416 N Franklin Street

City of Fort Bragg Fort Bragg, CA 95437

Phone: (707) 961-2823
Fax: (707) 961-2802

Meeting Minutes
Planning Commission

Wednesday, December 14, 2016 6:00 PM Town Hall, 363 N.Main Street

MEETING CALLED TO ORDER

Chair Hoyle called the meeting to order at 6:00 PM.

PLEDGE OF ALLEGIANCE

ROLL CALL

1. APPROVAL OF MINUTES

1A. 16-437

Approve Minutes of October 12, 2016

A motion was made by Commissioner Kraut, seconded by Commissioner
Miklose, that these Minutes be approved. The motion carried by the following
vote:

2. PUBLIC COMMENTS ON NON-AGENDA ITEMS

3. PUBLIC HEARINGS

3A. 16-467

Receive Report, conduct a Public Hearing, and consider approval of a Coastal
Development Permit (CDP 6-16) and Use Permit (UP 6-16) to install a four stall
parking lot, landscaping and fencing for reuse of a vacant former residential
structure as an office and a former garage as a residential unit (to create a
horizontally mixed-use project).

A motion was made by Commissioner Kraut, seconded by Commissioner
Miklose, that Coastal Development Permit (CDP 6-16) and Use Permit (UP 6-16)
be approved with the amendment to Special Condition 3 and subject to the
following findings and conditions:

GENERAL FINDINGS

1. The proposed project is consistent with the purpose and intent of the zoning
district, as well as all other provisions of the Coastal General Plan, Coastal Land
Use and Development Code (CLUDC) and the Fort Bragg Municipal Code;

2. The design, location, size, and operating characteristics of the proposed
activity are compatible with the existing and future land uses in the vicinity;

3. The site is physically suitable in terms of design, location, shape, size,
operating characteristics, and the provision of public and emergency vehicle
(e.g., fire and medical) access and public services and utilities (e.g., fire
protection, police protection, potable water, schools, solid waste collection and
disposal, storm drainage, wastewater collection, treatment, and disposal, etc.), to
ensure that the type, density, and intensity of use being proposed would not
endanger, jeopardize, or otherwise constitute a hazard to the public interest,
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health, safety, convenience, or welfare, or be materially injurious to the
improvements, persons, property, or uses in the vicinity and zoning district in
which the property is located; and

4. For the purposes of environmental determination, the project is exempt from
CEQA, pursuant to the California Environmental Quality Act (CEQA) 15301.

USE PERMIT FINDINGS

1. The proposed use is consistent with the General Plan, any applicable specific
plan, and the Local Coastal Program;

2. The proposed use is allowed within the applicable zoning district and complies
with all other applicable provisions of this Development Code and the Municipal
Code;

3. The design, location, size, and operating characteristics of the proposed
activity are compatible with the existing and future land uses in the vicinity;

4. The site is physically suitable in terms of design, location, shape, size,
operating characteristics, and the provision of public and emergency vehicle
(e.g., fire and medical) access and public services and utilities (e.g., fire
protection, police protection, potable water, schools, solid waste collection and
disposal, storm drainage, wastewater collection, treatment, and disposal, etc.), to
ensure that the type, density, and intensity of use being proposed would not
endanger, jeopardize, or otherwise constitute a hazard to the public interest,
health, safety, convenience, or welfare, or be materially injurious to the
improvements, persons, property, or uses in the vicinity and zoning district in
which the property is located.

5. The proposed use complies with any findings required by Section 17.22.030
(Commercial District Land Uses and Permit Requirements).

COASTAL DEVELOPMENT PERMIT FINDINGS

1. The proposed development as described in the application and accompanying
materials, as modified by any conditions of approval, is in conformity with the
City of Fort Bragg’s certified Local Coastal Program and will not adversely affect
coastal resources;

2. The project is in conformity with the public access and recreation policies of
Chapter 3 of the Coastal Act of 1976 (commencing with Sections 30200 of the
Public Resources Code);

3. Feasible mitigation measures and/or alternatives have been incorporated to
substantially lessen any significant adverse effects of the development on the
environment;

4. The proposed use is consistent with the purposes of the zone in which the site
is located,;

5. The proposed development is in conformance with the City of Fort Bragg’s
Coastal General Plan;

6. The proposed location of the use and conditions under which it may be
operated or maintained will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties or improvements in the vicinity;

7. Services, including but not limited to, water supply, sewage disposal, solid
waste, and public roadway capacity have been considered and are adequate to
serve the proposed development;

8. The project, as proposed, will neither be subject to nor increase instability of
the site or structural integrity from geologic, flood, or fire hazards due to project
design, location on the site, or other reasons;

9. The project, as conditioned, will not have significant adverse impacts on site
stability or structural integrity from geologic, flood, or fire hazards due to
required project modifications, landscaping, or other conditions;
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10. There are no alternatives to development that would avoid or substantially
lessen impacts on site stability or structural integrity;

11. The resource as identified will not be significantly degraded by the proposed
development;

12. There is no feasible less environmentally damaging alternative; and

13. All feasible mitigation measures capable of reducing or eliminating project
related impacts have been adopted.

SPECIAL CONDITIONS
1. Prior to approval of the grading permit the applicant shall resubmit the site
plan, for approval by the Community Development Director, illustrating the
location of the refuse bin and recycling area in an area that is convenient to both
the residential unit and the Artisan Shop.
2. Prior to final of any building or grading permit associated with this site, the
applicant shall install drought tolerant landscaping, which is composed of at
least 50% native plants.
3. Prior to approval of the Grading Permit the applicant shall submit an
engineer’s analysis that demonstrates that all stormwater runoff from all new and
existing site development be infiltrated on site in an 85th percentile storm.
Further staff recommends that the engineer consider the following modifications
in design to achieve this goal:

1) Construct the parking lot with permeable pavement or pavers; or

2) Reduce the width of the driveway to 12 feet to accommodate an additional
bioswales between the driveway and the garage (future residential unit) to
infiltrate stormwater from the garage roof and the driveway; and eliminate the
pavement located directly south of the existing house (future office).
4. The applicant shall pay drainage fees prior to submission of the Grading
Permit.

STANDARD CONDITIONS

1. This action shall become final on the 11th day following the decision unless an
appeal to the City Council is filed pursuant to CLUDC Chapter 17.92 - Appeals.

2. The use and occupancy of the premises shall be established and maintained in
conformance with the requirements of this permit and all applicable provisions of
the CLUDC.

3. The application, along with supplemental exhibits and related material, shall be
considered elements of this permit, and compliance therewith is mandatory,
unless an amendment has been approved by the City.

4. This permit shall be subject to the securing of all necessary permits for the
proposed development from City, County, State, and Federal agencies having
jurisdiction. All plans submitted with the required permit applications shall be
consistent with this approval. All construction shall be consistent with all
Building, Fire, and Health code considerations as well as other applicable agency
codes.

5. The applicant shall secure all required building permits for the proposed
project as required by the Mendocino County Building Department.

6. If any person excavating or otherwise disturbing the earth discovers any
archaeological site during project construction, the following actions shall be
taken: 1) cease and desist from all further excavation and disturbances within 25
feet of the discovery; 2) notify the Fort Bragg Community Development
Department within 24 hours of the discovery; and 3) retain a professional
archaeologist to determine appropriate action in consultation with stakeholders
such as Native American groups that have ties to the area.

7. This permit shall be subject to revocation or modification upon a finding of any
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one or more of the following:

(a) That such permit was obtained or extended by fraud.

(b) That one or more of the conditions upon which such permit was granted have
been violated.

(c) That the use for which the permit was granted is so conducted as to be
detrimental to the public health, welfare, or safety or as to be a nuisance.

(d) A final judgment of a court of competent jurisdiction has declared one or
more conditions to be void or ineffective, or has enjoined or otherwise prohibited
the enforcement or operation of one or more conditions.

8. Unless a condition of approval or other provision of the Land Use and
Development Code establishes a different time limit, any permit or approval not
exercised within 24 months of approval shall expire and become void, except
where an extension of time is approved in compliance with CLUDC Subsection
17.76.070B.

The motion carried by the following vote:

3B. 16-482 Receive Report, Hold Public Hearing and Adopt Resolution
Recommending City Council Adopt Amendments to Articles 2, 4 and 10
of the Inland Land Use and Development Code to Establish, Define and
Regulate Cannabis Manufacturing and Certify the Negative Declaration

A motion was made by Chair Hoyle, seconded by Vice Chair Rodriguez, that the
resolution to City Council recomending approval of the Inland Land Use and
Development Code Update 1-16 regulating cannabis manufacturing be approved.
The motion carried by the following vote:

3C. 16-483 Receive Report, Conduct a Public Hearing and consider approval of a Coastal
Development Permit (CDP 7-16) and Use Permit (UP 7-16) for the reuse of two
existing agricultural buildings (an old dairy barn and an old milk house) into a
horizontally mixed-use development consisting of an artisan shop and
residential unit. The artisan shop will include a gallery space, an ADA
compliant bathroom, a machine room, and a bench room for artists and crafts
people to make art sold at the on-site gallery and off-site.

A motion was made by Chair Hoyle, seconded by Commissioner Miklose, that
Coastal Development Permit (CDP 7-16) and Use Permit (UP 7-16) be approved
with the deletion of Special Condition 5 and subject to the following findings and
conditions:

GENERAL FINDINGS

1. The proposed project is consistent with the purpose and intent of the zoning
district, as well as all other provisions of the Coastal General Plan, Coastal Land
Use and Development Code (CLUDC) and the Fort Bragg Municipal Code;

2. The design, location, size, and operating characteristics of the proposed
activity are compatible with the existing and future land uses in the vicinity;

3. The site is physically suitable in terms of design, location, shape, size,
operating characteristics, and the provision of public and emergency vehicle
(e.g., fire and medical) access and public services and utilities (e.g., fire
protection, police protection, potable water, schools, solid waste collection and
disposal, storm drainage, wastewater collection, treatment, and disposal, etc.), to
ensure that the type, density, and intensity of use being proposed would not
endanger, jeopardize, or otherwise constitute a hazard to the public interest,
health, safety, convenience, or welfare, or be materially injurious to the
improvements, persons, property, or uses in the vicinity and zoning district in
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which the property is located; and
4. For the purposes of environmental determination, the project is exempt from
CEQA, pursuant to the California Environmental Quality Act (CEQA) 15301.

USE PERMIT FINDINGS

1. The proposed use is consistent with the General Plan, any applicable specific
plan, and the Local Coastal Program;

2. The proposed use is allowed within the applicable zoning district and complies
with all other applicable provisions of this Development Code and the Municipal
Code;

3. The design, location, size, and operating characteristics of the proposed
activity are compatible with the existing and future land uses in the vicinity;

4. The site is physically suitable in terms of design, location, shape, size,
operating characteristics, and the provision of public and emergency vehicle
(e.g., fire and medical) access and public services and utilities (e.g., fire
protection, police protection, potable water, schools, solid waste collection and
disposal, storm drainage, wastewater collection, treatment, and disposal, etc.), to
ensure that the type, density, and intensity of use being proposed would not
endanger, jeopardize, or otherwise constitute a hazard to the public interest,
health, safety, convenience, or welfare, or be materially injurious to the
improvements, persons, property, or uses in the vicinity and zoning district in
which the property is located.

5. The proposed use complies with any findings required by Section 17.22.030
(Commercial District Land Uses and Permit Requirements).

COASTAL DEVELOPMENT PERMIT FINDINGS

1. The proposed development as described in the application and accompanying
materials, as modified by any conditions of approval, is in conformity with the
City of Fort Bragg’s certified Local Coastal Program and will not adversely affect
coastal resources;

2. The project is in conformity with the public access and recreation policies of
Chapter 3 of the Coastal Act of 1976 (commencing with Sections 30200 of the
Public Resources Code);

3. Feasible mitigation measures and/or alternatives have been incorporated to
substantially lessen any significant adverse effects of the development on the
environment;

4. The proposed use is consistent with the purposes of the zone in which the site
is located,;

5. The proposed development is in conformance with the City of Fort Bragg’s
Coastal General Plan;

6. The proposed location of the use and conditions under which it may be
operated or maintained will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties or improvements in the vicinity;

7. Services, including but not limited to, water supply, sewage disposal, solid
waste, and public roadway capacity have been considered and are adequate to
serve the proposed development;

8. The project, as proposed, will neither be subject to nor increase instability of
the site or structural integrity from geologic, flood, or fire hazards due to project
design, location on the site, or other reasons;

9. The project, as conditioned, will not have significant adverse impacts on site
stability or structural integrity from geologic, flood, or fire hazards due to
required project modifications, landscaping, or other conditions;

10. There are no alternatives to development that would avoid or substantially
lessen impacts on site stability or structural integrity;
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11. The resource as identified will not be significantly degraded by the proposed
development;

12. There is no feasible less environmentally damaging alternative; and

13. All feasible mitigation measures capable of reducing or eliminating project
related impacts have been adopted.

SPECIAL CONDITIONS

1. No power equipment (power tools, vacuum, etc.) may be operated within or
outside of the studio after 9:00 PM or before 7:00 AM.

2. Prior to approval of the grading permit the applicant shall resubmit the site
plan, for approval by the Community Development Director, illustrating the
location of the refuse bin and recycling area in an area that is convenient to both
the residential unit and the Artisan Shop.

3. Prior to approval of the occupancy permit (final inspection) for the residential
unit, the applicant shall provide two additional surfaced parking spaces on the
parcel. The location of the additional spaces shall be approved by the
Community Development Director prior to installation.

4. Prior to approval of the occupancy permit (final inspection) for the Artisan
Shop, the applicant shall install wheel stops in compliance with the CLUDC.

6. The applicant shall pay drainage fees prior to submission of the Grading
Permit.

STANDARD CONDITIONS

1. This action shall become final on the 11th day following the decision unless an
appeal to the City Council is filed pursuant to CLUDC Chapter 17.92 - Appeals.

2. The use and occupancy of the premises shall be established and maintained in
conformance with the requirements of this permit and all applicable provisions of
the CLUDC.

3. The application, along with supplemental exhibits and related material, shall be
considered elements of this permit, and compliance therewith is mandatory,
unless an amendment has been approved by the City.

4. This permit shall be subject to the securing of all necessary permits for the
proposed development from City, County, State, and Federal agencies having
jurisdiction. All plans submitted with the required permit applications shall be
consistent with this approval. All construction shall be consistent with all
Building, Fire, and Health code considerations as well as other applicable agency
codes.

5. The applicant shall secure all required building permits for the proposed
project as required by the Mendocino County Building Department.

6. If any person excavating or otherwise disturbing the earth discovers any
archaeological site during project construction, the following actions shall be
taken: 1) cease and desist from all further excavation and disturbances within 25
feet of the discovery; 2) notify the Fort Bragg Community Development
Department within 24 hours of the discovery; and 3) retain a professional
archaeologist to determine appropriate action in consultation with stakeholders
such as Native American groups that have ties to the area.

7. This permit shall be subject to revocation or modification upon a finding of any
one or more of the following:

(a) That such permit was obtained or extended by fraud.

(b) That one or more of the conditions upon which such permit was granted have
been violated.

(c) That the use for which the permit was granted is so conducted as to be
detrimental to the public health, welfare, or safety or as to be a nuisance.

(d) A final judgment of a court of competent jurisdiction has declared one or
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more conditions to be void or ineffective, or has enjoined or otherwise prohibited
the enforcement or operation of one or more conditions.

8. Unless a condition of approval or other provision of the Land Use and
Development Code establishes a different time limit, any permit or approval not
exercised within 24 months of approval shall expire and become void, except
where an extension of time is approved in compliance with CLUDC Subsection
17.76.070B.

The motion carried by the following vote:

Chair Hoyle recessed the meeting at 6:45 PM; the meeting reconvened 6:50 PM.

3D. 16-488 Receive Report, Conduct a Public Hearing and Consider Approval of Design
Review 5-16 (DR 5-16) for the Expansion of the Retail Use at the Existing
Speedex Service Station.

A motion was made by Commissioner Kraut, seconded by Vice Chair Rodriguez,
that Design Review (DR 5-16) be approved subject to the following findings and
conditions:

GENERAL FINDINGS

1. The proposed project is consistent with the purpose and intent of the zoning
district, as well as all other provisions of the General Plan, Coastal Land Use and
Development Code (CLUDC), and the Fort Bragg Municipal Code;

2. The design, location, size, and operating characteristics of the proposed
activity are compatible with the existing and future land uses in the vicinity;

3. The site is physically suitable in terms of design, location, shape, size,
operating characteristics, and the provision of public and emergency vehicle
(e.g., fire and medical) access and public services and utilities (e.g., fire
protection, police protection, potable water, schools, solid waste collection and
disposal, storm drainage, wastewater collection, treatment, and disposal, etc.), to
ensure that the type, density, and intensity of use being proposed would not
endanger, jeopardize, or otherwise constitute a hazard to the public interest,
health, safety, convenience, or welfare, or be materially injurious to the
improvements, persons, property, or uses in the vicinity and zoning district in
which the property is located; and

4. For the purposes of environmental determination, the project is exempt from
CEQA, pursuant to the California Environmental Quality Act (CEQA). This project
is exempt from CEQA per Statutory Exemption §15303 for new construction of
commercial uses not exceeding 2,500 square feet.

DESIGN REVIEW FINDINGS

1. The project complies with the purpose and requirements of CLUDC Section
17.71.050 Design Review;

2. The project provides architectural design, building massing, and scale
appropriate to and compatible with the site surroundings and the community;

3. The project provides attractive and desirable site layout and design, including
building arrangement, exterior appearance and setbacks, drainage, fences and
walls, grading, landscaping, lighting, signs, etc.;

4. The project provides efficient and safe public access, circulation, and parking;
5. The project provides appropriate open space and landscaping, including the
use of water efficient landscaping;

6. The project is consistent with the Inland General Plan, any applicable specific
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plan, and the CLUDC; and
7. The project complies and is consistent with the Citywide Design Guidelines.

SPECIAL CONDITIONS

1. Exterior walls shall be painted white with blue trim and blue roof to match the
existing structure.

2. Prior to final inspection of a building permit for the expansion of the existing
building, the applicant shall provide landscaping in the location depicted in
Exhibit 2. Landscaping shall be native and drought tolerant, and shall have a
mature height of less than eight feet, as to not obstruct street views of the
neighboring Coast Carpets signage. Proposed landscaping plant selections shall
be reviewed and approved by the Director prior to installation.

STANDARD CONDITIONS

1. This action shall become final on the 11th day following the decision unless an
appeal to the City Council is filed pursuant to CLUDC Chapter 17.92 - Appeals.

2. The use and occupancy of the premises shall be established and maintained in
conformance with the requirements of this permit and all applicable provisions of
the CLUDC.

3. The application, along with supplemental exhibits and related material, shall be
considered elements of this permit, and compliance therewith is mandatory,
unless an amendment has been approved by the City.

4. This permit shall be subject to the securing of all necessary permits for the
installation, maintenance, operation, and removal of the existing storage tanks
and structures as well as the installation, maintenance, and operation of the new
storage tank from all agencies having jurisdiction over fuel storage tanks,
including without limitation the Fort Bragg Fire District. This permit shall also be
subject to full compliance with all city, county, state, and federal regulations
regarding the installation, maintenance, operation, and removal of fuel storage
tanks. All plans submitted with the required permit applications shall be
consistent with this approval. All construction shall be consistent with all
Building, Fire, and Health code considerations as well as other applicable agency
codes.

5. The applicant shall secure all required building permits for the proposed
project as required by the Mendocino County Building Department.

6. If any person excavating or otherwise disturbing the earth discovers any
archaeological site during project construction, the following actions shall be
taken: 1) cease and desist from all further excavation and disturbances within 25
feet of the discovery; 2) notify the Fort Bragg Community Development
Department within 24 hours of the discovery; and 3) retain a professional
archaeologist to determine appropriate action in consultation with stakeholders
such as Native American groups that have ties to the area.

7. This permit shall be subject to revocation or modification upon a finding of any
one or more of the following:

(a) That such permit was obtained or extended by fraud.

(b) That one or more of the conditions upon which such permit was granted have
been violated.

(c) That the use for which the permit was granted is so conducted as to be
detrimental to the public health, welfare, or safety or as to be a nuisance.

(d) A final judgment of a court of competent jurisdiction has declared one or
more conditions to be void or ineffective, or has enjoined or otherwise prohibited
the enforcement or operation of one or more conditions.

8. Unless a condition of approval or other provision of the Coastal Land Use and
Development Code establishes a different time limit, any permit or approval not
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exercised within 24 months of approval shall expire and become void, except
where an extension of time is approved in compliance with CLUDC Subsection
17.76.070(B).

The motion carried by the following vote:

4. CONDUCT OF BUSINESS

4A. 16-487 Consider Sign Permit SA 2-16 to replace a nonconforming historic sign
on the east facade of 128 East Redwood Avenue (The Golden West)
with a new sign on the west fagade of the building.

A motion was made by Commissioner Kraut, seconded by Commissioner
Miklose, that Sign Permit (SA 2-16) be approved using recommended action 1.
Approval of SA 2-16 based on approval of 100 SF of the sign “Golden West” to
the residential use of the building (the SRO) and approval of 50 SF of the sign
“Saloon” to the Saloon use. The motion carried by the following vote:

5. MATTERS FROM CHAIR/COMMISSIONERS/STAFF

ADJOURNMENT

Chair Hoyle adjourned the meeting at 7:12 PM.

DEREK HOYLE, Chair

Chantell O'Neal, Administrative Assistant

IMAGED ( )
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