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NoOTICE OF FINAL ACTION ON COASTAL DEVELOPMENT PERMIT

DATE OF NOTICE: AUGUST 13, 2Q26

NOTICE OF FINAL CITY ACTION on Coastal Development Permit No. CDP26-009

THE FOLLOWING PROJECf IS LOCATED IN THE MORRO BAY COASTAL ZONE AND A COASTAL PERMIT APPLICATION HAS
BEEN ACTED ON BY THE CITY.

Applicant:  Josh Hodges

Address: 7737 Shane Street, Bakersfield, CA 93314

Project Description: Administrative Coastal Development Permit for a remodel and addition to an existing
1,415 sf 2-story single-family home. The scope of work includes demolishing the existing 2nd story and
rebuilding with additional living space, and remodeling the first floor to expand the living space, resulting
in 2,189 sf of living space. This project is located in the RS-A zoning district and is outside of the Coastal
Appeals Jurisdiction.

Project Location: 2479 Hemlock Ave, Morro Bay, CA 93442
APN: 068-248-002
Zoning: RS-A
Land Use Plan/General Plan: Residential Single-Unit
Lot Area: 7 2,800 sf
Filing Date: 7/9/2026
Approval Body: Community Development Director
Action Taken: Approve with Conditions
Action Date: 8/3/2026
< THIS SITE IS OUTSIDE OF THE COASTAL COMMISSION APPEAL JURISDICTION
|:| This City decision is appealable to the California Coastal Commission pursuant to the

California Public Resource Code, Section 30603. The applicant or any aggrieved person may appeal this
decision to the Coastal Commission within TEN (10) working days following Commission receipt of this
notice. Appeals must be in writing and should be addressed to: California Coastal Commission, 725
Front Street, #300, Santa Cruz, CA 95060, 831-427-4863.
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August 3, 2026

Applicant: Josh Hodges
7737 Shane St
Bakersfield, CA 93314

CITY OF MORRO BAY

COMMUNITY DEVELOPMENT DEPARTMENT

955 Shasta Avenue
Morro Bay, CA 93442

Agent: Stephen Boles
13117 Birkenfeld Ave
Bakersfield, CA 93314

josh@wiseelectric.biz

sholes@4pointcontractors.com

RE: 2479 Hemlock Avenue
Planning Permit No. CDP26-009; Notice of Permit Approval

Project Description: Administrative Coastal Development Permit for a remodel and addition to an existing
1,415 sf 2-story single-family home. The scope of work includes demolishing the existing 2nd story and
rebuilding with additional living space, and remodeling the first floor to expand the living space, resulting
in 2,189 sf of total living space. This project is located in the RS-A zoning district and is outside of the
Coastal Appeals Jurisdiction.

Dear Mr. Hodges,

The City of Morro Bay Community Development Department has conditionally approved .CDP25-007.
Please return the enclosed Acceptance of Conditions Form, signed, no later than August 17, 2026, to the
Community Development Department at 955 Shasta Avenue, Morro Bay, CA 93442 or by email.

The California Environmental Quality Act (CEQA) requires the City of Morro Bay to consider the
environmental consequences of their actions before approving plans and policies to a course of action on
a project. This project, however, has been deemed ‘exempt’ from CEQA. With this exemption, the City will
file the attached Notice of Exemption (NOE) no later than 5 days after the issuance of this permit, or by
August 10, 2026. NOE filing starts a 35-day statute of limitations period on legal challenges to the
exemption determination.

Sincerely,

ém’%

Lee Ackerman
Assistant Planner

Attachments:
Findings of Approval
Conditions of Approval
Acceptance of Conditions Form
Administrative Coastal Development Permit
Notice of Final Action
NOE Form
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ADMINISTRATIVE COASTAL DEVELOPMENT PERMIT
Planning Permit No. CDP26-009
Site location: 2479 Hemlock Ave

FINDINGS OF APPROVAL, Page 1 of 4

The Community Development Director may approve an application for a Coastal Development Permit only after
making findings found under Morro Bay Zoning Code Section 17.39.070. Below are recommended determinations
of the required findings: '

Coastal Development Permit Findings:
1. LCP Consistency. The project is consistent with the LCP.

Plan Morro Bay was édopted in 2021, encompassing both the City’s General Plan and Coastal Land Use Plan
(LCP). The project falls within the General Plan’s land use designation of Moderate Density Residential (RS-A),
which is described as follows: Detached or attached single-family homes or some group housing uses.

2. Public Views. The project protects or enhances public views.

Plan Morro Bay includes various policies related to the protection and enhancement of coastal public views.
This project, however, is not located along the coast and therefore does not negatively impact coastal public
views.

3. Habitat Protection. The project protects vegetation, natural habitats and natural resources consistent with
LCP.

The Conservation Element of Plan Morro Bay addresses the use and preservation of natural resources to
improve the environmental quality of Morro Bay. This project is not located within mapped known
environmentally sensitive habitat areas or habitat locations within the Conservation Element and therefore is
not expected to compromise existing vegetation, natural habitats or natural resources.

4. Design Consistency. The design, location, size, and operdting characteristics of the proposed development
is consistent with applicable LCP design requirements, including design plans and area plans incorporated
into the LCP.

Plan Morro Bay designates the City of Morro Bay Zoning Code as the regulatory authority for implementation
of coastal requirements including allowed uses, development standards, and coastal resource protection
standards. The design, size, location, and operating characteristics of this project are consistent with Sections
17.07 and 17.23 of the Morro Bay Zoning Code.

5. Coastal Access. The project protects or enhances public access to and along the coast.
Plan Morro Bay includes various policies related to the protection and enhancement of public access to and

along the coast. This project, however, is not located along the coast and therefore does not negatively public
access to and along the coast.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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955 Shasta Avenue
Morro Bay, CA 93442
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ADMINISTRATIVE COASTAL DEVELOPMENT PERMIT
Planning Permit No. CDP26-009
Site location: 2479 Hemlock Ave

FINDINGS OF APPROVAL, Page 2 of 4

6. Visitor Serving. The project supports the LCP goal of providing for visitor-serving needs as appropriate,
including providing low and no cost visitor and recreational facilities.

Plan Morro Bay includes various policies related to visitor-serving needs. This project, however, is the
replacement of an existing residential use and is therefore not required to provide low and no cost visitor and
recreational facilities.

7. Appropriate Use. The project is consistent with the allowed LCP uses associated with the property.

Plan Morro Bay was adopted in 2021, encompassing both the City’s General Plan and Coastal Land Use Plan
(LCP). The project falls within the General Plan’s land use designation of Moderate Density Residential, which is
described as follows: Detached or attached single-family homes or some group housing uses.

Plan Morro Bay designates the City of Morro Bay Zoning Code as the regulatory authority for implementation
of coastal requirements including allowed uses, development standards, and coastal resource protection
standards. The design, size, location, and operating characteristics of this project are consistent with Sections
17.07 and 17.23 of the Morro Bay Zoning Code.

8. Coastal Resources. The proposed development protects or enhances coastal resources, where applicable.

Plan Morro Bay includes various policies related to the protection or enhancement of coastal resources. This
project site, however, does not contain coastal resources and is therefore exempt from protecting or enhancing

such resources.

9. Environmental Justice. The project addresses whether proposed development results in environmental
justice impacts, consistent with LCP environmental justice policies. When relevant, the project includes
mitigation measures to minimize or eliminate potential adverse and/or disproportionate impacts of
development on environmental justice communities.

The project does not trigger environmental justice impacts. No mitigation measures are required to minimize
or eliminate potential adverse and/or disproportionate impacts of development on environmental justice
communities.

10. Hazards. The proposed development is consistent with the LCP’s coastal hazards provisions.

Coastal hazards include, but are not limited to, episodic and long-term shoreline retreat and coastal erosion,
high seas, ocean waves, storms, tsunami, coastal flooding, landslide, bluff and geologic instability, and the
interaction of same, and all is impacted by sea level rise. This project, however, is not located along the coast
and therefore is not subject to the LCP’s coastal hazards provisions.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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ADMINISTRATIVE COASTAL DEVELOPMENT PERMIT
Planning Permit No. CDP26-009
Site location: 2479 Hemlock Ave

FINDINGS OF APPROVAL, Page 3 of 4

Zoning Ordinance Standards: RS-A (Lots 2,501 to 4,300 sf)
Standards Proposed
Front Setback 15’ 1510”
Interior Side-Yard Setback 4 4
Rear Setback 5 5’3"
Height 25/ 24'4”
Lot Coverage Max 50% 51':)?S(tgsgl;;€g;r)om

RESIDENTIAL DESIGN STANDARDS

FEATURES INCLUDED IN PROJECT DESIGN

Scale and Mass
The proportional relationship of a structure to the
objects/structures in the immediate neighborhood

The neighborhood is a mixture of one and
two-story homes. The adjacent lots to the
south and west have one-story homes, and
the adjacent lot to the north has a two-story
residence.

Surface Articulation
The architectural elements of the building
design provide visual interest and necessary
articulation.

Project displays contemporary coastal
architecture, and includes a garage entry and
arecessed front entry. The structure features
wood siding that adds articulation.

Building Orientation
Visible entryway and building placement on the parcel
like other homes on immediate block

The design of the home emphasizes the front
doorway and garage. The building placement
aligns with adjacent homes.

Garage and Driveway Design
Garage, carport, and driveway should not dominate the
frontage, primary focus should be the home, not parking
areas

The garage is in the front of the home and
does not dominate the front fagade.

Sustainable Design Features
Dark-sky exterior lighting, non-reflective solar panels and
other sustainable features shall be incorporated into the
design when possible.

Exterior lighting shall be downward facing
and shielded for night sky preservation.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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Morro Bay, CA 93442

ADMINISTRATIVE COASTAL DEVELOPMENT PERMIT
Planning Permit No. CDP26-009
Site location: 2479 Hemlock Ave

FINDINGS OF APPROVAL, Page 4 of 4

RESIDENTIAL DESIGN STANDARDS (contd.)

FEATURES INCLUDED IN PROJECT DESIGN

Building Materials

Exterior materials, including roofing and fencing shall be
with a complementary pallet of colors and materials

The new home will utilize sage green shiplap
siding and white stucco on exterior siding.
The window trim will be white fascia board.
The front entry and garage doors will be
brushed wood.

Architectural Elements

as well as considerate of adjacent properties

Building fenestrations and architectural features should
be balanced and appropriate to the architectural style,

The proposed home will include balanced
contemporary architectural elements, and
the proposed structure is considerate to the
adjacent properties.

Landscaping

bare earth areas within 5 years of growth. Plant

resistant plants in a variety of colors and heights

Landscaping areas shall be maximized, especially along
street frontages. Plant pallet needs to cover 90% of the

selections should be through use of native, drought

Home to include drought resistant
landscaping over the minimum amount
required.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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COMMUNITY DEVELOPMENT DEPARTMENT

955 Shasta Avenue
Morro Bay, CA 93442

CONDITIONS OF APPROVAL, Page 1 of 6

The Community Development Director has reviewed this Coastal Development Permit application materials and
finds the following:

STANDARD CONDITIONS

1.

Permit. This permit is granted for the land described on Assessor Parcel Number 068-248-002 for the two-
story home as shown on plans date-stamped and approved on August 3, 2026 and on file with the
Community Development Department, as modified by these conditions of approval. Site development,
including all buildings and other features, shall be located and designed substantially as shown on plans,
unless otherwise specified herein.

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

Compliance with the Law: All requirements of any law, ordinance or regulation of the State of California,
City of Morro Bay, and any other governmental entity shall be complied with in the exercise of this approval.
Hold Harmless: The applicant, as a condition of approval, hereby agrees to defend, indemnify, and hold
harmless the City, its agents, officers, and employees, from any claim, action, or proceeding against the City
as a result of the action or inaction by the City, or from any claim to attack, set aside, void, or annul this
approval by the City of the applicant's project; or applicant’s failure to comply with conditions of approval.
This condition and agreement shall be binding on all successors and assigns.

Compliance with Conditions: Compliance with and execution of all conditions listed hereon shall be
necessary, unless otherwise specified, prior to obtaining final building inspection clearance. Deviation from
this requirement shall be permitted only by written consent of the Planning and Building Director and/or
as authorized by the Planning Commission. Failure to comply with these conditions shall render this
entitlement, at the discretion of the Director, null and void. Continuation of the use without a valid
entitlement will constitute a violation of the Morro Bay Municipal Code and is a misdemeanor.
Archaeology: In the event of the unforeseen encounter of subsurface materials suspected to be of an
archaeological or paleontological nature, all grading or excavation shall immediately cease in the immediate
area, and the find should be left untouched until a qualified professional archaeologist or paleontologist,
whichever is appropriate, is contacted and called in to evaluate and make recommendations as to
disposition, mitigation and/or salvage. The developer shall be liable for costs associated with the
professional investigation.

Compliance with Morro Bay Standards: This project shall meet all applicable requirements under the Morro
Bay Municipal Code, and shall be consistent with all programs and policies contamed in the certified Coastal
Land Use plan and General Plan for the City of Morro Bay.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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CONDITIONS OF APPROVAL, Page 2 of 6

PLANNING CONDITIONS

S,

10.

11.

12,

I8.

14.

Construction Hours: Pursuant to section 9.28.030.1, Construction or Repairing of Buildings. The erection
(including excavating), demolition, alteration or repair of any building or general land grading and contour
activity using equipment in such a manner as to be plainly audible at a distance of fifty feet from the building
other than between the hours of seven a.m. and seven p.m. on weekdays and eight a.m. and seven p.m. on
weekends except in case of urgent necessity in the interest of public health and safety, and then only with
a permit from the community development department, which permit may be granted for a period not to
exceed three days or less while the emergency continues and which permit may be renewed for a period
of three days or less while the emergency continues.

Dust Control: That prior to issuance of any grading permit, a method of control to prevent dust and
windblown earth problems shall be submitted for review and approval by the Building Official.

Building Height Verification: Prior to foundation inspection, a licensed land surveyor shall measure and
inspect the forms and submit a letter to the Community Development Director certifying that the tops of
the forms are in compliance with the finish floor elevations as shown on approved plans. Prior to either
roof nail or framing inspection, a licensed surveyor shall submit a letter to the building department.
Boundaries and Setbacks: The property owner is responsible for verification of lot boundaries. Prior to
requesting foundation inspection, a licensed land surveyor shall verify lot boundaries and building setbacks
to the satisfaction of the Community Development Director. A copy of the surveyor’s Form Certification
based on a boundary survey shall be submitted with the request for foundation inspection.

Conditions of Approval on Building Plans: Prior to the issuance of a Building Permit, the final Conditions of
Approval shall be attached to the set of approved plans. The sheet containing Conditions of Approval shall
be the same size as other plan sheets and shall be the last sheet in the set of Building Plans.

Full Detailed Landscape Plan on Building Plans: Prior to the issuance of the Building Permit, a fully detailed
landscape plan shall be included in the approved set of

BUILDING CONDITIONS

A

15,

16.

17.

18.

PRIOR TO ISSUANCE OF A BUILDING PERMIT:

Please reach out to SLO County APCD for any asbestos or lead based paint identification and/or remediation
requirements. Documentation will be required during the building permit stage of this project.

Building permit plans shall be submitted by a California licensed architect or engineer when required by the
Business & Professions Code, except when otherwise approved by the Chief Building Official.

The owner shall designate on the building permit application a registered design professional who shall act
as the Registered Design Professional in Responsible Charge. The Registered Design Professional in
Responsible Charge shall be responsible for reviewing and coordinating submittal documents prepared by
others including phased and staggered submittal items, for compatibility with design of the building.

The owner shall comply with the City’s Structural Observation Program. The owner shall employ the
engineer or architect responsible for the structural design, or another engineer or architect designated by
the engineer of record or architect responsible for the structural design, to perform structural observation
as defined in Section 220. Observed deficiencies shall be reported in writing to the owner’s representative,
special inspector, contractor and the building official. The structural observer shall submit to the building
official a written statement that the site visits have been made and identify any reported deficiencies that,
to the best of the structural observer’s knowledge, have not been resolved.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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CONDITIONS OF APPROVAL, Page 3 of 6

19. The owner shall comply with the City’s Special Inspection Program. Special inspections will be required by
Section 1704 of the California Building Code. All Special Inspectors shall first be approved by the Building
Official to work in the jurisdiction. All field reports shall be provided to the City Building Inspector when
requested at specified increments in order for the construction to proceed. All final reports from Special
Inspectors shall be provided to the Building Official when they are complete and prior to final inspection.

20. Mitigation measures for natural occurring asbestos require approval from San Luis Obispo County Air
Pollution Control District.

21. A soils investigation performed by a qualified professional shall be required for this project. All cut and fill
slopes shall be provided with subsurface drainage as necessary for stability; details shall be provided.
Alternatively, submit a completed City of Morro Bay soils report waiver request.

22. BUILDING PERMIT APPLICATION. To apply for building permits, submit three (3) sets of construction plans
to the Building Division.

23. The Title sheet of the plans shall include:

a. Street address, lot, block, track and Assessor Parcel Number.

b. Description of use.

c. Type of construction.

d. Maximum Height of the building allowed and proposed.

e. Floor area of the building(s).

f. Vicinity map.

g. Minimum building set back per zoning designation or conditional use approval.
All construction will conform to the 2025 editions of the California Building Code (CBC), California Green
Building Code (CGBC), California Plumbing Code (CPC), California Mechanical Code (CMC), California
Electrical Code (CEC), and the California Energy Code (CEnC). The CBC is based on the 2024 editions of the
International Building Code which was published by the International Code Council. The CPC & CMC are
based on the 2024 editions of the Uniform Plumbing & Mechanical Codes which were published by IAPMO.
The CEC is based on the 2023 edition of the National Electrical Code published by the National Fire
Protection Association (NFPA).
(Code adoption dates are subject to change. The code adoption year is established by the application date
of plans submitted to the Building Division for plan review.)

B. CONDITIONS TO BE MET DURING CONSTRUCTION

24. SITE MAINTENANCE. During construction, the site shall be maintained so as to not infringe on neighboring
property, such as debris and dust. A storm water management plan shall be maintained through the
duration of the project. The storm water management measures such as fiber rolls, silt fencing, etc. will be
enforced by City staff by random site visits.

25. ARCHAEOLOGICAL MATERIALS. Inthe event unforeseen archaeological resources are unearthed during any
construction activities, all grading and or excavation shall cease in the immediate area and the find left
untouched. The Building Official shall be notified so that the extent and location of discovered materials
may be recorded by a qualified archaeologist, Native American, or paleontologist, whichever is appropriate.
The qualified professional shall evaluate the find and make reservations related to the preservation or
disposition of artifacts in accordance with applicable laws and ordinances. If discovered archaeological
resources are found to include human remains, or in any other case when human remains are discovered
during construction, the Building Official shall notify to county coroner. If human remains are found to be
of ancient age and of archaeological and spiritual significance, the Building Official shall notify the Native
American Heritage Commission. The developer shall be liable for costs associated with professional
investigation.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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CONDITIONS OF APPROVAL, Page 4 of 6

26.

27.

28.

FOUNDATION SETBACK VERIFICATION: Prior to the placement of concrete and upon completed form
installation, a licensed surveyor is required to measure and record the distance from the proposed
foundation walls to the established lot lines. The contractor shall submit these findings in letter format to
the building inspector upon the request for a foundation inspection. Letter shall specify the findings of front,
sides and rear yard setbacks as defined in Title 17 of the MBMC. The Building Official shall have discretion
on a case by case basis for some lot types.

BUILDING HEIGHT VERIFICATION: Prior to roof sheathing or shear wall inspection, a licensed surveyor is
required to measure and record the height of the structure. The contractor shall submit this finding in letter
format to the building inspector upon the request for roof sheathing/shear wall inspection. Letter shall
specify the recorded height of structure as defined in Title 17 of the MBMC. The Building Official shall have
discretion on a case by case basis for some site-specific projects.

EXISTING BUILDINGS: Where windows are required to provide emergency escape and rescue openings,
replacement windows shall comply with the maximum sill height requirements of section R310.2.2 and the
minimum opening area requirements of section R310.2.1 of the 2019 California Residential Code.

C. CONDITIONS TO BE MET PRIOR TO FINAL INSPECTION AND ISSUANCE OF CERTIFICATE OF OCCUPANCY

29. Prior to building division final approval all required inspections from the other various divisions must have
been completed and verified by a city inspector. All required final inspection approvals must be obtained
from the various departments and documented on the permit card. This permit card shall then be turned
into the building division for scheduling of the final building inspection.

30. Any as-built drawings that were required by the building inspector or plans examiner must be submitted
for approval prior to the request for final inspection.

31. If structural observations were required, the final structural observation report shall be submitted to the
building division prior to issuance of the certificate of occupancy or final inspection approval.

32. If special inspections were required, the final special inspection report shall be submitted to the building
division prior to the issuance of the certificate of occupancy or final inspection approval.

33. Final soils summary report from the geotechnical representative indicating compliance with the required
conditions set forth in the soils report.

34. Final T-24 energy reports (Certificates of Installation).

PUBLIC WORKS CONDITIONS

REQUIRED AT BUILDING PERMIT SUBMITTAL

85.

36.

Stormwater Management: The City has adopted Low Impact Development (LID) and Post Construction
requirements. All proposed projects must complete the “Performance Requirement Determination Form”
and identify new and replaced impervious surfaces, to determine if any requirements should be submitted.
The requirements can be found in the Stormwater management guidance manual on the City’s website
https://www.morrobayca.gov/DocumentCenter/View/11114/MB-Stormwater-Management-EZ-manual
(MBMC 14.48.140)

Sewer: Show and label all existing and proposed locations of the sewer mainline and sewer laterals. Include
sizes where appropriate. See utility maps.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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CONDITIONS OF APPROVAL, Page 5 of 6

37.

38.

38,

40.

41.
42,

43,

Sewer Video: Private Sewer Lateral Video Inspection is required. Prior to building permit approval, perform

a video inspection of the private sewer lateral, from the cleanout at the structure to the connection at the

public sewer main, including verification of the mainline connection. The video inspection shall be uploaded

to the Public Works portal or submitted by USB flash drive for review. Public Works will review the video
inspection. If any deficiencies are identified, the sewer lateral shall be repaired or replaced as necessary to
eliminate inflow and infiltration. All required repairs or replacements shall be clearly shown and labeled on
the approved plans. The video inspection shall comply with the City’s Private Sewer Line (PSL) Video

Inspection Requirements, available on the City’s website, which include specific video standards and a list

of potential deficiencies subject to correction:

https://www.morro-bay.ca.us/DocumentCenter/View/13500/Private-Sewer-Line-Video-Requirements

Please provide sewer lateral video with next plan submittal. (Reference: MBMC §14.07.030)

Water: Show and label all existing and proposed locations of the water mainline and water lateral lines.

Include sizes where appropriate.

Water Meter: Indicate on plans location and sizes of both water meter and water lateral. Due fire sprinkler

requirement, water meter and water service line (from meter to water mainline) is required to be upgraded

to a 1” meter and 1” service line. Relocate water meter location as needed for new line connection. (MBMC

13.04.140 & 14.04.010.C)

Drainage: Due to roof demo, show and label roof downspouts, going toward vegetated/soil areas prior to

overflowing into City right of way.

Construction Details: Add construction details of proposed installations.

Erosion and Sediment Control Plan: For small projects less than 1/2 acre and less than 15% slope, provide

a standard erosion and sediment control plan. Show on plans the type and location of the control measures

to provide protection against erosion of adjacent property and prevent sediment or debris from entering

the City right of way, adjacent properties, any harbor, waterway, or ecologically sensitive area. Guidelines
for the control plan may be found on the City’s website at the following location:
https://www.morrobayca.gov/documentcenter/view/462

Erosion and Sediment Inspection: Add note to contact Public Works Inspector (Matt Bishop) at (805)772-

6232 prior to starting any onsite work for erosion and sediment control inspection.

Add the following Notes to the Plans:

1. Any damage, as a result of construction operations for this project, to City facilities, i.e. curb/berm,
street, sewer line, water line, or any public improvements shall be repaired at no cost to the City of
Morro Bay.

2. It is the responsibility of the designer and contractor to verify all utility locations and connections for
the project.

3. No work shall occur within (or use of) the City’s Right of Way without an encroachment permit.
Encroachment permit application and requirements are available on the City’s website at the following
location: https://www.morro-bay.ca.us/197/Public-Works.

e A standard encroachment permit shall be required for the proposed driveway; the driveway
shall comply with B-9 (Driveway Ramps: Size & Location)

e Asewerencroachment permit shall be required for any repairs or installation of a sewer lateral
within the City right-of-way or within a utility easement.

e A water encroachment permit an water meter application shall be required for new water
meter installations within the City right-of-way.

e If a construction dumpster is used, the dumpster location shall be on private property, unless
allowed by a temporary encroachment permit within the City right-of-way.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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CONDITIONS OF APPROVAL, Page 6 of 6

FIRE C
44

45.
46.

47.

48.

ONDITIONS

. Fire safety during Construction and Demolition shall be in accordance with 2025 California Fire Code,
Chapter 33. This chapter prescribes minimum safeguards for construction, alteration and demolition
operations to provide reasonable safety to life and property from fire during such operations.

Automatic fire sprinklers. An automatic fire sprinkler system, in accordance with NFPA 13-D, California Fire
Code (Section 903) and Morro Bay Municipal Code (Section 14.08.090). Automatic Fire sprinklers are
required throughout existing structures where alterations encompass more than 50% of the existing square
footage of the structure AND/OR is in excess of 300 square feet OR where there is a change of occupancy
to a more hazardous use as determined by the Fire Chief.

Submit Fire sprinklers plan to Morro Bay Fire Department.

An emergency escape window (or door which opens directly to the outside of the house) is required in
every bedroom, or habitable basement. In the event of a fire, this window (or door) will allow people to
escape, and/or allow firefighters to get into the house to rescue people.

Carbon monoxide alarms in new dwellings and sleeping units. An approved carbon monoxide alarm shall
be installed in dwellings having a fossil fuel-burning heater or appliance, fireplace or an attached garage.
Carbon monoxide alarms shall be listed as complying with UL 2034 and be installed and maintained in
accordance with NFPA 720 and the manufacturer’s instructions. (CDC R315.2)

Address Identification. All new and existing single-family residence and ADU’s shall have their own approved
address Letters or building numbers placed in a position to be plainly legible from the street or road fronting
the property (CFC 505).

Approved:

[ea). §-

Airlin Singewald L)
Community Development Bfrector

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay



\\\\\\\\\\\\“\“ .
W,

......

2
'-\.. ”'Wlmu N \‘

\“\\\\\\\\\\\\“‘

APPLICANT:
APN/LEGAL:

DATE APPROVED:

APPROVED BY:

CITY OF MORRO BAY

COMMUNITY DEVELOPMENT DEPARTMENT

955 Shasta Avenue
Morro Bay, CA 93442

ACKNOWLEDGEMENT AND ACCEPTANCE OF CONDITIONS OF APPROVAL

Planning Permit No. CDP26-009
Site location: 2479 Hemlock Ave

Josh Hodges

068-248-002

August 3, 2026
Lee Ackerman, Assistant Planner, for Community Development Director

the undersigned, have read and reviewed

(Applicant’s Name - Please Print)

the conditions of approval imposed by the City of Morro Bay in its action approving the above-referenced permit

| HAVE READ, UNDERSTAND, AND ACCEPT RESPONSIBILITY FOR THE CONDITIONS OF APPROVAL. | AGREE TO ABIDE BY
AND CONFORM TO THE REQUIREMENTS OF THE CONDITIONS OF APPROVAL AS WELL AS TO ALL PROVISIONS OF THE

MORRO BAY MUNICIPAL CODE.

APPLICANT’S SIGNATURE DATE

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay



CITY OF MORRO BAY

COMMUNITY DEVELOPMENT DEPARTMENT

955 Shasta Avenue
Morro Bay, CA 93442
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Administrative Coastal Development Permit

This approval is based upon the attached findings and is valid only if the attached conditions are met and only after
the applicable appeal period. Per Municipal Code Section 17.48.080, this permit may be revoked or revised for cause
if any of the conditions or terms of the permit are violated or if any law or ordinance is violated.

CASE NO: CDP26-009

THIS PERMIT IS HEREBY APPROVED AND ISSUED FOR:

SITE ADDRESS: 2479 Hemlock Ave

APPLICANT: Josh Hodges

APN/LEGAL: 068-248-002

DATE APPROVED: August 3, 2026

APPROVED BY: Lee Ackerman, Assistant Planner, for Community Development Director
CEQA DETERMINATION: Exempt per Section 15301 Class 1: Existing Facilities

Administrative Coastal Development Permit for a remodel and addition to an existing 1,415 sf 2-story
single-family home. The scope of work includes demolishing the existing 2nd story and rebuilding with
additional living space, and remodeling the first floor to expand the living space, resulting in 2,189 sf of
living space. This project is located in the RS-A zoning district and is outside of the Coastal Appeals
Jurisdiction.

& THIS PROPERTY IS LOCATED IN THE JURISDICTION OF THE CITY OF MORRO BAY. An appeal
period of ten (10) calendar days applies, within which time this permit is appealable to the City Council/Planning
Commission.

D THIS PROPERTY IS LOCATED IN THE COASTAL COMMISSION APPEALS JURISDICTION. This
City decision is appealable to the California Coastal Commission pursuant to Section 30603 of the California Public
Resource Code. The applicant or any aggrieved person may appeal this decision to the Coastal Commission within
TEN (10) Working days following Commission receipt of this notice and after expiration of the City of Morro Bay
appeal period. Appeals must be in writing and addressed to: California Coastal Commission, 725 Front Street, Suite
300, Santa Cruz, CA 95060, Phone: 831-427-4863. Please call the City of Morro Bay Community Development
Department at 805-772-6264 with any questions.

IF NOT APPEALED, YOUR PERMIT WILL BE EFFECTIVE: August 13, 2026

ATTEST: M,\ Lee Ackerman, Assistant Planner DATE: August 3, 2026

THIS IS AN ADMINISTRATIVE APPROVAL AND DOES NOT CONSTITUTE A BUILDING PERMIT

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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NoOTICE OF FINAL ACTION ON COASTAL DEVELOPMENT PERMIT

DATE OF NOTICE: AUGUST 13, 2Q26

NOTICE OF FINAL CITY ACTION on Coastal Development Permit No. CDP26-009

THE FOLLOWING PROJECf IS LOCATED IN THE MORRO BAY COASTAL ZONE AND A COASTAL PERMIT APPLICATION HAS
BEEN ACTED ON BY THE CITY.

Applicant:  Josh Hodges

Address: 7737 Shane Street, Bakersfield, CA 93314

Project Description: Administrative Coastal Development Permit for a remodel and addition to an existing
1,415 sf 2-story single-family home. The scope of work includes demolishing the existing 2nd story and
rebuilding with additional living space, and remodeling the first floor to expand the living space, resulting
in 2,189 sf of living space. This project is located in the RS-A zoning district and is outside of the Coastal
Appeals Jurisdiction.

Project Location: 2479 Hemlock Ave, Morro Bay, CA 93442
APN: 068-248-002
Zoning: RS-A
Land Use Plan/General Plan: Residential Single-Unit
Lot Area: 7 2,800 sf
Filing Date: 7/9/2026
Approval Body: Community Development Director
Action Taken: Approve with Conditions
Action Date: 8/3/2026
< THIS SITE IS OUTSIDE OF THE COASTAL COMMISSION APPEAL JURISDICTION
|:| This City decision is appealable to the California Coastal Commission pursuant to the

California Public Resource Code, Section 30603. The applicant or any aggrieved person may appeal this
decision to the Coastal Commission within TEN (10) working days following Commission receipt of this
notice. Appeals must be in writing and should be addressed to: California Coastal Commission, 725
Front Street, #300, Santa Cruz, CA 95060, 831-427-4863.

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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955 Shasta Avenue
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CITY OF MORRO BAY NOTICE OF EXEMPTION

FROM: City of Morro Bay
Community Development Department

TO: = San Luis Obispo Co. Clerk
County Government Center
San Luis Obispo CA 93401 955 Shasta Avenue
Morro Bay, CA 93442

Office of Planning & Research

1400 Tenth Street
Sacramento, CA 95814

CDP26-009

2479 Hemlock Ave (APN 068-248-002)
County: SAN Luls OBISPO

Project Title:

Project Location - Specific:
MORRO BAY

Project Location - City:

Description of Project: Administrative Coastal Development Permit for a remodel and addition to an existing 1,415 sf
2-story single-family home. The scope of work includes demolishing the existing 2nd story and rebuilding with
additional living space, and remodeling the first floor to expand the living space, resulting in 2,189 sf of living space.

This project is located in the RS-A zoning district and is outside of the Coastal Appeals Jurisdiction.
CITY OF MORRO BAY, 955 SHASTA AVE, MORRO BAY, CA 93442

Name of Public Agency Approving the Project:
Contact: lackerman@morrobayca.gov, Lee Ackerman, Assistant Planner, 805-772-6577

Name of Person or Agency Carrying Out Project: Josh Hodges, 7737 Shane St, Bakersfield, CA 93314
josh@wiseelectric.biz (661)345-86267

Exempt Status: (Check One)
Reasons why project is exempt: Minor alteration and addition to existing single-family home.
IXICategoricaI Exemption:
Type and Section Number: Class 1, Section 15301

Ministerial (Sec. 21080(b)(1); 15268);

]
[]

Declared Emergency (sec. 21080(b)(3); 15269(a)
[ IStatuary Exemption Code No.

D Declared Emergency (Sec. 21080(b)(3); 15269(a)
Lead Agency: City of Morro Bay, 955 Shasta Ave, Morro Bay, CA 93442
Contact Person: Lee Ackerman, Assistant Planner Telephone: 805-772-6577
lackerman@morrobayca.gov
|Xl Yes l:] No

Email:
Has a Notice of Exemption been filed by the public agency approving the project?
I hereby certify that the public agency has made the above finding and that the project is categorically exempt from

Certification:
Date: 08/03/2026

CEQA.
Title: Assistant Planner

Signature: %f?
QAP —

www.morrobayca.gov | (805) 772-6261 | www.facebook.com/CityofMorroBay
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