
  
A G E N D A 

 
REGULAR MEETING 

CITY OF SEASIDE 440 HARCOURT AVE (COUNCIL CHAMBER) 
PLANNING COMMISSION Wednesday, April 13, 2022 
 7:00 PM 

___________________________________________________________________________________ 
NOTICE: The City Council and the City’s Boards, Commissions and Committees, will hold its 
public meetings in person, with a virtual option for public participation based on availability. 

The City of Seaside utilizes Zoom tele-conferencing technology for virtual public participation; 
however, we make no representation or warranty of any kind, regarding the adequacy, 

reliability, or availability of the use of this platform in this manner. Participation by members of 
public through this means is at their own risk.  

___________________________________________________________________________________
___________________________________________________________________________________ 

 

VIRTUAL PUBLIC PARTICIPATION INSTRUCTIONS 

1.  To view this meeting: Please click on the following link to the City of Seaside YouTube 
Channel: https://www.youtube.com/c/CityofSeasideCalifornia  
 

2.  To participate in this meeting: Using the Zoom application on your smart phone, laptop, 
tablet or desktop and click on this link: https://us02web.zoom.us/j/81555467580 
WEBINAR ID: 815 5546 7580 
 

3.  To participate by phone: Please call (669) 900-9128 
Enter the meeting ID 815 5546 7580 when prompted. There is no participate code – press 
the pound sign # after the recording prompts you.  
 

4.  To make public comment, the following options are available: 
• Before the Meeting via Email: Written comments can be emailed to 

CityClerk@ci.seaside.ca.us  Include the following subject line: “Public Comment Item 
#___” (insert the agenda item number relevant to your comment). Written comments 
must be received at least two (2) hours prior to the meeting time on the day of the 
meeting.  
 

• During the Meeting via Oral Comments: When the Chair calls for public comment, 
attendees can queue to speak with the “Raise Hand” feature. On the Zoom application, 
click the “Raise Hand” button. On the phone, press *9.  

 
 

IN PERSON PARTICIPATION INSTRUCTIONS 
 

Members of the public participating in person and wishing to address the Commission may 
approach the podium when the Chair calls for public comment.   
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1.  CALL TO ORDER  
    

2.  ROLL CALL - ESTABLISHMENT OF QUORUM  
   
    

 

3.  PLANNING COMMISSION  
    

  

William Silva 
Keith Dodson 
Arlington La Mica 
Dave Evans 
John Owens 
Danny Huynh  

Chair 
Commissioner 
Commissioner 
Commissioner 
Commissioner 
Commissioner 

 

 

4.  REVIEW OF AGENDA  
  If there are any items that arose after the 72-hour posting deadline, this is the point in 

the meeting where a vote may be taken to add the item to the agenda. (A 2/3-majority 
vote is required). 

    
 

5.  PUBLIC COMMENT  
  Members of the public wishing to address the Commission on matters within the 

jurisdiction of the City of Seaside, but not on this agenda, may do so during the Public 
Comment period for up to three (3) minutes. Comments on specific agenda items are 
heard under that item. For the public record, please state your name. 

    
 

6.  BUSINESS ITEMS  
    

 A. USE PERMIT APPLICATION No. UP-22-02. SEA PACIFIC INVESTMENTS, 
PROPERTY OWNER AND BETTY P. PHAYSOUPHANH APPLICANT, ARE 
REQUESTING USE PERMIT APPROVAL TO COMBINE A CANNABIS 
MICROBUSINESS WITH AN EXISTING CANNABIS RETAIL BUSINESS (DBA 
PLANTACEA) LOCATED AT 1717 #B FREMONT BOULEVARD IN THE CRG 
(REGIONAL COMMERCIAL) ZONING DISTRICT.  THE CANNABIS 
MICROBUSINESS WILL CONSIST OF THE CULTIVATION, TESTING AND 
DISTRIBUTION OF HARVESTED CANNABIS PLANTS/FLOWERS WITHIN 
THE INTERIOR OF THE EXISTING COMMERCIAL BUILDING. NO CHANGES 
WILL OCCUR TO THE FLOOR PLAN AND RETAIL SALES OF THE EXISTING 
CANNABIS RETAIL OPERATIONS.  THE PROJECT IS CATEGORICALLY 
EXEMPT CLASS 1, SECTION 15301(a) FROM THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT.  

      
 

7.  REPORTS FROM COMMISSIONERS  
    

8.  REPORTS FROM STAFF  
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9.  ADJOURNMENT  
    

Next Regularly Scheduled Meeting: 
 April 27, 2022 

 7:00 p.m. 
 

 
 

The City of Seaside is committed to providing accessible facilities and accommodating people with 
disabilities in all of its services programs and activities. If special considerations are needed by any person 

to fully participate in this meeting, contact the City Clerk at 899-6707 no fewer than two business days 
prior to the meeting to allow reasonable arrangements. Agendas are posted at: 

http://www.ci.seaside.ca.us/129/City-Council-Committee-Agendas  
 

Agenda-related writings or documents provided during public meetings are available for public inspection 
during the meeting or from the office of the City Clerk. This agenda is posted in compliance with California 

Government Code Section 54954.2(a) or Section 54956. 
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 CITY OF SEASIDE
 STAFF REPORT 

 Item No.6.A 
 

TO: Planning Commission
  
BY: Rick Medina Senior Planner

 
DATE: April 13, 2022
  
SUBJECT: USE PERMIT APPLICATION No. UP-22-02. SEA PACIFIC 

INVESTMENTS, PROPERTY OWNER AND BETTY P. PHAYSOUPHANH 
APPLICANT, IS REQUESTING USE PERMIT APPROVAL TO COMBINE A 
CANNABIS MICROBUSINESS WITH AN EXISTING CANNABIS RETAIL 
BUSINESS (DBA PLANTACEA) LOCATED AT 1717 #B FREMONT 
BOULEVARD IN THE CRG (REGIONAL COMMERCIAL) ZONING 
DISTRICT.  THE CANNABIS MICROBUSINESS WILL CONSIST OF THE 
CULTIVATION, TESTING AND DISTRIBUTION OF HARVESTED 
CANNABIS PLANTS/FLOWERS WITHIN THE INTERIOR OF THE 
EXISTING COMMERCIAL BUILDING. NO CHANGES WILL OCCUR TO 
THE FLOOR PLAN AND RETAIL SALES OF THE EXISTING CANNABIS 
RETAIL OPERATIONS.  THE PROJECT IS CATEGORICALLY EXEMPT 
CLASS 1, SECTION 15301(a) FROM THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT.

PURPOSE & RECOMMENDATION
In accordance with Section 17.14.030, Table 2-4, Use Permit approval is required for a 
cannabis microbusiness and cannabis retail business.

Staff recommends approval of UP-22-02 subject to Attachment 1: Draft Resolution and 
Exhibit A: Project Plans.

BACKGROUND 
 
The subject site consists of a 53,578 (1.23 ac.) square-foot parcel that is developed with a 
10,000 square foot multi-tenant commercial building.  Location map is provided as 
Attachment 2.  

The surrounding adjacent parcels consist of automotive dealership sites to the south and 
west and retail businesses to the north and east.  Site photos are provided as Attachment 
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3.

The commercial building is comprised of three lease areas, two on the main level and one 
in a basement below.  The main level is occupied by Round Table Pizza (1717 #A) on 
south side of building and the Plantacea Cannabis Dispensary (1717 #B) on the north side 
of building. The basement below (1717#C) is currently vacant.  The business owner of the 
Cannabis Dispensary will be expanding their business operations to the basement to set up 
a Micro Cannabis use specializing in the propagation of cannabis plants and flowers.  No 
changes will be made to the Round Table Pizza restaurant which has been in operation 
since 2004 to accommodate the expansion of the microbusiness for Plantacea Dispensary.

PROJECT DESCRIPTION
 
The tenant improvements to accommodate the cultivation operations of the micro 
cannabis business will be located within the basement area (3,480 sq. ft.).  The 
basement features a secure area with high ceilings to adequately accommodate the 
installation of cultivation equipment/racks, odor control measures and irrigation devices.  
Access to the basement will be provided from a man door and roll-up door on the north 
side of the building.  The man door has access to the sidewalk via a walkway and a roll-
up door has access to the private street via an existing driveway and drive approach.  
Deliveries and distribution materials and supplies to the micro cannabis use would occur 
via the roll-up door.  The retail area upstairs contains a number of rooms that are not 
currently in use and can be dedicated to the distribution operation.

The complete Cannabis Microbusiness Plan is provided as Attachment 4. The 
Microbusiness Plan provides details on the Cultivation Plan, Water Consumption, 
Cultivation Security Plan, Waste Management Plan, Safety Plan, and Distribution plan. 
The Micro Cannabis Business will have, at start-up, three shifts with 2-4 employees on a 
24-hour schedule.  After the first 12 months, the shifts will be reduced based on an 
established planting and cultivation process. The dispensary will continue to operate 
from 10 am to 5 pm daily, with two shifts involving 4-7 employees. The Micro Cannabis 
Business will have two vans parked on the west side of the parking lot away from the 
dispensary and pizza restaurant for use with the distribution operations.  Photographs of 
the basement area are provided as Attachment 5.

ENVIRONMENTAL REVIEW
 
This project is exempt from the California Environmental Quality Act pursuant to Class 1, 
Section 15301(a):  Class 1 consists of the operation, repair, maintenance, permitting, 
leasing or minor alterations of private structures and facilities involving negligible or no 
expansion of the former use 
 
Evidence: The proposed project will consist of interior tenant improvements within an 
existing basement area of a commercial building involving minor plumbing and electrical 
alterations to accommodate a micro cannabis business that will operate in conjunction 

Packet Page 5                



 
with an existing retail cannabis dispensary on the main floor of the building.  The 
proposed cannabis microbusiness will not require any exterior alteration to the site or 
change in intensity of the project site or the City’s infrastructure off-site where it can be 
seen with certainty that the proposed interior improvements can be accommodated 
without creating any significant off-street parking demand or external effects that would 
be detrimental to the health, safety, and general welfare of the community. 

STAFF ANALYSIS

Use Permit Findings:

The required findings are provided below, as required of SMC 17.62.070.F: 

1. The proposed use is allowed within the applicable zone and complies with all other 
applicable provisions of this Zoning Ordinance and the Municipal Code.

Evidence: The operations of the cannabis microbusiness within the basement area 
would be classified as a processing use for off-street parking demand.  In accordance 
with a ratio of 1 space per 500 square feet of floor area devoted to other office use, the 
cannabis microbusiness would require an seven parking spaces. The square footage of 
the existing Round Table Pizza seating area is approximately 2,000 sq. ft. and requires 
seven spaces based on a ratio of 1 space per 300 sq. ft. The existing retail cannabis 
store with a square footage of 5,600 sq. ft. requires 11 spaces based on a ratio of 1 
space per 500 sq. ft.  The combined off-street parking for the existing and proposed 
cannabis microbusiness would be 25 spaces.  The off-street parking lot located to the 
rear of the site contains 34 parking spaces with an additional six parallel parking spaces 
on Birch Avenue to the north for a total of 40 off-street parking spaces.  The project site 
is in compliance with the Seaside Zoning Code.

Additionally, the site has separate entrance to accept deliveries and will have odor 
control measures installed to mitigate any external effects on the adjoining business and 
community. 

2.  The proposed use is consistent with the General Plan and any applicable specific plan.
Seaside General Plan Conformance

Evidence: Per the General Plan Land Use Element, the site is designated as Regional 
Commercial. The following Goals and Policies would apply:

Land Use Element Goal LU-1: Promote a mixture of land uses and a balance of jobs and 
housing to support a community in which people can live, work, and play.  
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Evidence: The project site will be contained within an existing commercial building which 
has demonstrated that it can contain the necessary capacity to operate a cannabis 
microbusiness without overburdening existing roadways and existing City infrastructure.

Land Use Element Policy LU-1.1: The proposed use would serve to implement and diversify 
the land uses within the Fremont Boulevard corridor and improve the City’s job housing 
balance.

Evidence: The project would occupy a vacant tenant space and have the potential for the 
growth of an existing business and will employ Seaside residents.

Land Use Element Policy LU-1.2: The proposed use will serve to provide additional jobs to 
improve the City’s job housing balance. 

Evidence: The project will employ Seaside residents.

Land Use Element Goal LU-2: Revitalize existing commercial areas.

Evidence: The addition of a cannabis microbusiness to the cannabis dispensary will serve 
to establish a regional commodity within the City of Seaside that will provide a substantial 
investment within the community.

Land Use Element Policy –LU-2.1: The proposed project will serve to revitalize an existing 
commercial area of the community to provide new jobs and services. 

Evidence: The proposed use will serve to fill a vacant commercial site to provide additional 
jobs and improve an am existing business through the vertical integration of a cannabis 
related use.

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

Evidence:  The proposed cannabis microbusiness will be contained within an existing 
commercial basement.  The operating characteristics of the micro cannabis business will 
blend with the retail cannabis facility on the main floor and improve the overall business 
investment opportunities for the community.

4. The site is physically suitable for the type, density and intensity of discretionary use 
being proposed, including access, utilities, and the absence of physical constraints.

Evidence: The project site is served by existing water, wastewater, and electrical 
infrastructure and facilities with adequate capacity to serve the proposed project.  The 
proposed conversion of the commercial basement to a Cannabis Microbusiness will be 
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compatible with the use of the main floor above as a retail Cannabis Dispensary.

5. Granting the permit would not be detrimental to the public interest, health, safety, 
convenience, or welfare, or materially injurious to persons, property, or improvements 
in the vicinity and zone district in which the property is located.

Evidence: The proposed conversion of a commercial basement area to a microbusiness 
Cannabis facility would not be detrimental to the public health, safety and general welfare 
of the people of the City and surrounding neighborhood. The proposed use is located 
within an underutilized area of an existing commercial building that is completely screened 
from public view and would help maintain a compact city form consistent with the scale 
and character of the surrounding commercial neighborhood.
ATTACHMENTS
 
Attachment 1: Resolution
Exhibit A to Attachment 1: Project Plans
Attachment 2: Location Map
Attachment 3: Site Photos
Attachment 4:  Cannabis Microbusiness
Attachment 5:  Basement Area Photos
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RESOLUTION NO. 22-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SEASIDE, 
STATE OF CALIFORNIA, APPROVING USE PERMIT APPLICATION No. UP-22-
02 LOCATED AT 1717 FREMONT BOULEVARD IN THE REGIONAL 
COMMERCIAL (CRG) ZONING DISTRICT.

WHEREAS, Sea Pacific Investments, property owner, and Betty P. Phaysouphan, 
are requesting approval of a Use Permit Application to allow for a Cannabis 
Microbusiness Business; and,

WHEREAS, a duly noticed public hearing has been held on April 13, 2022; and,

WHEREAS, the Planning Commission reviewed the staff report, received and 
considered oral comments at the public hearing concerning the proposed Cannabis 
Microbusiness and acted to grant approval of Use Permit Application No. UP-22-02 in 
accordance with Section 17.62.030 of the Seaside Municipal Code; and

WHEREAS, the project is exempt from the California Environmental Quality Act 
(CEQA) pursuant to Class 1, Section 15301(C). Class 1 consists of remodeling to 
existing structures involving negligible or no expansion of use.

Evidence: Evidence: The proposed project will consist of interior tenant improvements 
within an existing basement area of a commercial building involving minor plumbing 
and electrical alterations to accommodate a micro cannabis business that will operate in 
conjunction with an existing retail cannabis dispensary on the main floor of the building.  
The proposed cannabis microbusiness will not require any exterior alteration to the site 
or change in intensity of the project site or the City’s infrastructure off-site where it can 
be seen with certainty that the proposed interior improvements can be accommodated 
without creating any significant off-street parking demand or external effects that would 
be detrimental to the health, safety, and general welfare of the community.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission adopts 
the following findings approving Use Permit Application No. UP- 22-02:

1. The proposed use is allowed within the applicable zone and complies with all other 
applicable provisions of this Zoning Ordinance and the Municipal Code.

Evidence: The operations of the cannabis microbusiness within the basement area 
would be classified as a processing use for off-street parking demand.  In accordance 
with a ratio of 1 space per 500 square feet of floor area devoted to other office use, the 
cannabis microbusiness would require an seven parking spaces. The square footage of 
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the existing Round Table Pizza seating area is approximately 2,000 sq. ft. and requires 
seven spaces based on a ratio of 1 space per 300 sq. ft. The existing retail cannabis 
store with a square footage of 5,600 sq. ft. requires 11 spaces based on a ratio of 1 
space per 500 sq. ft.  The combined off-street parking for the existing and proposed 
cannabis microbusiness would be 25 spaces.  The off-street parking lot located to the 
rear of the site contains 34 parking spaces with an additional six parallel parking spaces 
on Birch Avenue to the north for a total of 40 off-street parking spaces.  The project 
site is in compliance with the Seaside Zoning Code.

Additionally, the site has separate entrance to accept deliveries and will have odor 
control measures installed to mitigate any external effects on the adjoining business 
and community. 

2.  The proposed use is consistent with the General Plan and any applicable specific plan.

Seaside General Plan Conformance

Evidence: Per the General Plan Land Use Element, the site is designated as Regional 
Commercial. The following Goals and Policies would apply:

Land Use Element Goal LU-1: Promote a mixture of land uses and a balance of jobs and 
housing to support a community in which people can live, work, and play.  

Evidence: The project site will be contained within an existing commercial building which 
has demonstrated that it can contain the necessary capacity to operate a cannabis 
microbusiness without overburdening existing roadways and existing City infrastructure.

Land Use Element Policy LU-1.1: The proposed use would serve to implement and 
diversify the land uses within the Fremont Boulevard corridor and improve the City’s job 
housing balance.

Evidence: The project would occupy a vacant tenant space and have the potential for the 
growth of an existing business and will employ Seaside residents.

Land Use Element Policy LU-1.2: The proposed use will serve to provide additional jobs to 
improve the City’s job housing balance. 

Evidence: The project will employ Seaside residents.

Land Use Element Goal LU-2: Revitalize existing commercial areas.
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Evidence: The addition of a cannabis microbusiness to the cannabis dispensary will serve 
to establish a regional commodity within the City of Seaside that will provide a substantial 
investment within the community.

Land Use Element Policy –LU-2.1: The proposed project will serve to revitalize an existing 
commercial area of the community to provide new jobs and services. 

Evidence: The proposed use will serve to fill a vacant commercial site to provide additional 
jobs and improve an am existing business through the vertical integration of a cannabis 
related use.

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

Evidence:  The proposed cannabis microbusiness will be contained within an existing 
commercial basement.  The operating characteristics of the micro cannabis business will 
blend with the retail cannabis facility on the main floor and improve the overall business 
investment opportunities for the community.

4. The site is physically suitable for the type, density and intensity of discretionary use 
being proposed, including access, utilities, and the absence of physical constraints.

Evidence: The project site is served by existing water, wastewater, and electrical 
infrastructure and facilities with adequate capacity to serve the proposed project.  The 
proposed conversion of the commercial basement to a Cannabis Microbusiness will be 
compatible with the use of the main floor above as a retail Cannabis Dispensary.

5. Granting the permit would not be detrimental to the public interest, health, safety, 
convenience, or welfare, or materially injurious to persons, property, or improvements 
in the vicinity and zone district in which the property is located.

Evidence: The proposed conversion of a commercial basement area to a microbusiness 
Cannabis facility would not be detrimental to the public health, safety and general welfare 
of the people of the City and surrounding neighborhood. The proposed use is located 
within an underutilized area of an existing commercial building that is completely screened 
from public view and would help maintain a compact city form consistent with the scale 
and character of the surrounding commercial neighborhood.

BE IT FURTHER RESOLVED, the Planning Commission hereby grants Use Permit 
Application No. 22-02 subject to the following terms and conditions:
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Project Specific:

Planning:

1. Except as modified by required conditions of approval, plans submitted for a 
building permit shall substantially conform to the plans approved for discretionary 
permits for this project, stamped “approved” on , 2022 shown on Exhibit A.

2. Prior to the issuance of a Building Permit for interior or exterior 
improvements, the applicant shall enter into a cannabis 
development/operating agreement by and between the city and owner on a 
form approved by the City of Seaside.  The agreement will specify the 
standards and conditions that must be met at all times by the City of 
Seaside, applicable regional agencies and State agencies.

3. An annual audit or inspection maybe conducted by City staff to ensure 
compliance with local and state regulations regarding Cannabis regulations 
and odors that can be readily smelled from the perimeter of the site..

4. Prior to the issuance of a Certificate of Occupancy, the applicant must 
submit a security plan to the Chief of Police for review and approval. The 
security will detail security cameras, storage of cannabis product, 
delivery/distribution.

Fire Department
5. The project shall be constructed in compliance with the 2021 California Fire Code.

Police Department

6. The Applicant shall comply with security measures of the Seaside Police 
Department outlined in Chapter 19 of the Seaside Municipal Code prior to 
receiving a Certificate of Occupancy.

Standard:

1. The applicant agrees as a condition and in consideration of the approval of this 
discretionary permit that it will defend, indemnify and hold harmless the City of 
Seaside or its agents, officers and employees from any claim, action or 
proceeding against the City or its agents, officers or employees to attack, set 
aside, void or annul this approval.  The applicant will reimburse the City for any 
court costs and attorney’s fees, which the City may be required by a court to pay 
as a result of such action. City may, at its sole discretion, participate in the 
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defense of such action; but such participation shall not relieve applicant of his 
obligations under this condition.  The City shall promptly notify the applicant of 
any such claim, action, or proceeding, and the City shall cooperate fully in the 
defense thereof.

2. Any proposed future development or change in use shall comply with the 
requirements of the Fire, Health, Planning, Code Enforcement, Building and 
Public Works Departments.

3. The proposed project shall comply with the applicable requirements of the 
Monterey Peninsula Water Management District.  If an increase in water above 
the previous Group I water use within the basement is required, the applicant 
will be responsible for obtaining the required water from the City’s Water 
Allocation Committee.

4. The issuance of building permits involving the installation of new water shall be 
subject to the availability of an adequate supply of water and sewer capacity to 
serve the project.

5. Water conservation fixtures shall be provided in the proposed project.

6. The permit shall have no force or effect unless and until accepted, and the terms 
thereof agreed to, in writing, by the applicant and property owner within fifteen 
(15) days from the date of its approval. 

7. Use Permit approval will become null and void if a building permit is not obtained 
within one (1) year from the date of approval to begin construction on the 
project.

8. For purposes of assuring compliance, the applicant, agents, representatives or 
their assignees agree not to deny or impede access to the subject property by 
City employees in the performance of their duties.

PASSED AND ADOPTED at the special meeting of the Planning Commission of the City 
of Seaside, State of California, on the 13th day of April, 2022, by the following vote:

AYES:
NOES:
ABSENT: 
ABSTAIN:

Will Silva, Chairperson

ATTEST:
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_________________________________________
Planning Commission Secretary

USE PERMIT APPLICATION No. UP-22-02

PC RESOLUTION No. 22-XX

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(s).  

The undersigned hereby acknowledge the approved terms and conditions and agree to 
fully conform to, and comply with, said terms and conditions within the time frames 
approved by the City of Seaside Planning Commission.

______________________________________ ________________

Applicant's Signature Date

_____________________________________ ________________

 Property Owner’s Signature Date
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Attachment 2

Location Map:  1717 Fremont Boulevard
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Attachment 3 

Site Photos

View of front façade from Fremont Boulevard

View of North façade and Birch Avenue looking west
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View of Birch Avenue sidewalk looking East
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View of roll-up door and side man door access from Birch Avenue

Man Door Access

Roll-Up Door
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Attachment 5 

Basement Photographs

Views of the interior basement and ceiling height
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