
A G E N D A
CITY OF SEASIDE SPECIAL MEETING
WATER ALLOCATION VIRTUAL ONLY
COMMITTEE Thursday, July 6, 2023

9:00 AM

___________________________________________________________________________________

1. CALL TO ORDER 
 
2. ROLL CALL - WATER ALLOCATION COMMITTEE 
  
 Jaime Fontes  

Andrew Myrick
Leslie Llantero

City Manager
Community & Economic Development Planning Manager
Associate Engineer

3. PUBLIC COMMENT 
 Members of the public wishing to address the Committee 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. Public Comments for "Presentations" on 
this agenda are also taken at this time; comments on specific agenda items are heard 
under that item. For the public record, please state your name.

  
4. STAFF COMMUNICATION 
 
  
5. BUSINESS ITEMS 
 

A. WATER ALLOCATION COMMITTEE APPLICATION NO. WAC-23-01. 
APPLICANT THEA KUN AND PROPERTY OWNER VERDUCCI ENTERPRISES 
REQUEST AN ALLOCATION OF 0.119 ACRE FEET OF WATER (WAC-23-01) 
FOR A CAFE LOCATED AT 800 BROADWAY AVENUE (APN 011-297-001) 
IN THE COMMERCIAL MIXED USE ZONE (CMX). THE WATER ALLOCATION 
IS CATEGORICALLY EXEMPT, CLASS 1, SECTION 15301 FROM THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

   
6. ADJOURNMENT 
  

Next Regularly Scheduled Meeting:
 TBD
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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 (831) 

899-6707 no fewer than two business days prior to the meeting to allow reasonable 
arrangements. Agendas and videos of past meetings are available on demand 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.: 5.A. 

   
 

 
TO:  Water Allocation Committee 
    
BY:  Eric Azriel, Assistant Planner 

  
    
DATE:  July 6, 2023  
    
SUBJECT:  WATER ALLOCATION COMMITTEE APPLICATION NO. WAC-23-

01. APPLICANT THEA KUN AND PROPERTY OWNER VERDUCCI 
ENTERPRISES REQUEST AN ALLOCATION OF 0.119 ACRE FEET 
OF WATER (WAC-23-01) FOR A CAFE LOCATED AT 800 
BROADWAY AVENUE (APN 011-297-001) IN THE COMMERCIAL 
MIXED USE ZONE (CMX). THE WATER ALLOCATION IS 
CATEGORICALLY EXEMPT, CLASS 1, SECTION 15301 FROM THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT.   
   

 
PURPOSE & RECOMMENDATION 
  
The project proposes a counter service cafe at 800 Broadway Suite A. It would be 
considered a counter service restaurant, which can be permitted through a Use Permit. 
The applicants expect to apply for the Use Permit after receiving the water allocation. 
 
Staff recommends the Water Allocation Committee consider the requested points and 
submitted documentation.  
 
BACKGROUND  
  
The prior use at 800 Broadway Suite A was a salon with 4 stations. Per Monterey 
Peninsula Water Management District (MPWMD), 0.0567 acre feet of water is allocated 
for each beauty shop station. Thus, 0.227 acre feet of water is already allocated for this 
property. 
Creating a cafe uses 0.0002 acre feet of water per sf. as a Group II use. Because the 
floor area is 1,731 sf., the proposed cafe needs a total of 0.3462 acre feet of water, an 
additional allocation of 0.119 acre feet (Attachment 2 Non-Residential Water Release 
Permit Application). 
 
Seaside Municipal Code (SMC) section 13.24 describes the process whereby the Water 
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Allocation Committee allocates water. Applications are scored via a point system 
described by SMC 13.24.025. Projects receiving 20 points are allocated water by the 
Water Allocation Committee with the Committee also deciding how much of the water 
request to allocate (SMC 13.24.023). 
 
Per the Planning Water Allocation Tracking, approximately 4.261 acre feet of water 
remains available for allocation to small commercial projects. 
 
ANALYSIS 
The proposed project would create a cafe called "Congo Go" that would serve boba 
drinks and small servings of food. The menu and aesthetic design is included in 
Attachment 3 The Congo-Go Business Portfolio. The financial information in the 
portfolio was superseded by the applicant's proposal in Attachment 4 Projections and 
Operating Costs. 
 
The applicant requests 21 points as follows: 

• $1,550,000 in annual sales, 
• Creation of 1-9 part-time jobs and 1-9 full-time jobs, 
• The location of the project on Broadway Avenue, and  
• Remodeling a vacant space. 

 
A detailed breakdown is given below in Table 1. Points Requested, as specified by SMC 
13.24.025. 
 
TABLE 1. Points Requested 
Commercial Project Criteria Applicant's 

Request 
Points 
Requested 

Revenue Generation 
Up to $5,000 = 1 point 
$5,001-$10,000 = 3 points 
$10,001-$15,000 = 5 points 
$15,001 or more = 7 points 

Projection of 
$1,550,000 in 
sales 
At 1% of sales, 
the City's 
revenue is 
$15,500  

7 points 

Jobs Creation 
1-9 part time = 1 point 
10 or more part time = 3 points 
1-9 full time = 5 points 
10 or more full time = 7 points 

Create 1-9 part-
time jobs (1 
point) 
Create 1-9 full-
time jobs (5 
points) 

6 points 

Projects on Major Thoroughfares The project is 5 points 

Packet Page 4                



   
  

Item No. 5.A. Page 3 of 3 

All other commercial areas = 1 point 
Fremont, Broadway, Del Monte = 5 points 

located on 
Broadway 
Avenue. 

Removal of Blight 
Occupied Bldg, remodel existing structure = 1 
pt 
Vacant Bldg, remodel of existing structure = 3 
pts 
Occupied Bldg, full demo & redevelopment = 5 
pts 
Vacant Property, complete redevelopment = 7 
pts 

The project 
would remodel a 
vacant existing 
structure 

3 points 

Business Retension 
Seven (7) points will be awarded for projects 
which, if not approved, would result in the loss 
of an existing business which generates revenue 
for the City and/or significant employment. 

  

Total  21 Points 
 
 
 
 
  
 
ATTACHMENTS 
  
1. Attachment 1 Proposed Resolution 
2. Attachment 2 Non-Residential Water Release Permit Application 
3. Attachment 3 The Congo-Go Business Portfolio 
4. Attachment 4 Projections 
5. Attachment 5 Floor Plan 
6. Attachment 6 WAC-23-01 Application 
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RESOLUTION NO. 23-01

A RESOLUTION OF THE WATER ALLOCATION COMMITTEE OF THE CITY 
OF SEASIDE, STATE OF CALIFORNIA, APPROVING AN ALLOCATION OF 
0.119 ACRE FEET OF WATER FOR A CAFE AT 800 BROADWAY AVENUE 
SUITE A1 (APN 011-297-001-000) ZONED COMMERCIAL MIXED USE. 

WHEREAS, the Water Allocation Committee is tasked with prioritizing applications 
for water allocations by Seaside Municipal Code (SMC) 13.24.023,

WHEREAS, the Water Allocation Committee must allocate water if the project 
scores 20 points or more and the Project scored 21 points,

WHEREAS, the Water Allocation Committee decides how much of the water 
request to allocate,

WHEREAS, the Applicant requests 0.119 acre feet of water to create a café at 
800 Broadway Suite A in a now-vacant tenant space,

WHEREAS, the water allocation is categorically exempt, class 1 Section 15301 
from the California Environmental Quality Act,

NOW, THEREFORE, BE IT RESOLVED, that the Water Allocation Committee 
approves allocating 0.119 acre feet of water to the Applicant for use as a café, 
subject to the following conditions:

Project Specific

Planning

1. The water allocation is valid only for the implementation of the 1,731 
square foot café. Any change in the land us at this site prior to a 
Certificate of Occupancy shall cause the water permit to become null and 
void.

2. Applicant must secure a Certificate of Occupancy for the improvements 
within 12 months of the Water Allocation being issued.

Standard

1. Applicant must submit a complete application for the appropriate 
development permit associated with their project within sixty days of the 
issuance of the water release permit. Time extensions for application 
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submittal may be granted by the Zoning Administrator upon showing of 
good cause.

2. The applicant must complete all work within twelve months of the date of 
issuance of a building permit, or for those projects which do not require a 
building permit, within twelve months of the date of issuance of a permit 
from the city or other governmental agency with permits the project to 
commence construction. A request for a time extension, due to a delay in 
the completion of the project, shall be submitted to the committee in 
writing for consideration. Failure of an applicant to adhere within the 
prescribed time limits listed above may result in the water release permit 
being declared void. Water allocations for voided permits will be returned 
to the city’s overall allocation for redistribution to other applicants.

3. Proposed changes to the approved application(s) must receive approval 
from the Zoning Administrator.

4. 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 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.

5. The project shall be responsible for all applicable local and/or regional 
development and/or impact fees including, but not limited to, sewer, 
water, and traffic fees, which shall be paid prior to building permit 
issuance.

6. The proposed project shall comply with the applicable requirements of the 
Monterey Peninsula Water Management District for the installation of new 
water fixtures and landscape irrigation equipment.  

7. 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.

8. Water conservation fixtures shall be provided in the proposed project.
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U:\demand\Work\Forms\Applications\Non-Residential Water Release & Permit Application Revised 20180118.docx                                        

MONTEREY PENINSULA WATER MANAGEMENT DISTRICT 
NON-RESIDENTIAL WATER RELEASE FORM AND WATER PERMIT APPLICATION 

NOTE: When approved and signed by the Jurisdiction this form must be submitted with final and complete Construction Plans to:   
Monterey Peninsula Water Management District Permit Office 

5 Harris Court, Bldg. G ~ Monterey, CA 93940  ~ (831) 658-5601 ~ www.mpwmd.net  ~ Fax (831) 644-9558 
Completing the Water Release Form & Water Permit Application does not guarantee issuance of a Water Permit. 

ALL SPACES BELOW MUST BE COMPLETED OR THE APPLICATION MAY NOT BE PROCESSED.  (Please print firmly) 
 

1.  OWNERSHIP INFORMATION:    2.  AGENT/REPRESENTATIVE INFORMATION: 
 

Name:         Name:         

Daytime telephone:       Daytime telephone:       

Mailing Address:        Mailing Address:        

E-Mail Address:        E-Mail Address:        
 

3.  PROPERTY INFORMATION: 
 

Year building was constructed?             Existing Square-footage                  Proposed Square-footage              

Address:            Assessor Parcel Number   - -  

Water company serving parcel:     Is a water meter needed?  (Circle one)  YES/ NO  (How Many   )            
NOTE:  Separate water meters are required for each User. 
   

4.  Type of Non-Residential Use:          
 

5.  Project Description (Be thorough and detailed):        
         
          
 

Any change in Use/Expansion of Use requires a Water Permit. Deed Restriction Required for all Water Permits. Mandatory Retrofit Upon Expansion of Use. 
 Table No. 1       Table No. 2  
Existing Group I (All Uses before project) Post Project Group I (All Uses after project) 

 

Type of Use    Quantity       Factor  Use/AF Type of Use Quantity         Factor           Use/AF 
Auto Uses _________ x  0.00007 = _________ Auto Uses _________ x  0.00007 = __________  
Bank  _________ x 0.00007 = _________ Bank  _________ x 0.00007 = __________ 
Convenience Store _________ x  0.00007 = _________ Convenience Store _________ x  0.00007 = __________ 
Church _________ x  0.00007 = _________ Church _________ x  0.00007 = __________ 
Dental/Medical/Vet Clinic _________ x  0.00007 = _________ Dental/Medical/Vet Clinic _________ x 0.00007 = __________ 
Dry Cleaner (No on-site laundry) _________ x 0.00007 = _________ Dry Cleaner (No on-site laundry) _________ x 0.00007 = __________ 
Family Grocery _________ x 0.00007 = _________ Family Grocery _________ x 0.00007 = __________ 
Fast Photo _________ x 0.00007 = _________ Fast Photo _________ x 0.00007 = __________ 
Gym _________ x 0.0 0007 = _________ Gym _________ x 0.00007 = __________ 
Nail Salon _________ x 0.00007 = _________ Nail Salon _________ x 0.00007 = __________ 
Office _________ x  0.00007 = _________ Office _________ x 0.00007 = __________ 
Retail _________ x 0.00007 = _________ Retail _________ x 0.00007 = __________ 
School _________ x 0.00007 = _________ School _________ x 0.00007 = __________ 
Supermarket _________ x 0.00007 = _________ Supermarket _________ x 0.00007 = __________ 
Warehouse _________ x 0.00007 = _________ Warehouse _________ x 0.00007 = __________ 
Tasting Room _________ x 0.00007 = _________ Tasting Room _________ x 0.00007 = __________ 

 

Existing Group II (All Uses before project)     Post Project Group II (All Uses after project) 
Users in this category prepare and sell food or beverages that are served on disposable tableware. 

Type of Use    Quantity       Factor  Use/AF Type of Use Quantity         Factor           Use/AF 
Bakery _________ x  0.0002 = _________ Bakery _________ x  0.0002 = __________ 
Bar (ABC License-Indoor/Outdoor) _________ x  0.0002 = _________ Bar (ABC License-Indoor/Outdoor) _________ x  0.0002 = __________ 
Catering _________ x  0.0002 = _________ Catering _________ x  0.0002 = __________ 
Coffee House  _________ x 0.0002 = _________ Coffee House _________ x 0.0002 = __________ 
Deli _________ x  0.0002 = _________ Deli _________ x 0.0002 = __________ 
Ice Cream Shop/Sandwich Shop _________ x 0.0002 = _________ Ice Cream Shop/Sandwich Shop _________ x 0.0002 = __________ 
Pizza _________ x 0.0002 = _________ Pizza _________ x 0.0002 = __________ 
Dry Cleaner (with on-site laundry) _________ x 0.0 002 = _________ Dry Cleaner (with on-site laundry) _________ x 0.0002 = __________ 

 

Existing Group III (All Uses before project)    Post Project Group III (All Uses after project) 
Type of Use    Quantity       Factor  Use/AF Type of Use Quantity         Factor           Use/AF 
Assisted Living (more than 6 beds) _________ x  0.085 bed = _________ Assisted Living (more than 6 beds) _________ x  0.085 bed = __________ 
Beauty Shop /Dog grooming _________ x 0.0567 station = _________ Beauty Shop/Dog Grooming  _________ x 0.0567 station = __________ 
Child/Dependent Adult Day Care _________ x  0.0072 child = _________ Child/Dependent Adult Day Care _________ x  0.0072 child = __________ 
Dormitory _________ x 0.040 room = _________ Dormitory _________ x 0.040 room = __________ 
Laundromat _________ x 0.20 machine = _________ Laundromat _________ x 0.20 machine = __________ 
Meeting Hall/Banquet Room _________ x 0.00053 sf = _________ Meeting Hall/Banquet Room _________ x 0.00053 sf = __________ 
Motel/Hotel/Bed &Breakfast _________ x 0.1  room = _________ Motel/Hotel/Bed & Breakfast _________ x 0.1 room = __________ 
 w/Large Tub (add to room) _________ x  0.03 tub = _________  w/Large Tub (add to room) _________ x  0.03 tub = __________ 
 w/Each Showerhead beyond one _________ x  0.02 per head = _________  w/Each Showerhead beyond one _________ x  0.02 per head = __________ 
Irrigated area (within 10 ft. of bldg.) _________ x ETWU = _________ Irrigated area (within 10 ft. of bldg.) _________ x ETWU = __________ 
Plant Nursery _________ x 0.00009 sf = _________ Plant Nursery _________ x 0.00009 sf = __________ 
Public Toilet _________ x 0.058 toilet = _________ Public Toilet _________ x 0.058 toilet = __________ 
Public Urinal _________ x  0.036 urinal = _________ Public Urinal _________ x  0.036 urinal = __________ 
Zero Water Consumption Urinal _________  no value = _________ Zero Water Consumption Urinal _________  no value = __________ 
Restaurant (Includes Bar/Brewpub Seat)_________ x 0.02 seat = _________ Restaurant (Includes Bar/Brewpub Seat)_________ x 0.02 seat = __________ 
 Ext. Seats above Allowance _________ x 0.01 seat = _________  Ext. Seats above Allowance _________ x 0.01 seat = __________ 
 Ext. Seats within Allowance _________ x No value = _________  Ext. Seats within Allowance _________ x No Value = __________ 
Restaurant (24-Hour and Fast Food) _________ x 0.038 seat = _________ Restaurant (24-Hour and Fast Food) _________ x 0.038 seat = __________ 
Self-Storage _________ x 0.0008 unit = _________ Self-Storage  _________ x 0.0008 unit = __________ 
Skilled Nursing/Alzheimer’s Care _________ x 0.120 bed = _________ Skilled Nursing/Alzheimer’s Care _________ x 0.120 bed = __________ 
Spa _________ x 0.05 spa = _________ Spa   _________ x 0.05 spa = __________ 
Swimming Pool (each 100 sq-ft of pool surface) _________ x 0.02 sf = _________ Swimming Pool (each 100 sq-ft of pool surface) _________  x 0.02  = __________ 
Theater _________ x 0.0012 seat = _________ Theater   _________ x 0.0012 seat = __________ 
EXISTING Quantity   TOTAL   =     PROPOSED Quantity  TOTAL = __________  

 

Group IV – Modified Uses                 Use/AF 
Reduced water Capacity from types of uses listed in Groups I-III and have received a Water Use Credit for modifications       =   
New Connections – Refer to District Rule 24-B-2 “Exterior Non-Residential Water Demand Calculations”       =   
PROPOSED WATER USAGE (DIFFERENCE BETWEEN EXISTING USE –POST PROJECT USE)       =   

(Jurisdiction must authorize water for positive result)   
 

In completing this Water Release Form, the undersigned (as owner or as agent for the property owner) acknowledges that any discrepancy or mistake may cause rejection or delay in 
processing of the application.  Additionally, the undersigned is responsible for accurately accounting for the type of Non-Residential use. Changes of Use or Expansions completed 
without a Water Permit may result in additional fees and penalties, the imposition of a lien on the property, and the deduction of water from the local Jurisdiction’s Allocation. 
 

I certify, under penalty of perjury, that the information provided on this Water Release Form & Permit Application is to my knowledge correct, 
and the information accurately reflects the changes presently planned for this property. 
 
 
               
Signature of Owner/Agent                     Date 
 

AUTHORIZATION FOR WATER PERMIT – JURISDICTION USE ONLY 
   AF Paralta Allocation     AF Public Credits    AF Pre-Paralta Credits    WDS (Private Well)          No water needed          Entitlement 
Notes:       Authorized by:      Date:      
 

This form expires on the same date as any discretionary or building permit issued for this Project by the Jurisdiction 

94.6097

3.538

0.07638

3.462

(4) Stations in Total

98.1477

98.14771,731

1,731

Change of use from Salon to Cafe/Bakery. Adding in new kitchen equipment, new 
service counter, new type #1 hood, adding new coffee and tea bar.

Cafe

California American 
Water

011 - 297 - 001 - 000 800 Broadway Ave - Suite A1 - Seaside CA 93955

1,7311,731

15117 Breckinridge Ave Marina CA 939332050 Fairmont Drive, San Mateo CA 94402
Bunthea@att.net

209- 479- 5407
Thea Kun

2007

jackverducci@att.net

650 303 -5588
Verducci Enterprises LP (For Thea Kun Tenant)

DocuSign Envelope ID: 5ABA02DD-4B6B-4861-A920-EF238A073E08

5/8/2023
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Bunnoeun Kun

Bunnoeun Kun_1
4

Bunnoeun Kun_2

Bunnoeun Kun_3
.227

Bunnoeun Kun_4

Bunnoeun Kun_5
.227

Bunnoeun Kun_6

Bunnoeun Kun_7

Bunnoeun Kun_8

Bunnoeun Kun_9

Bunnoeun Kun_10
.227

Bunnoeun Kun_11
.346

Bunnoeun Kun_12
.346

Bunnoeun Kun_13
0.119
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The Congo- Go
Sales Projection Worksheet - Typical Week

Table Daily Sales By Category % of
Turns Covers              Food & Beverage Total Week

Monday
10AM-8PM 19 100 2,500 0 0 2,500
Day Totals 2,500 0 0

Tuesday
10AM-8PM 19 120 3,000 0 0 3,000
Day Totals 3,000 0 0 3,000 9.50%

Wednesday
10AM-8PM 19 150 3,750 0 0 3,750
Day Totals 3,750 0 0 3,750 11.90%

Thursday
10AM-8PM 19 180 4,500 0 0 4,500
Day Totals 4,500 0 0 4,500 14.30%

Friday
10AM-8PM 20 250 6,250 0 0 6,250
Day Totals 6,250 0 0 6,250 19.80%

Saturday
10AM-8PM 19 280 7,000 0 0 7,000
Day Totals 7,000 0 0 7,000 22.20%

Sunday
10AM-8PM 19 280 7,000 0 0 7,000
Day Totals 7,000 0 0 7,000 22.20%

WEEK TOTALS Totals in $ 34,000 0 0 31,500
Ave. # of Banquets, Parties/ Week 0

Ave. # of Guests 195
Per Person Average $ $25.00

Totals in $ 34,000 0 0 31,500
100.00%
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RECAP: Key Sales Numbers:
Annual Sales $1,512,000
Average Monthly Sales $126,000
Operation Hours:

10AM - 8PM Ave. Price Point % Ordered # of Orders Ave. CK Food Ave CK
Food -
Small Bites $5.00 2% 50 $5.00
Baked Goods $3.00 1% 50 $1.50
Dessert $2.00 1% 50 $1.00
Beverages -
Tea $7.00 5% 50 $17.50
Milk Tea $6.00 5% 50
Coffee $3.50 3% 10

0 0% 0
0 0% 0

TOTALS FALSE $25.00 $25.00
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