
A G E N D A

CITY OF SEASIDE REGULAR MEETING
PLANNING COMMISSION COUNCIL CHAMBER

440 Harcourt Avenue
Wednesday, June 14, 2017
7:00 PM

PLEASE TURN OFF YOUR CELL PHONES UPON ENTERING THE MEETING

1.  CALL TO ORDER 
   
2.  ROLL CALL ­ ESTABLISHMENT OF QUORUM 
   

 

John Owens
Michael Lechman
Keith Dodson
Denise Ross
Arlington La Mica
Michael Spalletta
Ian Oglesby 

Chair 
Vice Chair
Commissioner
Commissioner 
Commissioner 
Commissioner
Commissioner

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

where a vote may be taken to add the item to the agenda. (A 2/3­majority vote is required).
   
4.  PUBLIC COMMENT 
  Members of the public wishing to address the City Council 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 minutes. Public Comments on specific agenda items are heard under that item. For the 
public record, please state your name.

   
5.  APPROVAL OF MINUTES 
 
6.  BUSINESS ITEMS 
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A. USE PERMIT APPLICATION NO. UP­17­02. MICHAEL BONA, APPLICANT, 
AND THE KOREAN AMERICAN COMMUNITY ORGANIZATION OF 
MONTEREY, PROPERTY OWNER, ARE REQUESTING APPROVAL OF A USE 
PERMIT APPLICATION TO ALLOW FOR A PORTION OF AN EXISTING 
OFFICE BUILDING TO BE USED FOR CLASSROOMS AND SPECIAL 
MEETING EVENTS IN ASSOCIATION WITH THE EXISTING OFFICES FOR 
THE KOREAN AMERICAN COMMUNITY ORGANIZATION LOCATED AT 
1201 ECHO AVENUE IN THE COMMUNITY COMMERCIAL (CC) ZONING 
DISTRICT (APN: 012­061­015). THIS PROJECT IS CATEGORICALLY EXEMPT 
CLASS 1, SECTION 15301(A), FROM THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT. 

 

PURPOSE: In accordance with Seaside Municipal Code (SMC) Section 17.14.030, Table 
2­4,  Allowed  Land  Uses  and  Permit  Requirements  for  Commercial  Zones,  use  permit 
approval is required for the establishment of a School – Specialized education/training in 
the Community Commercial Zoning District.

 

RECOMMENDATION: Staff  recommends approval of  the proposed use subject  to  the 
Draft Resolution No. 17­XX and Conditions of Approval provided as Attachment 1 and 
Attachment 1, Exhibit “A” – Project Plans.

   

7.  REPORTS FROM COMMISSIONERS 
   
8.  REPORTS FROM STAFF 
   
9.  ADJOURNMENT 
   

Next Regularly Scheduled Meeting:
June 28, 2017

Seaside City Hall
7:00pm

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, 
they are asked to contact the City Clerk at 899­6707 no fewer than two business days prior to the meeting to allow 

reasonable arrangements. The City Council chamber is equipped with a portable microphone and assisted listening devices 
are available at all meetings. 

City Council Meetings that are held in the City Council Chambers are broadcast live to all Seaside residents on Comcast 
Channel 25 and U­verse Channel 99. Meetings are also available through live streaming at: 

http://cvp.telvue.com/player?id=T01629&video=52314&noplaylistskin=1&width=400&height=300  
Videos of past meetings are available on demand through the City's website: http://www.ci.seaside.ca.us

Agenda­related 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: Bob Larsen, Associate Planner
  
DATE: June 14, 2017 
  
SUBJECT: USE PERMIT APPLICATION NO. UP-17-02. MICHAEL BONA, 

APPLICANT, AND THE KOREAN AMERICAN COMMUNITY 
ORGANIZATION OF MONTEREY, PROPERTY OWNER, ARE 
REQUESTING APPROVAL OF A USE PERMIT APPLICATION TO 
ALLOW FOR A PORTION OF AN EXISTING OFFICE BUILDING TO 
BE USED FOR CLASSROOMS AND SPECIAL MEETING EVENTS IN 
ASSOCIATION WITH THE EXISTING OFFICES FOR THE KOREAN 
AMERICAN COMMUNITY ORGANIZATION LOCATED AT 1201 
ECHO AVENUE IN THE COMMUNITY COMMERCIAL (CC) 
ZONING DISTRICT (APN: 012-061-015). THIS PROJECT IS 
CATEGORICALLY EXEMPT CLASS 1, SECTION 15301(A), FROM 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

PURPOSE 
 
In accordance with Seaside Municipal Code (SMC) Section 17.14.030, Table 2-4, Allowed 
Land Uses and Permit Requirements for Commercial Zones, use permit approval is required for 
the establishment of a School – Specialized education/training in the Community Commercial 
Zoning District. 

RECOMMENDATION 
 
Staff recommends approval of the proposed use subject to the Draft Resolution No. 17-XX and 
Conditions of Approval provided as Attachment 1 and Attachment 1, Exhibit “A” – Project 
Plans.

BACKGROUND 
 
BACKGROUND 

The Korean American Community Organization (KACO) occupies a two story office building 
located at 1201 Echo Avenue. The building was previously occupied by various office uses 
since it was built in 1979. In accordance with SMC Section 17.14.030, Table 2-4, the applicant 
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is requesting a use permit to allow for a portion of the offices to be used for Korean education, 
social activities, gallery and exhibitions, and occasional small assembly for special events for 
KACO. 

SITE LOCATION AND DESCRIPTION

The project site is on a 14,184 square foot lot on the north side of Echo Avenue between 
Fremont Boulevard and Baker Street. The site was developed in 1979 with a 5,384 square foot 
two-story office building. Fifteen parking spaces, including one ADA space, are located in a 
private lot located behind the office building. This parking lot gains vehicular access via a gated 
loop driveway which enters on the east side of the building and exits on the west side of the 
building. Adjacent land uses consist of Enterprise car rental to the west, a mix of single and 
multi-family residential dwellings to the east, multi-family dwellings to the north, and a 
commercial shopping center to the south. A location map is provided as Attachment 2. Site 
Photographs are provided as Attachment 3. 

PROJECT DESCRIPTION 

The KACO is requesting Use Permit approval to allow a portion of the office building to be 
used for a school and special meetings and events. The school will teach Kindergarten through 
12th grade age students the Korean language and culture. Room 5 on the first floor and rooms 9, 
10, and 11 on the second floor will be used as classrooms. The building will also be used for 
occasional civic and social activities as well as exhibits of photos and displays related to Korean 
history and culture. Most of these events will occur on weekends or in the evenings. Office use, 
music classes, and special holiday gatherings will occur during the week. No permanent office 
staff or teachers are assigned to the building on a daily basis. The Project Plans, provided as 
Attachment 1, Exhibit A, indicate the floor plan and room schedule. The applicant’s Project 
Description, Attachment 4, provides an explanation of the rooms and the schedule of uses. 

The existing exit door configuration of the building currently limits the occupant load to a 
maximum of 49 persons. The applicant is proposing to widen an interior door and install one 
additional exit door which would increase the occupancy load of the building to 54 persons. The 
Building and Fire Departments have both commented that the California Building and Fire 
Codes require that the introduction of a school use within the existing office building would 
require the installation of a manual/automatic fire alarm system. The installation of a 
manual/automatic fire alarm system, in addition to the proposed second exit door, would allow 
for a maximum occupancy load of up to 136 persons based upon the submitted room schedule. 
Classrooms could account for a maximum of 56 of the 136 persons. The requirement for a 
manual/automatic fire alarm system is included as a condition of approval for this use permit 
application. 

The current SMC requires 1 parking space for every 300 square feet of office space. Based upon 
the current requirements, this building would require 18 parking spaces. The site has 15 parking 
spaces, including 1 ADA space. A school for Kindergarten through 12th grade requires 1 space 
per employee and 1 additional space per 10 students. This school has volunteer instructors and 
no more than 30 students at any one time. Projecting three volunteer instructors and 30 students, 
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the school would require 6 parking spaces. The school use would be conducted on Friday and 
Saturday at hours which would not conflict with the existing parking being used by KACO. 

ENVIRONMENTAL REVIEW 

This project is exempt from the California Environmental Quality Act pursuant to Class 1, 
Section 15301(a). Class 1 consists of existing facilities. 

Evidence: The proposed project consists of minor alterations to the building and the introduction 
of a school and special meeting events in an existing facility. 

STAFF ANALYSIS AND FINDINGS 

Use Permit Findings 

In accordance with SMC Section 17.14.030, table 2-4, an application to allow a school and 
special meeting events within an existing office building shall be filed under the use permit 
process to determine whether the following findings can be made concerning the proposed 
project: 

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

Zoning Ordinance Conformance: 

This project is located within the Community Commercial Zoning District in which a school is 
permitted with use permit approval (SMC Section 17.14.030, Table 2-4). 

Evidence: 

The primary use of the building is an office for the KACO. In addition to a school, the building 
will be used for social activities, gallery and exhibitions, and occasional small assembly for 
special events. Most of these events will occur on weekends or during the evenings which will 
not conflict with the daily operations of the KACO. 

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

Seaside General Plan Conformance: 

The Seaside General Plan Land Use Designation for the project site is Community Commercial. 
The land use classification includes the current office use. The proposed school is an accessory 
use of the Korean American Community Organization. The school will teach the Korean 
language to Kindergarten through 12th grade students as well as provide a cultural and activity 
center for the Korean Community. 

Land Use Element 
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Goal LU-4: Ensure that new development compliments existing land uses and enhances the 
character of the community and neighborhoods. 

Policy LU-4.1: Require that all new development is compatible with surrounding uses, the site, 
and available infrastructure. 

Evidence: The project site consists of a 14,184 square foot parcel with 15 parking spaces. The 
existing 5,384 square foot building can adequately accomodate the proposed school and cultural 
center which occur at different times than the primary office use. 

Evidence: The proposed school will allow for the efficient use of an existing office building. 

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 applicant is proposing to maintain the office building in its existing configuration. The 
proposed activities will be indoors and will be compatible with the existing and planned future 
land uses in the vicinity. 

4) The site is physically suitable for the type, density and intensity of 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. 

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 granting of this use permit will not create significant noise, traffic, or other conditions or 
situations that may be objectionable or detrimental to other permitted uses in the vicinity or 
adverse to the public interest, health, safety, convenience, or welfare of the City. 

CONCLUSION 

Based on the analysis, staff recommends approval of the use permit. The proposed school and 
associated cultural activities comply with the intent of the Seaside General Plan and the 
requirements of Title 17 of the Seaside Municipal Code. 
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FISCAL IMPACT
 

ATTACHMENTS
 
1. Attachment 1- Use Permit No 17-02 Draft Resolution No. 17-XX
2. Attachment 1, Ex. A- Project Plans
3. Attachment 2- Location Map
4. Attachment 3- Site Photographs
5. Attachment 4- Applicant's Project Description
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RESOLUTION NO. 17-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SEASIDE, STATE OF CALIFORNIA, APPROVING A USE PERMIT TO 
ALLOW THE KOREAN AMERICAN COMMUNITY ORGANIZATION OF 
MONTEREY TO USE A PORTION OF AN EXISTING OFFICE BUILDING 
FOR A SCHOOL AND SPECIAL MEETING EVENTS AT 1201 ECHO 
AVENUE IN THE CC ZONING DISTRICT.

WHEREAS, the Korean American Community Organization of Monterey, property owner, 
has applied for a use permit to allow:

A. The use of a portion of an existing office for a school and special meeting events at 
1201 Echo Avenue.

WHEREAS, the proposed project requires discretionary approval, and it is the 
responsibility of the Planning Commission to consider and weigh the merits of the application 
and public input in relation to the policies, standards and intent of the Seaside General Plan and 
Seaside Municipal Code; and

WHEREAS,  the  Seaside Planning  Commission  considered  oral  comments  and written 
information concerning the proposed use permit at a duly noticed public hearing held on June 14, 
2017, and

WHEREAS, this project is exempt from the California Environmental Quality Act 
(CEQA) pursuant to Class 1, Section 1531(a).  Class 1 consists of existing facilities:

Evidence:  A school and special meeting events will be added to the use of the existing office 
building.   The proposed improvements would be exempt from further CEQA review.

NOW,  THEREFORE,  BE  IT  RESOLVED,  that  the  Planning  Commission  adopts  
the following findings for Use Permit Application No. UP-17-02:

Use Permit Findings

In accordance with SMC Section 17.14.030, Table 2-4, an application to allow a school within an 
existing office building shall be filed under the use permit process to determine whether the findings 
can be made concerning the proposed project:

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.

Zoning Ordinance Conformance
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Evidence:
This project is located within the Community Commercial Zoning District in which a 
school is permitted with use permit approval (SMC Section 17.14.030, Table 2-4).
The primary use of the building is an office for the KACO. In addition to a school, the 
building will be used for social activities, gallery and exhibitions, and occasional small 
assembly for special events. Most of these events occur on weekends or during the 
evenings which would not conflict with the daily operations of the KACO.

2) The proposed use is consistent with the General Plan and any applicable specific plan.
Seaside General Plan Conformance
The Seaside General Plan Land Use Designation for the project site is Community 
Commercial. The land use classification includes the current office use.  The proposed 
school is an accessory use of the Korean American Community Organization. The 
school will teach the Korean language to Kindergarten through 12th grade students as 
well as provide a cultural and activity center for the Korean Community.

Land Use Element

Goal LU-4: Ensure that new development compliments existing land uses 
and enhances the character of the community and 
neighborhoods.

Policy LU-4.1: Require that all new development is compatible with surrounding uses, 
the site, and available infrastructure.

Evidence:
The project site consists of a 14,184 square foot parcel with 15 parking 
spaces. The existing 5,384 square foot building can adequately 
accommodate the proposed school and cultural center which occur at 
different times than the primary office use.

Evidence:
The proposed use will allow for a more efficient use of an existing 
building and infrastructure system.

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 applicant is proposing to maintain the office building in its existing configuration. 
The proposed activities will be indoors and will be compatible with the existing and 
planned future land uses in the vicinity.

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

This project site is served by existing water, wastewater, and electrical infrastructure and facilities 
with adequate capacity to serve the proposed project.

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 granting of a use permit will not create significant noise, traffic, or other conditions or 
situations that may be objectionable or detrimental to other permitted uses in the vicinity or 
adverse to the public interest, health, safety, convenience, or welfare of the City.

BE IT FURTHER RESOLVED, that the Planning Commission approves Use Permit Application 
No. UP-17-02 subject to the following conditions:

Project Specific:

Planning:
1. Except as modified by required conditions of approval, plans submitted for a 

Certificate of Occupancy shall substantially conform to the plans identified as "Korean-
American Community Organization of Monterey" stamped as received on April 3, 
2017, and approved on June 14, 2017. The project plans are provided as Exhibit "A".

2. Minor modifications to the use permit consistent with Seaside Municipal Code Section 
17.54.090.C may be made subject to the review and approval by the Zoning 
Administrator and the Planning Commission if such modifications are in keeping with the 
intent of the original approval,

3. Signage is not a part of this review. The applicant shall apply for a separate sign 
permit for the installation of any permanent exterior or window signs. All signage 
shall conform to the regulations contained in Section 17.40 of the Seaside Municipal 
Code.

4. The use of amplified sound or music in excess of 65dB shall be prohibited unless a 
Limited Term Permit has been issued by the Zoning Administrator for the amplified 
sound or music.

5. The applicant shall comply with all requirements of and pay all applicable fees to the 
Monterey Peninsula Water Management District.

6. This use shall be operated in a manner that does not create a public or private nuisance. 
Any such nuisance must be abated immediately upon notice from the City of Seaside.

7. All activities associated with the school and special events shall be conducted indoors.

8. No school shall take place in this building until the applicable Certificate of Occupancy 
has been issued for such use.
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     Fire Department:

1. Prior to the issuance of a Certificate of Occupancy for the school, the applicant shall 
comply with the requirements of the Seaside Fire Marshall for a school in accordance with 
the 2016 California Building Code and 2016 California Fire Code of the California Code 
of Regulations. Such compliance shall include the installation of a manual/automatic fire 
alarm system.

Building Department:

1. Prior to the issuance of a Certificate of Occupancy for the school, the applicant shall 
comply with the requirements of the 2016 California Building Code. Such compliance 
shall include the installation of a manual/automatic fire alarm system.

Standard:

1. Use Permit approval is subject to revocation procedures contained in S.M.C.S. 17.69.060 
in the event any of the conditions of this approval are violated, this discretionary permit 
was granted on the basis of false or misleading information, written or oral, given willingly 
or negligently by the applicant or property owner, and/or there has been a discontinuance of 
the use, or purposed for which the permit was issued, for a period of 180 days or more.

2. This Use Permit is subject to procedures and requirements of Chapter 17.54 (Permit 
Implementation, Time Limits, and Extensions), and those related to appeals and revocation in 
Article 6 (Zoning Ordinance Administration) of Title 17 of the Municipal Code.

3. 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.

4. These conditions shall be binding on the applicant and all successors in interest, 
subject to the business operations not lapsing for a period 180 consecutive days. In the 
case of a transfer of ownership, the new owner of the establishment shall sign the adopted 
resolution acknowledging these conditions of approval. Failure to comply with this 
requirement may result in revocation of this use permit.
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5. Any proposed future development shall comply with the requirements of the Fire, 
Health, Planning, Code Enforcement, Building and Public Works Departments.

6. The project shall comply with the requirements and the applicable ordinances of the 
Monterey Peninsula Water Management District (MPWMD).

7. 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.

8. 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.

9. This Use Permit shall expire and become void 12 months from the date of approval, 
or upon the expiration of another time limit established by the review authority, unless 
use has commenced within the required time limit or the Zoning Administrator has 
granted an extension of time. In accordance with Section 17.54.080.B.l .a of the Zoning 
Code, the applicant must file request for time extension at least 30 days prior to 
expiration date in order to receive consideration of time extension by the Commission.

10. 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 regular meeting of the Planning Commission of the Ctiy of 
Seaside, State of California, on the 14th of June, 2017, by the following vote:

AYES: 
NOES: 
ABSENT: 
ABSTAIN:

John Owens, Chairperson

ATTEST:

Planning Commission Secretary

Packet Page 12                



Packet Page 13                

Peter Park
PolyLine



Packet Page 14                



Location Map 
 

Project Site: 1201 Echo Ave 
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Attachment 3 – Site Photographs

Front of 1201 Echo Avenue
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