARTIN D. KOCZANOWICZ, CITY ATTORNEY

ACCEPTANCE OF CONDITIONS

This permit is hereby accepted upon the express terms and conditions hereof, and shall have
no force or effect unless and until agreed to, in writing, by the Applicant and Property Owner or
Authorized Agent. The undersigned hereby acknowledges the approved terms and conditions
and agrees to fully conform to and comply with said terms and conditions within the
recommended time frames approved by the City Council.

Applicant Date

Property Owner or Authorized Agent Date
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RESOLUTION NO. 07-88

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH, CALIFORNIA
APPROVING SITE AND ARCHITECTURAL PLANS FOR DEVELOPMENT PERMIT
APPLICATION NO. 05-025, FILED BY IGIT, INC., FOR PROPERTY
LOCATED AT 105 WEST GRAND AVENUE

WHEREAS, the Planning Commission of the City of Grover Beach, at its meetings of May 8
and August 14, 2007 recommended to the City Council approval of Site and Architectural Plans for
Development Permit Application No. 05-025, filed by IGIT, Inc., for the construction of a new
mixed-use retail commercial/hotel condominium development at 105 West Grand Avenue; and

WHEREAS, the City Council of the City of Grover Beach has received for its review and
consideration a Staff Report and presentation in connection with Development Permit Application
No. 05-025, filed by IGIT, Inc., requesting approval of Architectural and Site Plans to allow for the
construction of a 29,189 square foot mixed-use retail commercial/ hotel condominium development
to be located at 105 West Grand Avenue (APN No. 060-201-009) in the Coastal Planned
Commercial (C-P-C) Zoning District; and

WHEREAS, the notice of Public Hearing was sent to adjoining property owners and
advertised in the manner required by law; and

WHEREAS, a Mitigated Negative Declaration has been prepared for Development Permit
Application No. 05-025 to meet state and local environmental requirements, and the Planning
Commission reviewed and considered the Mitigated Negative Declaration along with its Initial
Study and Mitigation Measures; and,

WHEREAS, the City Council of the City of Grover Beach has reviewed and considered
Development Permit Application No. 05-025 at Public Hearings on July 16 and September 17,
2007; and,

WHEREAS, the City Council for the City of Grover Beach makes the following findings:

FINDINGS: In accordance with Municipal Code Section 9144.3 Architectural Approval,
Subsection (B) Purpose and Intent, the City Council finds the following:

1. The architecture and general appearance of the buildings and grounds are in keeping
with the character of the neighborhood. The project has been designed to be consistent
with and complimentary to Beach Neighborhood.

2. The proposed design is not detrimental to the orderly and harmonious development
of the City. The project, as proposed and as designed, is consistent with existing
commercial development in the West Grand Avenue corridor and is compatible with
proposed visitor-serving commercial in the Beach Neighborhood.

3. The development does not impair the desirability of investment or occupation in the
neighborhood. The project will compliment existing and planned projects visitor-serving
uses in the area and in the Grand Avenue corridor.

4. The proposal is consistent with applicable guidelines or standards for the project
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area. The project, as designed, is consistent with overall intent of the Beach Neighborhood
and with the design standards set forth for the project area.

5. The project is consistent with the text and maps of the Grover Beach General Plan.
The establishment of the mixed use hotel/commercial development project, with the
General Plan consistency analysis provided in the September 17, 2007 staff report to the
City Council, is consistent with the goals, policies and maps in the Land Use Element of the
Grover Beach General Plan, specifically the Beach Neighborhood Plan.

6. The project is consistent with the City Zoning Ordinance, specifically the Coastal
Planned Commercial (C-P-C) District Regulations. As referenced in the report to the City
Council dated September 17, 2007 and as conditioned, the project satisfies applicable
provisions of the Zoning Regulations of the City of Grover Beach.

NOW, THEREFORE, BE IT RESOLVED that the City Council for the City of Grover Beach
DOES HEREBY APPROVE Architectural and Site Plans for Development Permit Application No.
05-025, subject to the following conditions:

CONDITIONS OF APPROVAL.

All conditions of approval as set forth in Resolution No. 07-86 approving the Specific Development
Plan are applicable to this Resolution.

On motion by Council Member Nicolls, seconded by Council Member Ashton, and on the following
roll-call vote, to wit:

AYES: Council Members Ashton, Nicolls, and Mayor Lieberman
NOES: Council Member Bright and Mayor Pro Tem Shoals
ABSENT: None

ABSTAIN: None

The foregoing RESOLUTION NO. 07-88 was PASSED, APPROVED, AND ADOPTED on this 17th
day of September, 2007.

STEPHEN C. LIEBERMAN, MAYOR

Attest:

DONNA L. McMAHON, CITY CLERK
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Approved as to Form:

MARTIN D. KOCZANOWICZ, CITY ATTORNEY
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RESOLUTION NO. 07-89

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH, CALIFORNIA
APPROVING A TENTATIVE TRACT MAP FOR DEVELOPMENT PERMIT APPLICATION NO.
05-025, FILED BY IGIT, INC., FOR PROPERTY LOCATED AT 105 WEST GRAND AVENUE

WHEREAS, the Planning Commission of the City of Grover Beach, at its meetings of May 8
and August 14, 2007, recommended to the City Council approval of a Tentative Tract Map for
Development Permit Application No. 05-025, filed by IGIT, Inc., for the construction of a new
mixed-use retail commercial/hotel condominium development at 105 West Grand Avenue; and

WHEREAS, the City Council of the City of Grover Beach has received for its review and
consideration a staff report in connection with Development Permit Application No. 05-025, filed by
IGIT, Inc., that proposes the subdivision of an existing parcel into a twenty-eight (28) unit
condominiums and one (1) common area lot to allow for the construction of a commercial/hotel
development at 105 West Grand Avenue (APN 060-201-009) in the Coastal Planned Commercial
(C-P-C) Zoning District; and

WHEREAS, the Notice of Public Hearing was properly advertised and publicly posted in the
manner required by law; and

WHEREAS, a Mitigated Negative Declaration has been prepared for Development Permit
Application No. 05-025 to meet state and local environmental law, and the City Council reviewed
and considered the Mitigated Negative Declaration along with its Initial Study and Mitigation
Measures; and,

WHEREAS the City Council reviewed and considered the Tentative Tract Map for
Development Permit Application 05-025 at Public Hearings conducted on July 16 and September
17, 2007; and

WHEREAS, the City Council for the City of Grover Beach makes the following findings:

FINDINGS: In accordance with Municipal Code Article IX, Chapter 2, Subdivision
Regulations, Section 9201.2 Purpose, the City Council finds the following:

1. Public Hearing notification has been given in the time and in the manner required by State
Law and City Code.

2. The proposed Tentative Tract Map for the 26 hotel room/condominium, hotel support, and
commercial airspace units and a common area lot for a commercial development, as
referenced in the September 17, 2007 staff report to the City Council, as designed, and with
the conditions of approval, is in conformity with both the intent and provisions of the
General Plan and Zoning Ordinance, Article X, Chapter 1 of the City of Grover Beach
Municipal Code.

3. With the drainage design submitted as part of the application and with the conditions of
approval, drainage from the proposed subdivision would not result in the violation of
existing requirements prescribed by the City of Grover Beach Storm Water Management
Plan.
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4. As referenced in the staff report to the City Council, the site is physically suitable for the
proposed type and intensity of development and, with the approval process for Tentative
Tract Map, there is sufficient opportunity provided to review the proposed development and
ensure minimal impacts on surrounding properties.

5. The approval of Tentative Tract Map creating twenty-six (26) commercial/ hotel room
condominium, hotel support, and commercial airspace units and one (1) common lot will not
be detrimental to the health, safety, peace, morals, comfort and general welfare of persons
residing or working in the neighborhood in that the proposed uses are similar to and
compatible with neighboring uses in the area.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Grover Beach DOES
HEREBY APPROVE a Tentative Tract Map for Application No. 05-025, subject to the following
conditions:

CONDITIONS OF APPROVAL
GENERAL

1. Approval of this Tentative Tract Map is not valid until it is approved by the City Council and
the Applicant and Property Owner sign the adopting Resolution agreeing to the terms and
Conditions of Approval. Failure to sign within 30 calendar days of the City Council’s action
shall constitute non-compliance with said conditions resulting in an automatic withdrawal of
the approval.

2. The Applicant agrees, as a condition of approval of this resolution, to indemnify, defend and
hold harmiless, at Applicant’s expense, City and City’s agents, officers and employees from
and against any claim, action or proceeding commenced within the time period provided in
Government Code Section 66499.37 to attack, review, set aside, void or annul the approval
of this resolution or to determine the reasonableness, legality or validity of any condition
attached hereto. City shall promptly notify Applicant of any such claim, action or proceeding
to which City receives notice, and City will cooperate fully with Applicant in the defense
thereof. Applicant shall reimburse the City for any court costs and attorney’s fees that the
City may be required to pay as a result of any such claim, action or proceeding. City may, in
its sole discretion, participate in the defense of any such claim, action or proceeding, but
such participation shall not relieve Applicant of the obligations of this condition. Applicant’s
acceptance of this resolution or commencement of construction or operations under this
resolution shall be deemed to be acceptance of all conditions contained in this resolution.

3. All notes and specifications as shown on the plans shall be considered Conditions
of Approval

COMMUNITY DEVELOPMENT DEPARTMENT

CDD-1. Prior to issuance of Certificate of Occupancy and finalization of building permits, the
applicant shall provide to the Community Development Department two (2) copies of the
final map, one hard-copy and the other a computer diskette in a format compatible with
the City’'s GIS system.
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CDD-2.

The Final Map shall include the following Certificate:

CITY COUNCIL CERTIFICATE

CDD-3.

CDD-4.

CDD-5.

CDD-6.

CDD-7.

CDD-8.

CDD-9.

CDD-10.

CDD-11.

This is to certify that this final tract map substantially conforms to the tentative map
approved by the City Council at a duly authorized meeting held on the 17th day of
September, 2007.

City Clerk

This map shall expire if not recorded within 24 months of the date of City Council
approval. If the map will not be recorded within this time, the applicant is advised to apply
for an extension of time a minimum of 30 days prior to the expiration of the map. Said
extension of time shall be reviewed by the Planning Commission.

A Mylar copy of the improvement plans shall be submitted to and approved by the City
Engineer and Community Development Director.

Prior to recordation, either monuments shall be set or a cash bond be presented to the
City guaranteeing their setting within one year.

The final map shall be prepared by a licensed engineer or licensed land surveyor.
Prior to recordation of the final map, the engineering plan check fees shall be paid.

On-site drainage sites and all required drainage easements established benefiting all
properties shall be shown on the recorded parcel map.

A shared maintenance agreement, including but not limited to a property owners
association or equivalent for driveway, on-site water retention, and any common parking
areas and landscaping, shall be established benefiting all condominium lots, and causing
said properties to share in the cost of maintenance and repair of all facilities.

Conditions, Covenants, and Restrictions and/or organizational documents shall be
presented to the City 30 days prior to a request to review and process to allow the City to
review the documents for conformance with the conditions of approval prior to map
recordation.

The final map submitted for review and approval shall provide all data and information as
required by the City’s subdivision regulations including defined easements for all existing
and proposed public utilities and access, easements for drainage, and required survey
data. The final map submittal shall include a condominium plan, as defined by Section
1351 of the State Civil Code.
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PUBLIC WORKS DEPARTMENT/CITY ENGINEER

PW/CE-1.

PW/CE-2.

PW/CE-3.

PW/CE-4.

PW/CE-5.

PW/CE-6.

UTILITIES

All properties to be connected to the City of Grover Beach water and sewer facilities
shall individually be serviced with water and stubbed out to each unit prior to
recordation, or a cash bond shall be posted with the City, the amount to be determined
by the City Engineer and the Community Development Director.

Each condominium lot shall be individually serviced with underground utilities including
PG&E, gas, cable television, and telephone and shall be stubbed out to each lot prior to
map recordation, or a cash bond shall be posted with the City, the amount to be
determined by the City Engineer and the Community Development Director.

The applicant shall install full curb, gutter and sidewalks along the project’'s West Grand
Avenue and State Highway 1 frontages, including the return at State Highway 1, to the
specifications of the Public Works Superintendent and City Specifications and
CALTRAN'’S standards. The applicant shali be responsible for obtaining a State
encroachment permit prior to construction of frontage improvements within the State
right-of-way.

The applicant shall be responsible for adjusting the height of the project entrance
driveway and project site as a result of the final design improvements to the West
Grand Avenue/Meadow Creek bridge replacement project.

Prior to final map recordation, the applicant shall complete all required public
improvements to the satisfaction of the City Engineer, or shall post a cash bond with the
City in the amount of 150% of the City Engineer’s estimate.

Subsequent to completion of all required public improvements, as finaled by the Public
Works Department and prior to release of bonds for said improvements, the contractor
shall file standard contractor public works guarantee with the City to the satisfaction of
the City Engineer. Said public works improvement guarantee shall be for a period of
one (1) year.

U-1.  Prior to the issuance of any building permits all existing non-public facilities and/or utilities
that do not have a lawful authority to occupy the road right-of-way be relocated on private
property unless there is a lawful right for them to remain in the public right-of-way.

MITIGATED NEGATIVE DECLARATION

MND-1.

Approval of the Tentative Tract Map is conditioned upon acceptance and
compliance with all mitigation measures provided in the adopted Mitigated Negative
Declaration. A note to this effect shall be placed on all building permit and
construction plans.

cCC Exhibit B
.‘{pageﬁofﬂ pages)



Resolution No. 07-89
105 West Grand Avenue
September 17, 2007
Page 5

The abbreviations reflect the agency and departmental requirements for the conditions stated
above:

G- General Condition

CDD- Community Development Department Condition
PW/CE- Public Works/City Engineer Condition
U-Utilities Condition

On motion by Council Member Nicolls, seconded by Council Member Ashton, and on the
following roll-call vote, to wit:

AYES: Council Members Ashton, Nicolls, and Mayor Lieberman
NOES: Council Member Bright and Mayor Pro Tem Shoals
ABSENT: None

ABSTAIN: None

the foregoing RESOLUTION NO. 07-89 was PASSED, APPROVED, AND ADOPTED on this 17th
day of September, 2007.

STEPHEN C. LIEBERMAN, MAYOR

Attest:

DONNA L. McMAHON, CITY CLERK

Approved as to Form:

MARTIN D. KOCZANOWICZ, CITY ATTORNEY
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ACCEPTANCE OF CONDITIONS

This permit is hereby accepted upon the express terms and conditions hereof, and shall have no
force or effect unless and until agreed to, in writing, by the Applicant and Property Owner or
Authorized Agent. The undersigned hereby acknowledges the approved terms and conditions and
agrees to fully conform to and comply with said terms and conditions within the recommended time
frames approved by the City Council.

Applicant Date

Property Owner or Authorized Agent Date
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STATE OF CALIFORNIA -- THE RESOURCES AGENCY -~ s ARNOLD SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE

725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060-4508

VOICE (831) 4274863 FAX (831) 4274877

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT

Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTION 1. Appellant(s)

Name:  Coastal Commissioners Patrick Kruer & April Vargas
Mailing Address: 45 Fremont St., Suite 2000
City:  San Francisco, CA Zip Code:  94105-2219 Phone:  (415) 904-5200

SECTION II. Decision Being Appealed

1.  Name of local/port government:

City of Grover Beach

2. Brief description of development being appealed:

Proposed mixed use condominium hotel/commercial development.

3. Development's location (street address, assessor's parcel no., cross street, etc.):

RECEIVED

105 West Grand Avenue, Grover Beach APN 060-201-009

4.  Description of decision being appealed (check one.):

. . OCT 06 2007
A l; i iti
pproval; no special condi .1ons  CALIFORNIA
XI  Approval with special conditions: COASTAL COMMISSION

[] Denial CENTRAL COAST ARFA

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public works project. Denial
decisions by port governments are not appealable.

TO BE COMPLETED BY COMMISSION:

APPEAL NO: A-3-RARB-OF-05/

DATE FILED: Octeloer S, A0 F
DISTRICT: Central Coa 5-/—
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5. Decision being appealed was made by (check one):

[l  Planning Director/Zoning Administrator
X  City Council/Board of Supervisors
[0 Planning Commission
0  Other
6.  Date of local government's decision: September 17, 2007

7. Local government’s file number (if any): ~ 05-025

SECTION III. Identification of Other Interested Persons

Give the names and addresses of the following parties. (Use additional paper as necessary.)

a.  Name and mailing address of permit applicant:

Ron Perkins

IGIT, Inc.

166 S. 10th St.

Grover Beach, CA 93433

b. Names and mailing addresses as available of those who testified (either verbally or in writing) at
the city/county/port hearing(s). Include other parties which you know to be interested and should
receive notice of this appeal.

(1) Ray Heatherington, Project Planner
George Hansen, Community Development Director
City of Grover Beach

154 S. Eighth Street
Grover Beach, CA 93433

2

3)

4)
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3)

SECTION 1IV. Reasons Supporting This Appeal

PLEASE NOTE:

e  Appeals of local government coastal permit decisions are limited bya variety of factors and requirements of the Coastal
Act. Please review the appeal information sheet for assistance in completing this section.

e  State briefly your reasons for this appeal. Include a summary description of Local Coastal Program, Land Use Plan,
or Port Master Plan policies and requirements in which you believe the project is inconsistent and the reasons the
decision warrants a new hearing. (Use additional paper as necessary.)

® This need not be a complete or exhaustive statement of your reasons of appeal; however, there must be sufficient
discussion for staff to determine that the appeal is allowed by law. The appellant, subsequent to filing the appeal, may
submit additional information to the staff and/or Commission to support the appeal rejuest.

ccC Exhibit _C.
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APPEAI FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
'P&ge 3

Sfate briefly your reasons for this appeal. Include 4 summary description of Local
Coastal Program, Land Use Plan, or Port Master Plan policies and requirernents in which
yah believe the project is inconsistent and the reasons the decision warrants a new

hearing. (Use additional paper as necessary.)

iee Attached.

Nci}te: The above description need not be a complete or exhaustive statement of your
reasons of appeal; however, there must be sufficient discussion for staff to determine that
the appeal is allowed by law. The appellant, subseqguent to filing the appeal, may submit
additional information to the staff and/or Commission to support the appeal request.

SECTION V. Certification

pnd facts stajed above are correct to the best of my/our knowledge.
Signed: .

Appellam orgenl

Tl}e informa

Dam; October 5, ZOQ7

Agent Authorization: T designate the above identified person(s) to act as my agent in all
matters pertaining to this appeal

Slgned

Dqte:

ccce Exhibit _C
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Oct 0S5 07 02:03p April Vargas

650 728 5216 .1
Dct-05-2007 D1:25pm From=

P
" T-688 P.002/0D2 F-715

SECTION V.

Date: _'/Qﬂ 05 - 07

Note: If signed by aj;em, appellant(s) must algo sign below.

Section V1. Agpent Authorization

/We hereby authorize ' : :
to act as my/our representative and to bind me/us in all matters concerning this appesl.

Signature of Appellant(s)

Date:

ccce Exhibit _ C
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Reasons for Appeal: City of Grover Beach Coastal Development Permit
Application No. 05-025/Approval Resolution No. 07-87 (Pacific Coast Hotel)

The City of Grover Beach approved a mixed-use 20 unit condominium hotel/commercial
development, located adjacent to Meadow Creek at the corner of Highway One and
Grand Avenue, in the Coastal Planned Commercial (C-P-C) Zoning District of Grover
Beach. The City approved project raises Local Coastal Program (LCP) and Coastal Act
conformance issues as follows:

1) Allowable Uses/Public Access/Visitor-Serving Recreation

The proposed condominium hotel project is located in the LCP designated C-P-C Zoning
District and Beach Neighborhood. The LCP intends that these areas maintain and
enhance public access to and along the shoreline and provide visitor-serving needs.
Under the LCP, mixed-use developments that combine dwelling units with commercial
uses are not permitted in the C-P-C Zoning District (Table 1 — Uses Permitted Within
Commercial Districts). Thus, allowing the private ownership of condominium units
(quasi-residential dwellings) is inconsistent with the LCP and is not an appropriate use
within the C-P-C Zoning District. In addition, the City approved project raises issues
regarding consistency with the LCP and Coastal Act public access and recreation
policies (including LCP zoning ordinance section 9122.14(M) and Coastal Act Section
30213). The City’'s LCP and Coastal Act both require that development in this area
maintain or enhance public access to and along the shoreline. The Coastal Act requires
the protection, encouragement, and where feasible, the provision of lower-cost visitor
and recreational facilities. The City’s approval does not include an analysis of the
feasibility of providing lower cost visitor and recreation facilities at this site, nor does the
City’s approval include provisions to ensure that such opportunities are provided with the
project. Thus, the LCP and Coastal Act public access and recreation policies and
ordinances have not been adequately addressed.

2) Environmentally Sensitive Habitat Areas (Meadow Creek)

The LCP requires the protection and enhancement of Meadow Creek and its riparian
corridor, including requiring minimum buffer distances. The approved project locates
new development in close proximity to these sensitive habitat areas, and it appears that
the City's approval lacks adequate measures to avoid impacts and significant disruptions
to the resources as required by the LCP such as, adequate buffers, native landscaping,
water quality protection facilities, screening and attenuation for noise, lights, and
activities, etc. (including Policy 5 for the western branch of Meadow Creek and Zoning
Regulations Sections 9122.14 (E), (F), (I), and (J)). The LCP also includes a specific
setback standard for projects adjacent to the western branch of Meadow Creek. The
LCP requires a minimum buffer distance of 50 feet or other appropriate buffer
established by a habitat restoration plan approved by the Department of Fish and Game
(CDF&G). The City approved the project based on a 50-foot creek setback measured
from the centerline of the creek; there is not evidence of CDF&G review. However,
setbacks are meant to be measured from the resource being buffered, and in this case
the top of bank/edge of riparian vegetation defines the creek. The approved project
includes drainage apparatus within approximately 20 feet of top of bank and
approximately 12 feet from the upland edge of riparian vegetation in this sense, and
includes the main building itself within approximately 35 feet of the top of bank and
approximately 25 feet from the upland edge of riparian vegetation. These structures
impinge on the creek, and do not appear appropriately sited to avoid significant
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degradation of the creek resource. The Meadow Creek buffer distance and method of
measurement used by the City appear to be inadequate to protect Meadow Creek
ESHA. In sum, the approved project locates new development adjacent to a sensitive
habitat area and extends development into the requisite Meadow Creek buffer area. In
addition, impacts to ESHA and/or riparian corridors have not clearly been avoided and/or
mitigated where unavoidable.

3) Marine and Coastal Water Quality

The LCP requires that new development be sited and designed to protect and enhance
the filtration capabilities of Meadow Creek, including requiring that drainage be filtered
and treated to address urban pollutants prior to any discharge. In addition, retention
basins must be capable of retaining the first two hours of a fifty-year storm (including
LCP Policy 2, 3, and Action Standard #1 for the western branch of Meadow Creek and
Zoning Regulations Sections 9122.14 (C) and (H)). The project proposes to use a
stormwater detention facility located within the 50-foot creek buffer to handle runoff. It is
not clear to what degree the units approved are capable of appropriately filtering and
treating runoff in this situation. Moreover, additional analysis of rainfall levels, the
amount of impervious surfacing, soil types, facility storage volumes and flow-through
rates are needed to ensure that site runoff can be adequately controlled. Thus, it is
unclear if marine resource and coastal water quality protection measures included in the
project are sited and designed adequately to meet the LCP standards, including to the
degree such issues engender LCP creek/ESHA issues as well (as cited above).

4) Scenic Resources and Community Character

The LCP requires that new development in this area be designed compatible and
complimentary to the existing natural vegetation and landforms, and that it contribute to
an attractive, beach-oriented, visual theme which enhances the quality of the
recreational experience within the Coastal Zone (including LCP Policy F.1.b, and Zoning
Regulations Sections 9122.14 (A), (B), and (G)). The project is located in a visually
sensitive area by virtue of its shoreline location and its visibility from Highway 1 and
other major public view corridors. The project has 3-story elements and features a large
tower at the corner of the highly visible intersection. It also essentially fills the site with
structures that block shoreline views, and loom over public viewing areas. The project
will have a significant impact on public views to and along the shoreline and will
substantially alter the visual character of the surrounding beach community. The City
approved project did not provide a comprehensive visual analysis that considered the
community character of the C-P-C Zoning District and Beach Neighborhood, nor did it
evaluate through photo simulations all views to and along the shoreline from Highway
One, Grand Avenue, the adjacent beach and dunes, and other important public view
corridors. It appears that the mass, scale, and development intensity of the approved
project is too large and intense at this “gateway” location along the shoreline at Meadow
Creek.

In addition and in relation to such questions of appropriate mass and scale, the project
appears to be inconsistent with LCP density limits. In the C-P-C Zoning District, the LCP
allows a maximum of 20 units per acre. Although the City has indicated that a gross lot
size of about 1-acre would allow for 20 units, this calculation includes land within the
existing public right-of-way of Highway One and Grand Avenue. In other words, the
density calculations were based not just on the developable site area, but also included
about 19,300 square feet of right-of-way area. The result is a project that appears too
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dense for the size of the developable areas of the parcel. It is not clear how or why the
street areas were applied to this calculation and questions are raised as to whether this
method of calculating allowable density can be legally applied (including with respect to
right-of-way ownership).

5) Development and Public Services

The LCP places requirements on the manner in which public services are distributed
within the City. Specifically, the LCP requires that at least 20 percent of the City’s total
annual water supply capacity and 20 percent of the City's total average daily sewer
treatment capacity be reserved and available for new and existing land uses within the
City’s portion of the coastal zone. The approved development does not provide
information on the City’s public service capacities, nor does it contain any analysis of the
project’s anticipated demand on public services. Thus, it is not clear if adequate water
and sewer service is available to serve the project consistent with the LCP.

In sum, the City approved project appears to result in overdevelopment of a sensitive
‘gateway” site adjacent to Meadow Creek ESHA along Highway One with a use that is
not allowed under the LCP (and one that it is not conducive to fostering public access
and recreation through visitor-serving amenities, including lower-cost visitor-serving
amenities) inconsistent with the LCP and the access and recreation policies of the
Coastal Act. The approved project appears to be inconsistent with the Coastal Act and
LCP use priorities designated for this location, and would appear to significantly and
adversely affect community character, coastal views, and ESHA/creek resources.
These issues warrant further analysis and review of the project by the Coastal
Commission.
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TABLE 1
USES PERMITTED WITHIN COMMERCIAL DISTRICTS

LEGEND

P = PERMITTED

upP = PERMITTED SUBJECT TO OBTAINING APPROVAL OF A USE PERMIT

AUP = PERMITTED SUBJECT TO OBTAINING APPROVAL OF AN ADMINISTRATIVE

USE PERMIT '
TUP = PERMITTED SUBJECT OBTAINING APPROVAL OF A TEMPORARY USE
PERMIT '
NP = NOT PERMITTED
USES C-B-D C-N c-P Cc-v C-S P-C Cc-P-C
and
c-c-v'

OFFICE AND RELATED USES
accountant office AUP/P? P P P/NP? P NP NP
architect’s office AUP/P? P P P/NP? P NP NP
attorney AUP/P? P P P/NP? P NP NP
bookkeeping offices AUP/P? P P P/INP? P NP NP
business consultant AUP/P? P P P/NP? P NP NP
counseling centers UP UP P NP P NP NP
employment agency AUP/P? P P P/NP? P NP . NP
engineer or surveyor AUP/P? P P P/NP? P NP " NP
general office AUP/P? upP P P/NP? P NP 1 NP
hospitals NP NP upP NP NP NP NP
mailing services and telegram offices P NP P P P NP NP
massage therapists* P NP P P P NP NP
medical/dental laboratories® NP NP AUP NP AUP NP NP
medical/dental offices and clinics AUP/P? upP P P/NP? P NP NP
mental health/alcohol or chemical up P UP NP UP NP NP
dependency treatment offices
optician AUP/P? P P P/NP? P NP NP
pharmacies P P P AUP P NP NP
private detective or security service AUP P P NP P NP NP
professional offices AUP/P? P P P/NP? P NP NP
real estate office AUP/P? P P P P NP NP
taxicab service offices UP NP NP UP/NP® P NP NP
travel agencies P P P P P NP NP
veterinary offices and hospitals NP NP AUP AUP AUP NP NP
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USES C-B-D C-N C-P Cc-v C-s P-C C-P-C
and
c-c-V'
FINANCIAL SERVICES
banks P NP NP AUP P NP NP
credit institutions P NP NP P/NP? P NP NP
financial institutions P NP NP UP P NP NP
insurance offices P P P P/NP? P NP NP
mortgage bankers, brokers, and AUP/P? NP P P/NP? P NP NP
services
savings and loan offices P NP NP AUP P NP NP
stock brokerages AUP/P? NP P NP P NP NP
FOOD/BEVERAGE SERVICE USES
cafes P AUP AUP P P P P
cocktail lounges/bars/microbreweries P UP UP P P P P
- access. to restaurant
cocktail lounges/bars UP NP NP UP UP NP NP
delicatessens P P AUP | P P P P
donut shops P P AUP P P P P
ice cream/frozen yogurt shops P P AUP P P P P
refreshment stands AUP NP NP | AUP AUP P P
restaurants P AUP | AUP P P P P 4
GENERAL COMMERCIAL USES ; LR L
adult-oriented recreational P’ NP NP NP NP NP NP
businesses ‘
ambulance services NP UP UP NP UP NP NP
animal grooming salons AUP/P? up NP AUP/P® P NP NP
antenna sales and service P NP NP NP PP NP NP
antique stores AUP NP NP AUP/P® P NP NP
apparel shops P P NP P P P P
appliance repair and service - P P NP NP P NP NP
access. toretail
appliance repair and service AUP upP NP NP AUP NP NP
appliance sales P upP NP NP P NP NP
art galleries P NP AUP P P P P
art studios AUP UP AUP P P NP NP
bakeries - retail P P NP P P P P
barber and beauty shops AUP/P? P AUP P P P P
beach equipment rental (excluding P NP NP P P NP P
vehicles)
bicycle sales, rental, service P UP NP P P P P
billiard and pool establishments UP NP NP AUP UP UP UP
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USES C-B-D C-N C-P Cc-v C-S P-C C-P-C
and
c-c-V'
bookstores P P NP P P P P
building materials sales entirely w/in NP NP NP NP AUP NP NP
building
camera shops P P NP P P P P
candy stores P P NP P P P P
carpet and flooring stores P NP NP NP P NP NP
catering shops P AUP AUP P P NP NP
computer software sales P NP P AUP/P® P NP NP
convenience food stores UpP P NP UP P NP NP
copying and duplicating services P P P P/NP? P NP NP
craft shops making articles for retail P NP NP P P P NP
sale on premises
craft studios NP NP AUP | AUP/P® | AUP NP NP
dance studios UP NP NP NP AUP NP NP
department stores P NP ‘NP - NP P NP NP
drapery stores P NP NP NP P NP NP
dressmaking shops P P NP NP P NP NP
drug stores P AUP AUP P P P P
electronic equipment parts and P NP NP UP P NP NP
supplies
electronic equipment repair and P NP NP NP P NP NP
service - access. to retail
electronic equipment repair and UP UP NP NP UP NP NP
service
electronic equipment sales P NP NP NP P NP NP
fabric, yardage, yarn and sewing P P NP P P P P
stores
florists/flower shops P P AUP P P P P
food or grocery stores P P NP P P NP NP
fur shops P NP NP P P NP NP
furniture stores - new P NP NP NP P NP NP
furniture stores - used UP NP NP NP UP NP NP
general retail, not classified in table P UP NP UuP P NP NP
gift shops P NP NP P P P P
gun shops UP NP NP NP UP NP NP
hardware stores w/no outside storage | AUP P NP NP AUP NP NP
hobby stores P NP NP P P NP NP
home improvement stores w/no AUP NP NP NP AUP NP NP
outdoor storage
homeware stores P NP NP P P NP NP
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USES C-B-D C-N Cc-P Cc-v C-S P-C C-P-C
and
c-c-v'
interior decorating shops AUP/P? NP AUP NP P NP NP
janitorial services and supplies P NP AUP NP P NP NP
jewelry stores P NP NP P P P P
laundry and cleaning/pressing AUP P AUP UpP/P® P NP NP
agencies
faundry - coin operated UP P NP AUP P NP NP
liquor sales upP UP NP UP UpP NP NP
focksmith shops P NP NP P P NP NP
meat markets'® P AUP NP P P NP NP
millinery shops P NP NP P P NP NP
music and record stores P NP NP P P NP NP
music studios UP NP NP NP UpP NP NP
nurseries (plant) NP UP NP UP UP - NP NP
office equipment repair : NP NP NP NP P NP NP
office supplies P NP NP NP P NP NP
paint and wallpaper shops P NP NP P/NP? P NP NP
pet shops uUprP NP NP NP AUP |- NP NP
photographic studios P AUP NP P P P P
photographic supplies and film P P NP P P P P
processing
produce markets P AUP NP P P | NP | NP
radio SEE electronic equipment ‘ :
second-hand sales UP NP NP - NP UP NP NP
shoe stores P NP NP P P NP NP
shoe repair - access. to retail P NP NP P P NP NP
shoe repair P P NP AUP/P® P NP NP
shopping centers UP UP NP UP UP NP NP
sickroom supplies sales/rental NP NP NP NP P NP NP
smoke shops P P NP P P NP NP
souvenir shops P P NP P P P P
specialized food stores P AUP NP P P P P
specialty stores P P NP P P P P
sporting goods P P NP P P P P
stamp and coin shops P NP NP P P NP NP
stationery supplies P P NP P P NP NP
supermarket NP NP NP NP P NP NP
swimming pool and spas sales and P NP NP UP AUP NP NP
service
tailor shops P P NP NP P NP NP
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USES c-8-D C-N Cc-P Cc-v C-S P-C C-P-C
and
Cc-C-V'
tanning salons AUP/P? P NP P P P P
television SEE electronic equipment
toy stores P NP NP P P NP NP
upholstery repair NP NP NP - NP AUP NP NP
upholstery repair w/retail fabric store AUP NP NP NP AUP NP NP
video rental and sales P P NP P P NP NP
visitor-serving retail uses P NP NP P P P P
VEHICLE RELATED USES
car wash NP NP NP NP UP NP NP
car wash - access. to service station NP NP NP UP UP NP NP
gasoline service stations’ NP NP NP upP up upP NP
tire sales and service NP NP NP NP UP NP NP
vehicle parts sales (auto, light truck, NP NP NP AUP P NP NP
boat, camper, motorcycle)
vehicle rental (auto, light truck, boat, NP NP NP UP UP NP NP
camper, motorcycle)
vehicle rental - beach related NP NP NP uprP NP NP uprP
vehicle sales (auto, light truck, boat, NP NP NP UP/NP* upP NP NP
camper, motorcycle) '
vehicle service and repair (auto, light | NP NP NP NP UPR NP NP
truck, boat, camper, motorcycle : : o
'RESIDENTIAL/LODGING USES
bed and breakfast inns NP NP NP P’ NP P P
convalescent hospitals and NP NP UP NP NP NP NP
congregate care homes
homeless shelters NP UP UP NP upP NP NP
hotels and motels NP NP NP P NP P P
mixed-use developments (dwelling upP UP UP UP upP NP NP
units + commercial use)™
recreation vehicle/travel trailer NP NP NP UP/NP'? | NP NP NP
parks'
rest homes and sanitariums not NP NP P NP NP NP NP
including mental institutions
PUBLIC/QUASI-PUBLIC USES
aquariums NP NP NP UP NP NP P
child care facilities UP UP UP uP upP NP NP
churches ' uP uP upP uP up NP NP
clubs NP NP UP UP upP NP NP
community centers UP upP upP NP upP NP NP
golf courses (miniature) NP NP NP UP NP P P
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USES C-B-D C-N C-P c-v C-S P-C C-P-C
and
c-c-v'

lodges NP NP UP NP UP NP NP
museums upP NP NP UP UP P P
parking garages UP NP UP UP upP P P
parking lots - private or public upP uUP UP UP upP P P
parks and playgrounds UP upP up upP upP P P
philanthropic and social service uP upP upP NP upP NP NP
assistance centers (non-profit)
public utility offices/uses not including P up up up upP P P
yards
quasi-public buildings and uses UP UP UP UP UP NP NP
schools - commercial/vocational upP NP upP NP UpP NP NP
schools - K - 12 NP NP UP NP NP NP NP
schools - nursery uP uP uP NP uP NP NP
OTHER UNCLASSIFIED USES
architectural feature exceeding upP upP UP UP UpP uP UP
maximum
arts and crafts shows TUP NP TUP TUP TUP TUP TUP
athletic, healith or fitness clubs UP UP NP UP/NP* | UP NP NP
auctions within a building NP NP NP upP upP NP NP
farmers' markets UP NP upP uUP upP P P
mortuaries NP NP UP NP NP NP NP
open air markets ‘ upP NP NP uUP upP P P
outdoor sales w/permitted use uP NP NP upP up P P
radio and television broadcasting UpP NP UP NP UP NP NP
stations
recreational centers, private upP UP NP UP UpP UP P
theaters ‘ UP NP NP uUP UP UP P
transportation facilities UP NP UP P UP P P
uses similar to, and no more UP UP UP UP upP upP uUpP
objectionable to permitted or
conditional uses identified above, as
determined by the Planning
Commission

1. At least 50 percent of the uses in Coastal Visitor Services (C-C-V) District shall be visitor serving.

2. This use requires approval of an Administrative Use Permit if located on the first floor of a

commercial building, but is a permitted use on the second floor.
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3. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within
20 feet of the Grand Avenue property line. Use is permitted on lots with frontage on other streets
in the District or in any unit whose entrance does not directly front onto Grand Avenue and is iocated
greater than 20 feet from the Grand Avenue property line.

4. Subject to Section 3900 et. al. of the Municipal Code.
5. Must not include product manufacture for general sale or distribution.
6. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within

20 feet of the Grand Avenue property line. Use is permitted subject to obtaining approval of a Use
Permit on lots with frontage on other streets in the District or in any unit whose entrance does not
directly front onto Grand Avenue and is located greater than 20 feet from the Grand Avenue

property line.
7. Subject to Section 9117.13 of the Municipal Code.
8. Use requires approval of an Administrative Use Permit in any unit whose entrance fronts on Grand

Avenue or has an entrance within 20 feet of the Grand Avenue property line. Use is permitted on
lots with frontage on other streets in the District or in any unit whose entrance does not directly front
onto Grand Avenue and is located greater-than 20 feet from the Grand Avenue property line.

9. Use requires approval of a Use Permit in any unit whose entrance fronts on Grand Avenue or has
an entrance within 20 feet of the Grand Avenue property line. Use is permitted on lots with frontage
on other streets in the District or in any unit whose entrance does not directly front onto Grand
Avenue and is located greater than 20 feet from the Grand Avenue property line.

10. Butchering is prohibited.
11. Subject to Section 3112 of the Municipal Code.

12. Use is permitted subject to obtaining approval of a Use Permit in the C-V District. Use is not
permitted in the C-C-V District.

13. See development standards for applicable Zoning District for regulations on location and size of
dwelling unit.

14, Storage of vehicles is prohibited.

15. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within
20 feet of the Grand Avenue property line. Use is permitted subject to obtaining approvat of a Use
Permit on lots with frontage on other streets in the District or in any unit whose entrance does not
directly front onto Grand Avenue and is located greater than 20 feet from the Grand Avenue

property line.
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