
A G E N D A
CITY OF SEASIDE REGULAR MEETING
PLANNING COMMISSION Council Chamber

440 Harcourt Avenue
Wednesday, June 12, 2019
7:00 PM

1.  CALL TO ORDER 
   
2.  ROLL CALL ­ ESTABLISHMENT OF QUORUM 
   
3.  PLANNING COMMISSION 
   

 

John Owens
Michael Spalletta
Keith Dodson
Denise Ross
Arlington La Mica
Dave Evans
William Silva

Chair
Vice Chair
Commissioner
Commissioner
Commissioner
Commissioner
Commissioner

4.  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).

   
5.  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.

   
6.  APPROVAL OF MINUTES 
 

A. May 22, 2019 
     
7.  BUSINESS ITEMS 
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A. COASTAL DEVELOPMENT PERMIT 19­02 AND USE PERMIT 
APPLICATION NO. UP­19­07: E&E CAPLOW LIVING TRUST, PROPERTY 
OWNER, AND HALA IBRAMIM (PM DESIGN GROUP), AND SILVIA 
WYTKIND (MCDONALD’S), APPLICANTS, ARE REQUESTING APPROVAL 
OF COASTAL DEVELOPMENT PERMIT 19­02 AND USE PERMIT 19­07 
FOR THE REESTABLISHMENT OF A DRIVE­THROUGH RESTAURANT IN 
THE LAGUNA GRANDE SHOPPING CENTER AT 1516 CANYON DEL REY 
BOULEVARD IN THE COASTAL REGIONAL COMMERCIAL (CCRG) 
ZONING DISTRICT (APN’S 011­561­024 AND 011­561­025). THE 
PROJECT IS CATEGORICALLY EXEMPT CLASS 2, SECTION 15302 (B) 
FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT. ITEM 
CONTINUED FROM THE MAY 22, 2019 REGULAR MEETING OF THE 
PLANNING COMMISSION. 

   
RECOMMENDATION: In accordance with Seaside's Local Coastal 
Program and Seaside Municipal Code a nonconforming drive­thru 
restaurant can be reestablished under a variety of circumstances, 
including if it were involuntary destroyed, as specific to this drive­thru 
restaurant. A Coastal Development Permit and a Use Permit are required 
for the reestablishment of the drive­through restaurant.

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

Next Regularly Scheduled Meeting:
June 26, 2019
Seaside City Hall

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 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. Live streamed meeting videos as well as videos of past meetings are available on 

the City’s website at: http://www.ci.seaside.ca.us/129/City­Council­Committee­Agendas 

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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DRAFT MINUTES

CITY OF SEASIDE REGULAR MEETING
PLANNING COMMISSION COUNCIL CHAMBER

Wednesday, May 22, 2019
7:00 PM

1. CALL TO ORDER 

 Chair Owens called the meeting to order at 7;00 PM. 

2. ROLL CALL - ESTABLISHMENT OF QUORUM 
 
3. PLANNING COMMISSION 

 
PRESENT: Evans, La Mica, Owens, Ross, Silva, Spalletta  
ABSENT: Dodson

4. REVIEW OF AGENDA 

 No changes were requested. 

5. PUBLIC COMMENT 

 No requests to speak. 

6. APPROVAL OF MINUTES 
 

A. May 8, 2018 
  Action: Approved Unanimously 
 
7. BUSINESS ITEMS 
 

A. COASTAL DEVELOPMENT PERMIT 19-02 (USE PERMIT APPLICATION NO. UP-19-
07): E&E CAPLOW LIVING TRUST, PROPERTY OWNER, AND ROBERT FORLOINE (PM 
DESIGN GROUP), AND SILVIA WYTKIND (MCDONALD’S), APPLICANTS, ARE 
REQUESTING A USE PERMIT FOR THE REESTABLISHMENT OF A DRIVE-THRU 
RESTAURANT IN THE LAGUNA GRAND SHOPPING CENTER AT 1516 CANYON DEL 
REY BOULEVARD IN THE COASTAL REGIONAL COMMERCIAL (CCRG) ZONING 
DISTRICT (APN’S 011-561-024 AND 011-561-025). THE PROJECT IS 
CATEGORICALLY EXEMPT CLASS 2, SECTION 15302 (B) FROM THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT. 

 

Planner Beth Rocha presented the item and spoke to the previous Commission concerns 
regarding pedestrian access crossing the drive-thru. She noted that staff worked with the 
architects to address the majority of the concerns and she detailed the changes made to 
improve safety including surface treatment, guard rails and entry/exit modifications. The 
Commission questioned what percentage of the total business is drive through, walk up from 
the street and walk in from the parking lot, they discussed traffic flow impacts to Canyon Del 
Rey and Del Monte intersection, other potential orientations and the purpose of moving the 
building location to the front of the parcel. They discussed other safety features and safety 
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statistics at other McDonald’s locations but the Commission expressed the health and safety of 
the people does not seem to have been prioritized. 

The Architect spoke to the different renditions of site plans that were considered and the 
Owner Landon Hoffman answered that over 70% of historical business is drive through. He 
spoke to efforts to work with staff to make it safe as well as comply with the existing design 
guidelines. 

Chair Owens invited comments from the public.  

 A citizen questioned how it was determined if it would have a Play Place and 
questioned who conducts their ADA review. 

 A citizen questioned if the number of parking spaces meets the density requirements 
for the facility.

The Commissioners expressed that there is a lot of activity where the most vulnerable citizens 
are crossing, and safety should be prioritized. They also expressed that they want it to be a 
walkable City but that Canyon Del Rey is not a walkable street due to the volume and speed of 
traffic. 

On motion by Commissioner Silva and seconded by Commissioner Evans and passed 
unanimously, the Planning Commission denied Use Permit Application 19-07 and Coastal 
Development Permit 19-02 and ask staff to come up with a creative solutions responsive to 
the market demands for a facility that is driven by vehicle business, to prioritize safety, stay 
within the General Plan guidelines but be creative to assist the Applicant to be responsive to 
the market.
RESULT: Denied 6-0

Staff will come forward with a resolution with findings for denial at the next meeting. 
 

B. USE PERMIT APPLICATION NO. 19-10: CLAY AND LISA MATHEWS, PROPERTY 
OWNER, AND THOMAS RETTENWENDER, APPLICANT, ARE REQUESTING USE 
PERMIT APPROVAL FOR AN EXTERIOR STAIRWAY LEADING TO A 478 SQUARE 
FOOT ROOF DECK ABOVE A NEW TWO-CAR GARAGE ATTACHED TO A ONE-STORY 
SINGLE FAMILY DWELLING LOCATED AT 1565 ORD GROVE AVENUE IN THE RS-8 
(SINGLE FAMILY RESIDENTIAL) ZONING DISTRICT (APN# 011-043-014).  THE 
PROJECT IS CATEGORICALLY EXEMPT CLASS 1, SECTION 15301(E)(1) FROM THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT. 

 

Senior Planner Medina spoke to the project site at 1565 Ord Grove to construct a new two car 
garage, convert an existing garage into a dining area, and construct a second story roof deck 
with exterior stairway accessed from the rear of the property. He detailed the property aspects 
including slope, setbacks, and views from the street from the proposed roof deck. He noted 
that a holly tree that will be affected, but the cypress tree will be preserved and that the 
applicant was responsive to the staff requests for architectural style. The Commission 
discussed the affected trees. 

Chair Owens invited comments from the applicant architect and the public. 

 The architect spoke to the intent to change an insignificant roof line pitch to add 
additional space to the house, covered parking, a dining area and curb appeal.
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On motion by Commissioner La Mica, seconded by Commissioner Evans and passed by the 
following vote the Planning Commission approved the application to allow the roof deck as 
proposed, and requested the application add the requirement for additional irrigation to the new 
trees, and that the requirement be forwarded to the Board of Architectural Review. 
RESULT: Approved 6-0 

 
C. USE PERMIT APPLICATION NO. UP-19-11:  ISLAMIC SOCIETY OF MONTEREY, 

PROPERTY OWNER, AND AGHA BILAL, APPLICANT, ARE REQUESTING APPROVAL 
OF A 168 SQUARE FOOT GAZEBO THAT WILL BE SITED WITHIN THE FRONT YARD 
OF AN EXISTING RELIGIOUS MEETING PLACE LOCATED AT 405 ELM AVENUE IN 
THE MEDIUM DENSITY (RM) RESIDENTIAL ZONING DISTRICT (APN # 011-305-
016). THE PROJECT IS CATEGORICALLY EXEMPT CLASS 3 SECTION 15303(E) FROM 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT. 

 

 Senior Planner Medina spoke to the project site at the North East corner of Elm and Imperial 
noting the property was initially developed as a grange hall and has been modified for use by 
the Islamic Society of Monterey County who is seeking to add a pre-manufactured gazebo to 
be placed off the front foyer entrance of the building. 

The applicant spoke to fact that there is no outdoor overhang or waiting location at their 
location for times of bad weather and that it would be very useful for their congregation.  

On motion by Commissioner Denise Ross and seconded by Commissioner Arlington La Mica and 
passed by the following vote the Planning Commission Approved Use Permit Application UP 19-11 
approving a gazebo to be placed in the front yard of the existing meeting place.
RESULT: Approved 6-0 

 
8. REPORTS FROM COMMISSIONERS 

 None.

9. REPORTS FROM STAFF 

 None. 

10. ADJOURNMENT 
 The meeting was adjourned at 8:55 PM.

Respectfully submitted,

______________________________ ______________________________
Lesley Milton-Rerig, City Clerk John Owens, Chair
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CITY OF SEASIDE
STAFF REPORT 

Item No.: 7.A.

TO: Planning Commission
  
BY: Beth Rocha, Associate Planner
  
DATE: June 12, 2019 
  
SUBJECT: COASTAL DEVELOPMENT PERMIT 19-02 AND USE PERMIT 

APPLICATION NO. UP-19-07: E&E CAPLOW LIVING TRUST, 
PROPERTY OWNER, AND HALA IBRAMIM (PM DESIGN 
GROUP), AND SILVIA WYTKIND (MCDONALD’S), APPLICANTS, 
ARE REQUESTING APPROVAL OF COASTAL DEVELOPMENT 
PERMIT 19-02 AND USE PERMIT 19-07 FOR THE 
REESTABLISHMENT OF A DRIVE-THROUGH RESTAURANT IN 
THE LAGUNA GRANDE SHOPPING CENTER AT 1516 CANYON 
DEL REY BOULEVARD IN THE COASTAL REGIONAL 
COMMERCIAL (CCRG) ZONING DISTRICT (APN’S 011-561-024 
AND 011-561-025). THE PROJECT IS CATEGORICALLY EXEMPT 
CLASS 2, SECTION 15302 (B) FROM THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT. ITEM CONTINUED FROM THE 
MAY 22, 2019 REGULAR MEETING OF THE PLANNING 
COMMISSION.

PURPOSE & RECOMMENDATION
 
In accordance with Seaside's Local Coastal Program and Seaside Municipal Code a 
nonconforming drive-thru restaurant can be reestablished under a variety of 
circumstances, including if it were involuntary destroyed, as specific to this drive-thru 
restaurant. A Coastal Development Permit and a Use Permit are required for the 
reestablishment of the drive-through restaurant. 

BACKGROUND 
 
The proposed project was initially introduced at a regular of the Planning Commission 
on April 24, 2019.  After receiving the staff presentation and public comment the 
Planning Commission provided detailed feedback to the applicant regarding issues with 
the proposed site plan and items for consideration:

1. Explore changing the two-way traffic driveway accessed from Canyon Del Rey to 
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a one- way "Exit Only" driveway to reduce the number of vehicles navigating the 
site and potentially posing safety issues to pedestrians. Additionally, the one-
way, "Exit-Only" driveway modification would likely decrease on-site vehicular 
congestion, increase pedestrian safety, and reduce the potential of creating 
another point of congestion on Canyon Del Rey, compounding upon the 
congested conditions at the adjacent Starbucks.

2. Provide construction specifications/details/elevations for the physical 
barriers/traffic calming elements/signs that will notify vehicles in the drive-
through of pedestrians in the ADA path of travel and that will prevent drive-
through vehicles from exiting/accessing certain portions of the site. 

3. Provide a diagram showing traffic flow on site: vehicles entering from Canyon 
Del Rey, vehicles navigating the site, vehicles exiting the drive-through.

Upon closing the public hearing, the Planning Commission acted to unanimously 
continue the Public Hearing to the regular meeting of the Planning Commission on June 
12, 2019.  At the May 22, 2019 Planning Commission Meeting, the Planning 
Commission acted to adopt a motion to deny the application and directed City staff to 
return with a Resolution containing findings and evidence in support of the denial.  The 
Draft Resolution for denial is provided as Attachment 1.  The evidence listed in support 
of each finding is based on the verbal testimony entered into the record by the 
Commission.

The staff reports from the previous meetings to provide additional background on the 
project description, proposed site layout/improvements, analysis of zoning issues can 
be accessed from the web links listed below:

April 24, 2019 Regular Meeting, Item 8C -
https://seasideca.civicclerk.com/Web/Player.aspx?id=2649&key=-1&mod=-1&mk=-
1&nov=0

May 22, 2019 Regular Meeting, Item 7A - 
https://seasideca.civicclerk.com/Web/Player.aspx?id=2650&key=-1&mod=-1&mk=-
1&nov=0

ATTACHMENTS
 
1.  Attachment 1: Draft Resolution
2.  Attachment 2: Proposed Plans
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RESOLUTION NO. 19-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SEASIDE, STATE OF CALIFORNIA, DENYING COASTAL DEVELOPMENT 
PERMIT 19-02 AND USE PERMIT APPLICATION NO. UP-19-07 TO ALLOW 
FOR THE CONSTRUCTION OF A 5,241 SQUARE-FOOT RESTAURANT AND 
ASSOCIATED SITE IMPROVEMENTS (DRIVEWAY ACCESS, PARKING LOT, 
DRIVE-THRU WINDOW/AISLE, LANDSCAPING) AT 1516 CANYON DEL 
REY BOULEVARD IN THE COASTAL REGIONAL COMMERCIAL (CCRG) 
ZONING DISTRICT.

WHEREAS, McDonald’s, applicant, has applied for a Coastal Development Permit   
19-02  and Use Permit 19-07:

1.  In accordance with Title 18 (Coastal Implementation Plan) of the Seaside 
Municipal Code (SMC), the applicant is requesting the approval of a Coastal 
Development Permit and Use Permit for the construction of a new one-story, 
5,241 square foot McDonald’s restaurant with associated site improvements 
(driveway access, parking lot improvements, drive-thru aisle, landscaping) on a 
29,342 square foot lot at 1516 Canyon Del Rey Boulevard (APN: 011-561-024 and 
011-561-025).

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 the Seaside Local Coastal Program, and

WHEREAS, the Seaside Planning Commission considered oral comments and written 
information concerning the proposed Coastal Development Permit and Use Permit at 
duly noticed public hearings held on April 24, 2019 and May 22, 2019, and

WHEREAS, in accordance with the Guidelines for Implementation of the California 
Environmental Quality Act (CEQA). The project is Categorically Exempt Class 2, Section 
15302 (b) from the California Environmental Quality Act: “Replacement of a commercial 
structure with a new structure of substantially the same size, purpose, and capacity.”

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission adopts the 
following findings for the denial Coastal Development Application No. CDP-19-02 and 
Use Permit Application UP-19-07:

1. The establishment, maintenance, or operation of the use or structure 
applied for will under the circumstances of the particular case, be 
detrimental to health, safety, peace, morals, comfort and general 
welfare of persons residing or working in the neighborhood of such 
proposed use, or be detrimental or injurious to property and 
improvement in the neighborhood, or to the general welfare of the City.  
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P.C Resolution No. 19-XX
File No. CDP-19-02 and UP-19-07
Page 2 of 4

Evidence:  The proposed development is inconsistent with the City’s General 
Plan Policy LU-4-1: The location of the commercial structure, parking lot, access 
driveways, and drive-through facility will result in detrimental impacts to the 
health, safety, and general welfare of the community. The development does 
not provide a safe path of travel for restaurant visitors, including children, from 
the parking areas to the front entrance(s) of the restaurant. Additionally, the 
primary point of entry to the restaurant from the parking area requires visitors 
cross the exit point of the drive-through facility. Lastly, the ADA path of travel 
also crosses the exit point of the drive-through facility in an area with limited 
visibility.

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

Evidence:  The proposed business will be incompatible with the following design 
elements to provide a vibrant and aesthetically attractive commercial land use:
1. Adhering to urban design principles that emphasize the placement of the 

front façade and entrances nearest a major public thoroughfare should not 
be prioritized over on-site pedestrian safety for those parking on-site and 
walking to the restaurant.

2. The proposed building placement, drive-through aisle location, and accessible 
path of travel create potential safety hazards for pedestrians navigating an 
auto-oriented space and precarious pedestrian environment.

3. The building orientation should be changed to allow for the ADA path of 
travel to access the primary restaurant entrances without crossing any on-
site lanes of vehicular travel. 

3. Granting the permit would 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 project site design and conditions do not ensure that the 
proposed development will not create any adverse impact on the health, safety, 
and general welfare of the community and visitors to the restaurant.
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P.C Resolution No. 19-XX
File No. CDP-19-02 and UP-19-07
Page 3 of 4

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City 
of Seaside, State of California, on the 12th of June 2019, by the following vote:

AYES: 
NOES:
ABSENT: 
ABSTAIN:

_______________________________
John Owens, Chairperson

ATTEST:

______________________________
Planning Commission Secretary
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P.C Resolution No. 19-XX
File No. CDP-19-02 and UP-19-07
Page 4 of 4

COASTAL DEVELOPMENT PERMIT APPLICATION NO. CDP-19-01 and UP-19-07

These permits are 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 (if different from above) Date 
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Stencils:

1. Drive Thru

2. Round Circle (directional arrow)

3. Thank You

4. Double-Headed Arrow for a Double Drive-Thru is made 
up of three components that the lot striping company has. 
The first piece is a PC Shaft 12” W by 36” L, a PC Reversible 
curved Shaft 12” W by 51” L and the last piece is a Ph Arrow 
Head 38” L by 36” W.

5. Lane Stripe is a 6” wide done by the lot striping company.
6. Pull forward/Park Stripe is 8” wide done by company lot 
striping (stall stripe width to match existing parking lot stalls).

Paint Color: 

This is for all drive-thru directional striping including the 
painted stripe for the lane. The paint color should match PMS 
123 Yellow.

Standard Stencil and Paint Color:

These are available at the Pavement Stencil Company 
1-800-250-5547. The following description is what you 
would say as you order. There are no part numbers 
associated with these.
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