
 

 

PLANNING COMMISSION 
MEETING 

 

Clearlake City Hall Council Chambers 
14050 Olympic Dr, Clearlake, CA 

 

Tuesday, August 24, 2021  

6:00 PM  

On March 12, 2020, Governor Newsom issued Executive Order N-25-20, which allows Commission 
Members to attend Planning Commission meetings telephonically. On June 11, 2021, Governor 
Newsom extended this Order through September 30, 2021. Please be advised that some, or all, of the 
Clearlake Planning Commission Members may attend this meeting telephonically. 

The Planning Commission meetings are viewable in person in the Council Chambers, via livestreaming 
on the City’s YouTube Channel (https://www.youtube.com/channel/UCTyifT_nKS-3woxEu1ilBXA) or 
“Lake County PEG TV Live Stream” at https://www.youtube.com/user/LakeCountyPegTV/featured 
and the public may participate through Zoom at the link listed below. The public can submit comments 
and questions in writing for Commission consideration by sending them to the Administrative Services 
Director/City Clerk at mswanson@clearlake.ca.us. To give the Planning Commission adequate time to 
review your questions and comments, please submit your written comments prior to 4:00 p.m. on the 
day of the meeting. 

 
AGENDA 

 

MEETING PROCEDURES: All items on agenda will be open for public comments before final action is 
taken. Citizens wishing to introduce written material into the record at the public meeting on any item 
are requested to provide a copy of the written material to the Administrative Services Director/City Clerk 
prior to the meeting date so that the material may be distributed to the Planning Commission prior to 
the meeting. Speakers must restrict comments to the item as it appears on the agenda and stay within a 
three minutes time limit. The Chair has the discretion of limiting the total discussion time for an item. 

AMERICANS WITH DISABILITY ACT (ADA) REQUESTS 

If you need disability related modification, including auxiliary aids or services, to participate in this 
meeting, please contact Melissa Swanson, Administrative Services Director/City Clerk at the Clearlake 
City Hall, 14050 Olympic Drive, Clearlake, California 95422, phone (707) 994-8201, ext 106, or via email 
at mswanson@clearlake.ca.us at least 72 hours prior to the meeting, to allow time to provide for special 
accommodations. 

AGENDA REPORTS 

Staff reports for each agenda item are available for review at www.clearlake.ca.us. Any writings or 
documents pertaining to an open session item provided to a majority of the Planning Commission less 
than 72 hours prior to the meeting, shall be made available for public inspection on the City’s website at 
www.clearlake.ca.us. 
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Zoom Link: https://clearlakeca.zoom.us/j/84463302441  

A. ROLL CALL 

B. PLEDGE OF ALLEGIANCE 

C. ADOPTION OF THE AGENDA (This is the time for agenda modifications.) 

D. PUBLIC COMMENT: This is the time for any member of the public to address the Planning 
Commission on any matter not on the agenda that is within the subject matter jurisdiction of the 
City. The Brown Act, with limited exceptions, does not allow the Commission or staff to discuss 
issues brought forth under Public Comment. The Commission cannot take action on non-agenda 
items. Concerns may be referred to staff or placed on the next available agenda. Please note that 
comments from the public will also be taken on each agenda item. Comments shall be limited to 
three (3) minutes per person. 

E. PUBLIC HEARING 

1. Consideration of Appeal application 2021-02 in regards to the Director's determination of 
Administrative Use Permit application 2021-07 for a drive-through coffee shop 
Recommended Action: Make a finding either to deny Appeal application AP 2021-02 or 
approving the associated Resolution PC 2021-19 in order to revoke Administrative Use Permit 
AUP 2021-07, for the installation of through/walk up coffee shop with  limited outdoor seating 
located at 14760 Olympic Drive, further described as APN 039-570-18. 

F. CITY MANAGER AND COMMISSIONER REPORTS 

G. FUTURE AGENDA ITEMS 

H. ADJOURNMENT 

POSTED: August 20, 2021 

BY: 

 

 

Melissa Swanson, Administrative Services Director/City Clerk  
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CITY OF CLEARLAKE 

Planning Commission 

STAFF REPORT 

SUBJECT:   Appeal Application, AP 2021-02 MEETING DATE 
(Regular):   

8/24/21 

SUBMITTED BY:  Susanna Gutierrez & Mark Roberts, Planning Department 

PURPOSE OF REPORT:   Information only    Discussion  Action Item 

LOCATION:    14760 Olympic Drive 

 APN: 039-570-18-000 

APPLICANT/OWNER:     Diane Drake (Sister’s Coffee) 

ZONING:    Mixed Use (MUX) GENERAL PLAN:     Mixed Use 

WHAT IS BEING ASKED OF THE PLANNING COMMISSION: 

• The Planning Commission is being asked to consider Appeal Application AP 2021-02, filed by
Diane Drake (representative of Sister’s Coffeehouse), contesting the Director of Community
Development’s adoption of  Resolution  CDD  2021-03 approving Administrative Use Permit
application AUP 2021-07 and corresponding environmental filing Categorical Exemption CE 2021-
06 at a duly noticed public administrative hearing held July 27th, 2021 authorizing the installation
of through/walk up coffee shop with  limited outdoor seating located at 14760 Olympic Drive,
further described as APN 039-570-18 in the Mixed Use (MUX) zoning district, within the Olympic
Drive Corridor.

BACKGROUND/DISCUSSION:  

• Administrative Use Permit AUP 2021-071

o The applicant is requesting approval of an administrative use permit application allowing
the development of a drive through and walk-up coffee shop with limited outdoor seating
located at the address noted above. The development would include but is not limited
to2:
 Constructing a 10’ X 16’ commercial coffee kiosk (example bellow), including one

(1) drive through window and one (1) walk up window.
 Outside seating area with approximately three (3) tables/chairs with umbrellas.
 Hours of operation Monday through Friday 6:00AM to 6:00PM and

Saturday/Sunday from 8:00AM to 5:00 PM. During non-peak hours there would
be one (1) employee and two or more employees during peak operational hours
(to be determined - typically 7:00 AM to 11:00 AM).

1 Attachment #2 (staff report) 
2 Any significant changes to be brought back for Director/PC approval 3
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 The installation of a drive through entrance, approximately 24 feet in width, with 
an exit lane approximately 12 feet in width.  

• The stacking lane measures 12 feet in width and 250 feet in length 
(exceeding the minimum requirement of 114 feet in length).  

 Approximately 15 parking spaces and one (1) ADA parking space. 
• Appeal AP 2021-023 

o Appeal application AP 2021-02 was received August 2, 2021 (within the 10-day deadline 
for submittal as described in Chapter 18-36.020 of the CMC) filed by Diane Drake of Sisters 
Coffeehouse, located in the Burns Valley Mall at 14812 Olympic Drive on the grounds that 
the proposed development would be detrimental to their business. April Sides and 
business partners Lisa Reynolds & Shana Parker of Mudslinger’s Coffee submitted rebuttal 
appeal documents.4 

GENERAL PLAN, LAND USE AND ZONING COMPLIANCE: 

• Zoning Code Regulations: 
o This application was filed in accordance to Land Use Table 5 from Section 18-18.030 

“Commercial, recreation and amusement uses allowed by zones”, subject to the 
performance standards of Section 18-19.070  “Drive-through Facilities” 

o The Zoning Code requires the approval of an administrative use permit for the operation 
of a drive-through restaurant in the Mixed-Use (MUX) district. Similarly, a walk-in 
restaurant (no drive-through) would require the same level of review. The code does not 
distinguish separate regulations for a coffee shop with respect to general restaurant 
operations. 
 

 
 

o Use Permit Considerations 
 In order to comply with Section 18-28.40 of the Zoning Code, the granting of a use 

permit, the Planning Commission must find that the proposed use will not be 
detrimental to the health, safety or welfare of persons working or living at the site 
or within the vicinity.  The Director, Planning Commission or Council may deny the 
proposal or attach conditions as deemed necessary to secure the purposes of 
these regulations. 

 
3 Attachment #3 
4 Attachment #4 4
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o This application is part of a larger, publicly sponsored mixed use development to include
residential, commercial, and recreational facilities.

• General Plan:
o Program CI 4.1.2.3 The City  shall  develop  a  sidewalk  master  plan  that  prioritizes

sidewalk  development  with emphasis  on:  accessing  parks  (Austin,  Highland  and
Redbud  Parks),  schools,  along  Lakeshore Drive, on Rumsey to Olympic to access the
senior center, along Highways 53 and 29, and in the Avenues (40th Avenue, 32nd Avenue
and 18th Avenue).

o Program LU 4.3.1.3 Develop  a  gateway  and  landscape  plan  along  Highway  SR  53
beginning  with  more  attractive entry  monuments  and  landscaping  treatments  at
Olympic  Drive,  Lakeshore  Drive,  Dam  Road and the north and south City entrances
interchange.  The City shall coordinate with Caltrans to secure  use  of  the  right-of-way
for  these  improvements,  with  an  agreement as  to maintenance and liability.
 Conditions of approval contain curb/gutter/sidewalk standards.

o Program LU 6.1.1.2 Update  the  City’s  zoning  regulations  to  allow  for  more  residential-
serving  commercial  uses along Olympic Drive.

o Program LU 6.3.1.3 The uses  and  height  and  area  standards  will  be  established  in
the  zoning  code  and  design standards to help preserve and enhance the downtown
environment.

o Program ED 2.2.1.1  Through the Zoning Code Update, the City shall designate
appropriate land for commercial land use  along  highly  accessible  commercial  corridors
such  as  Lakeshore  and  Olympic  Drives  and State Route 53.

o Policy ED 4.1.1  The  City  should attract  growth  and  revitalization along  the  Lakeshore
Drive and Olympic  Drive loop.

o Program ED 4.3.1.1 The City should implement streamline programs for permitting and
development applications for commercial revitalization projects along Lakeshore Drive
and Olympic Drive.

o Objective ED 4.4  Develop mixed-use residential, commercial, office, and retail along
Lakeshore Drive and Olympic Drive.

o Program CI 1.2.2.2 Reduce parking requirements for nonresidential development located
in commercial centers with sufficient on-street parking, or when parking can be shared
with adjacent uses with different timing for parking needs.

o Chapter 10 defines the purpose of Clearlake’s “Economic Development” as sustaining  a
business  climate  that  supports  and nurtures  diversified  business  opportunities,
promotes  fiscal  responsibility  and  stability,  and develops a vibrant downtown that is a
welcoming and visitor-serving destination.

• Off-Street Parking:
o Section 18-20.090 of the Zoning Code states: the right to occupy and use any premises

shall be contingent on preserving the required parking and maintaining its availability to
the intended users, including residents, staff, and/or customers.

o Furthermore, ADA code clarifies: Accessible spaces are required where parking facilities
are altered or added. The term ‘alterations’ includes resurfacing of vehicular ways
(§106.5)

5
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o The total square footage of the proposed structure is 160 square feet in size (10’ X 16”),
necessary to determine the minimum required number of parking spaces for the business
(shown in the Table below). Note: Interior hallways used for access to office suites/other
nonessential space need not be counted in determining gross floor area for the use. The
operation is proposing approximately 15 parking spaces and one (1) ADA parking space,
which exceeds the minimum requirement of one space per 250 square feet.

• Land Use:
o Exterior Lighting, Trash/Recycling Containment, Signage, Landscaping:

 Preliminary plans have been included as part of the original staff report (included
as Attachment 2).

 Any new lighting, trash enclosures, signage and landscaping will be subject to
compliance with the City’s general Design Standards.

AGENCY AND PUBLIC REVIEW: 

No discretionary comments were received by the agencies noticed for this project. Staff has also 
provided the Commission with various written comments received before the meeting. 

BUSINESS LICENSE REQUIREMENTS: 

• The applicant will be required to fulfill all standard business license requirements, including:
applying for a local license through HDL, providing a fictitious name statement/seller’s permit,
and meeting all other applicable  federal/state/local regulations.

OPTIONS: 

1. Move to Adopt Resolution PC 2021-19, A Resolution of the Planning Commission of the City of
Clearlake Approving for application AUP 2021-02 revoking the Director’s approval of
Administrative Use Permit 2021 2021-07 and Categorical Exemption, CE 2021-06 for the
operation of a Drive-Through Coffee Shop, based on the finding that the proposed use could not
be established  and  maintained  without  jeopardy  to  persons  or  property  within  or adjacent
to the proposed site and without damage to the resources of the site and its  surroundings, as
required by Zoning Code Section 18-28.060.

2. Move to Deny Resolution PC 2021-19, A Resolution of the Planning Commission of the City of
Clearlake for Appeal application AUP 2021-02 upholding the Director’s approval of Administrative 
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Use Permit 2021 2021-07 and Categorical Exemption, CE 2021-06 for the operation of a Drive-
Through Coffee Shop. based on the finding that the proposed use could be established  and 
maintained  without  jeopardy  to  persons  or  property  within  or adjacent to the proposed site 
and without damage to the resources of the site and its  surroundings, as required by Zoning 
Code Section 18-28.060. 

3. Provide alternate direction to Staff.

 Attachments: 1) Resolution PC 2021-19

2) Staff Report AUP 2021-07

3) Appeal Application 2021-02

4) Appeal Rebuttal from Mudslinger’s

7
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Attachment 1: Resolution 

RESOLUTION No. PC 2021-19 

A Resolution of the Planning Commission of the 
City of Clearlake Approving Appeal, AUP 2021-02, Administrative Use Permit AUP 2021-07 and 

Categorical Exemption, CE 2021-06 authorizing the installation of through/walk up coffee shop with 
limited outdoor seating located at 14760 Olympic Drive, further described as APN 039-570-18 in the 

Mixed Use (MUX) zoning district 

WHEREAS, applicant Lisa Reynolds(Representative of Mudslingers Coffee) applied for approval of an 
administrative use permit AUP 2021-07 to install a through/walk up coffee shop with  limited outdoor 
seating located at 14760 Olympic Drive, further described as APN 039-570-18 in the Mixed Use (MUX) 
zoning district in accordance with Section 18-28 of the Zoning Code; and 

WHEREAS, this application, filed by Diane Drake (representative of Sister’s Coffee) AP 2021-02 appealing 
the determination of the Director of Administrative Use Permit AUP 2021-07, is in compliance of section 
18-36 of the Zoning Code; and

WHEREAS, the appeal and administrative use permit application has been processed in accordance with 
the City’s Environmental Review Guidelines; and 

WHEREAS, adequate public noticing was made for the project in accordance with section 18-28.030 the 
Municipal Code; and 

WHEREAS, In accordance with Section 18-28 of the Zoning Code the use as proposed will be detrimental 
to the health, safety, convenience, or general welfare of persons residing or working in the vicinity, or 
injurious to the property, improvements or potential development in the vicinity with respect to aspects 
including, but not limited to, the following: 

a) The nature of the proposed site, including its size and shape, and the proposed size, shape, and
arrangement of structures,

b) The accessibility and traffic patterns for persons and vehicles, the type and volume of such traffic
and the adequacy of proposed off-street parking and loading,

c) The safeguards afforded to prevent noxious of offensive emissions such as noise, glare, dust and
odor,

d) Treatment given, as appropriate, to such aspects as landscaping, open spaces, parking areas,
loading areas, service areas, lighting, and signs; and

WHEREAS, based on certain conditions of approval, the project does not comply with the Clearlake 
Zoning Code.  

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Clearlake that Appeal 
2021-02 is hereby approved and Administrative Use Permit 2021-07 nullified. 

8
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PASSED AND ADOPTED on this 24th day of August 2021 by the following vote: 

AYES: 
NOES: 
ABSTAIN: 
ABSENT: 

 Chairman, Planning Commission 

ATTEST:  
 City Clerk, Planning Commission 
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STAFF REPORT 
CLEARLAKE ADMINISTRATIVE USE PERMIT HEARING 

FOR THE MEETING OF July 27, 2021 

To: City of Clearlake Planning Commission 

From: Mark Roberts – Senior Planner 
Susanna Gutierrez – Assistant Planner 

Application File(s): Administrative Use Permit application AUP 2021-07 
Categorical Exemption, CE 2021-06 

Subject: Mudslingers Drive Through and Walk-up Coffee Shop 

Data Summary: 

Location:   14760 Olympic Drive, Clearlake, CA 95422 
Assessor Parcel Number(s): 039-570-18-000 
Applicant(s):   Lisa Reynolds (Representative of Mudslingers Coffee) 
Land Use Designation:  MUX, Mixed Use 
General Plan Designation: Mixed Use 
______________________________________________________________________________ 

I. RECOMMENDATIONS:

 Adopt Resolution CDD 2021-03 approving Administrative Use Permit application AUP
2021-07 for the operation of a drive through and walk-up coffee shop with limited
outdoor seating and find the project exempt (CE 2021-06) from the California
Environment Quality Act (CEQA) Guidelines under Section 15303 (Class 3 New
Construction or Conversion of Small Structures) located at 14760 Olympic Drive,
Clearlake, CA, further described as assessor parcel number 039-570-18-000.

II. BACKGROUND/SITUATION: The applicant is requesting approval of an administrative use
permit application allowing the development of a drive through and walk-up coffee shop with
limited outdoor seating located at the address noted above. The development would include but
is not limited to:

 Constructing a 10’ X 16’ commercial coffee kiosk (example bellow), including one (1)
drive through window and one (1) walk up window.

 Outside seating area with approximately three (3) tables/chairs with umbrellas.

Attachment 2: Staff Report AUP 2021-07
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 Hours of operation Monday through Friday 6:00AM to 6:00PM and Saturday/Sunday 
from 8:00AM to 5:00 PM. During non-peak hours there would be one (1) employee and 
two or more employees during peak operational hours (to be determined - typically 
7:00 AM to 11:00 AM).  

 The installation of a drive through entrance, approximately 24 feet in width, with an exit 
lane approximately 12 feet in width. 

o The stacking lane measures 12 feet in width and 250 feet in length (exceeding 
the minimum requirement of 114 feet in length).  

 Approximately 15 parking spaces and one (1) ADA parking space. 
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12

Section E, Item 1.



Page 4 of 16 
 

Page 4 of 16 
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III. ENVIRONMENTAL SETTING: The project site lies on a slightly westward sloping, rectangular 
parcel located on the north side of Olympic Drive just east of the intersection with Old 
Hwy 53 containing approximately 43,560 square feet. The property is currently undeveloped 
but is the proposed site of a multi-phase mixed use development, tentatively including the 
City’s new Public Works yard, baseball fields, housing, and more. 
 
The project site is surrounded by vacant parcels to the north and northeast; there is multifamily 
residential development located to the south and southeast; retail (Rite Aid) to the southwest, 
and professional offices (Bank of the West) and [Shopping Plaza – Grocery Outlet, Dollar 
General, Safeway Plaza, etc.] to the West. 
 

IV. GENERAL PLAN, LAND USE AND ZONING COMPLIANCE CONSIDERATION:  
The project is located within the MUX, Mixed Use Zoning District and is designated Mixed Use     by 
the General Plan Land Use Map. The Zoning Code determines drive-thrus (defined a “special 
use”) allowable upon securing an administrative use permit. On May 19, 2021, the applicant 
submitted a use permit application to the City of Clearlake for processing/consideration.  

 
Conditions of Approval: Based on Staff review and agency/public concerns, Conditions of 
Approval have been incorporated to ensure the proposed use will not be use will not be 
detrimental to the health, safety or welfare of persons working or living at the site or within the 
vicinity. 
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Parking: Staff has interpreted the proposed parking facilities - fifteen (15) standard and one (1) 
ADA parking space - to be sufficient to support the proposed use as there will be no more than 
+/- two employee during peak shift and limited outdoor seating.  
 
Circulation: The site is currently accessible via Olympic Drive. The envisioned configuration 
proposes customers to access the property through the proposed twenty-four (24) foot wide 
entrance located on the northwestern portion (as referenced in the application materials 
above). Once the vehicles have entered, they are directed down a twelve (12) foot wide, 250 
feet long stacking lane (exceeding the minimum requirement of 114 feet in length) until 
reaching the drive through window. All vehicles will exit through the proposed twelve (12) foot 
wide exit lane located in the southern portion of the project parcel.   

 
V. ENVIRONMENTAL DETERMINATION: Upon review, staff determined the project is 

Categorically Exempt from the California Environmental Quality Act (CEQA) pursuant to Section 
15303(c) [New Construction or Conversion of Small Structures – Class 3]. The project qualifies 
for the above exemption as the proposed use is similar to that of a restaurant and is less than 
10,000 square feet in size (actual size of structure is approximately 160 square feet) and will 
not involve the use of hazardous substances/materials. Final operational plans will require 
compliance with all applicable Federal, State, and local regulations, including approval from 
Lake County Environmental Health. 
 

VI. AGENCY COMMENTS: The Community Development circulated the project to various Federal, 
State, local agencies for review, including the City of Clearlake (Police Department, Public 
Works, City Engineer and Building Department), Lake County Fire Protection District, Lake 
County Special Districts, Lake County Environmental Health Department, and the local water 
district/tribal organizations. The City received comments from the following agencies: (Refer to 
Attachment C for full details). 
 

 Lake County Environmental Health Comments dates May 28, 2021. 

 Lake County Special Districts dated June 1, 2021. 

 Lake County Air Quality Management District dated June 9, 2021. 
 
All agency’s comments and/or concerns have been incorporated into the proposed Conditions 
of Approval.  
 

VII. PUBLIC COMMENTS:    The public hearing was noticed at least ten (5) days in advance in an 
electronic publication of the Lake County News on July 20th, 2021 and mailed (via USPS) to all 
surrounding property owners (including those who have requested to be notified in writing or 
via email) within 300 feet of the subject parcel, as required pursuant to the Clearlake Municipal 
Code. All property owners’ mailing addresses are drawn from the electronic database supplied 
by the Lake County Assessor Office. Staff has included the public comment received in 
Attachment B. 
 

VIII. FINDINGS OF APPROVAL: Pursuant to Section 18-28.040, to grant a use permit, the Community 
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Development Director, Planning Commission or City Council must evaluate the application in 
compliance with the following regulations: (1)That the proposed use will not be detrimental to 
the health, safety or welfare of persons working or living at the site or within the vicinity; (2) The 
Community Development Director, Planning Commission or the City Council may deny the 
proposal or attach conditions as deemed necessary to secure the purposes of these regulations.  
Actions on use permits shall be justified by written findings, based on substantial evidence in 
view of the whole record. 
 
The project was circulated to various CA State and local agencies for review/commenting from 
May 25, 2021, to June 9, 2021. It was also sent to the local Tribal Organizations in accordance 
with AB 52 (Section 21080.3.1(b) of the PRC). As previously stated, the City did not receive any 
adverse comments during this time. The few agency comments (indicated in Section VI of the 
Staff Report) we did receive has been incorporated into the Conditions of Approval. 
Additionally, the project is in an area that is heavily developed with residential and commercial 
uses and is adequate in size, and shape, to accommodate the proposed use. Therefore, staff has 
determined the project will not be detrimental to the health, safety and general welfare of the 
public and has met all applicable Federal, State and local agency requirements with the 
incorporated Conditions of Approval. 
 

IX. ALTERNATIVES: The Director should open and close the public hearing, consider the applicant’s, 
staff’s and public comments and then either approve the project by adoption of the attached 
resolution or decline and provide alternative direction to staff. 
 

X. ATTACHMENTS: 

 Attachment A – Resolution No. CDD 2021-03 

 Attachment B – Public Comments  

 Attachment C– Agency Comments  
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Attachment A: Resolution 

 

RESOLUTION No. CDD 2021-03 

 

A Resolution of the Planning Commission of the 

City of Clearlake Approving an Administrative Use Permit AUP 2021-07 and Categorical 

Exemption, CE 2021-06 for 

the operation of a Mudslingers Coffee Kiosk at 14760 Olympic Drive 

 

WHEREAS Lisa Reynolds applied for approval of a conditional use permit to for the operation 

of a drive through/walk-up coffee shop in the MUX, Mixed Use Zoning District located at 14760 

Olympic Drive, Clearlake, APN 039-570-18: and 

 

WHEREAS, the Director, on July 27
th

 2021, concurred with the City Zoning Code Section 18-

19.07 and 18-18.02, Drive through Facilities are subject to a use permit; and 

 

WHEREAS this use permit application has been made in accordance with Section 18-19.07 and 

18-18.02 of the Zoning Code, as further defined as uses general allowed; and 

 

WHEREAS the project is Categorical Exempt from Environmental Review in Pursuant to 

Section 15301 of the State California Environment Quality Act (CEQA) Guidelines under 

Section 15303 (Class 3 New Construction or Conversion of Small Structures) and, 

 

WHEREAS the use permit application has been processed in accordance with the City’s 

Environmental Review Guidelines; and 

 

WHEREAS adequate public noticing was made for the project in accordance with the Municipal 

Code; and 

 

WHEREAS the General Plan designates the project site as Mixed Use. As conditioned, the 

proposed use would be consistent with the General Plan; and 

 

WHEREAS, in accordance with Section 18-1.4.445 (b) of the Zoning Code the use as proposed 

will not be detrimental to the health, safety, convenience, or general welfare of persons residing 

or working in the vicinity, or injurious to the property, improvements or potential development in 

the vicinity with respect to aspects including, but not limited to, the following: 

a) The nature of the proposed site, including its size and shape, and the proposed size, 

shape, and arrangement of structures, 

b) The accessibility and traffic patterns for persons and vehicles, the type and volume of 

such traffic and the adequacy of proposed off-street parking and loading, 

c) The safeguards afforded to prevent noxious of offensive emissions such as noise, glare, 

dust and odor, 

d) Treatment given, as appropriate, to such aspects as landscaping, open spaces, parking 

areas, loading areas, service areas, lighting, and signs. 

 

WHEREAS, based on certain conditions of approval included as Exhibit A, the project complies 

with the Clearlake Zoning Code.  
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NOW, THEREFORE, BE IT RESOLVED by the Director of Community Development of the 

City of Clearlake that the project is hereby approved, subject to the associated Conditions of 

Approval. 

 

PASSED AND ADOPTED on this 27th day of July 2021: 

 

 

  BY:        

                  Alan Flora, Director 

 

 

ATTEST:          

                  Mark Roberts, Senior Planner 
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Exhibit A: Conditions of Approval 

 

CITY OF CLEARLAKE 

CONDITIONS OF APPROVAL 

 

MUDSLINGERS COFFEE 

 

Pursuant to the approval of the Community Development Director on July 27, 2021 there 

is hereby granted to Lisa Reynolds of Mudslingers Coffee an Administrative Use Permit, AUP 

2021-07 and a Categorical Exemption, CE 2021-06 with the following conditions of approval 

to allow a Drive Through/Walk Up Coffee Shop located at 14760 Olympic Drive, Clearlake, 

CA 95422 further described as APN: 039-570-18.  

GENERAL CONDITIONS: 
1. The use hereby permitted shall substantially conform to the Site Plan(s), and Project Description 

and any conditions of approval imposed by the above Conditional Use Permits and Review 

Authority as shown on the approved site plan.  

 

2. This application for Use Permit AUP 2021-07 was submitted, pursuant to Section 18-19.07 and 

18-18.02 of the Zoning Ordinance, by Lisa Reynolds, for the for the operation of a drive 

through/walk up Coffee Shop, in the MUX, Mixed Use Zoning District located at 14760 

Olympic Drive, Clearlake, APN 039-570-18. 

 

3. The Administrative Use Permit may be transferred to new owners at the same location upon 

notifying the City Planning Department of said ownership transfer and upon the new owner’s 

written agreement to maintain all conditions of approval. 

 

4. The Administrative Use Permit shall be subject to revocation or modification by the Planning 

Commission if the Commission finds that there has been a) noncompliance with any of the 

foregoing conditions, or b) the Commission finds that the use for which this permit is hereby 

granted is so exercised as to be substantially detrimental to persons or property in the 

neighborhood of the use. Any such revocation shall be preceded by a public hearing noticed and 

heard pursuant to the City of Clearlake Municipal Code. 

 

5. At no time shall vehicles block and/or create traffic congestion along Olympic Drive and/or the 

neighboring roadways.  

 

6. The drive through facility shall always maintain sufficient stacking to accommodate a minimum 

of six (6) vehicles (approximately +/- 144 feet.   

 

7. The drive through facility shall maintain a minimum of a twelve (12) foot wide land on curves 

and eleven (11) feet on straight sections. All drive through lanes shall be integrated with on-site 

circulation arrows and shall merge with the driveway. 

 

8. Drive-through aisles shall be separated from landscaping areas by a six-inch high, poured in 

place, concrete curb or other suitable protective device meeting City’s approval. Landscaping 

shall screen drive-through aisles to the extent feasible. 
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9. Driveways, access roads and parking areas shall be surfaced with asphalt concrete in a manner to

minimize dust.  Driveway approaches shall be constructed of concrete and built to minimum City

of Clearlake standards. An encroachment permit shall be obtained from the City of Clearlake –

Public Works Department for any work within the right-of-way.

10. All refuse generated by the facility shall be stored in the approved disposal/storage containers,

and appropriately covered.  Removal of waste shall be on a weekly basis to avoid excess waste.

All trash receptacles/containers shall always remain covered to prevent fugitive odors and rodent

infestation.

11. Prior to operation, for the proposed development the following shall be completed:

a) Civil site plans identifying existing and proposed storm drains, drainage ditches, curbs,

sidewalks, gutters, and striping, as regulated by the City’s Design and Construction

Standards,  Off-Street  Parking  Regulations,  and Parking  Design  Standards  to  be

found  in  compliance  with  all  other applicable local/federal/state laws (including ADA

and CASP requirements)

b) Submit for review and approval by the City Planning Department final landscaping and

irrigation. Plans shall demonstrate compliance with the City’s Municipal Code regarding

landscaping.

c) Submit for review and approval by the City Planning Department revised building

elevations that adds brick or rock wainscot to the front and sides of the building.

d) Submit for review and approval by the City Planning Department a detailed trash

enclosure plan. The plans shall show that the enclosure will be constructed of block with

an attractive cap and the gates should incorporate solid metal materials painted to match

the building colors. The gates should be mounted on separate posts mounted inside the

enclosure. A hose bib should be located next to the enclosure for maintenance.

e) Submit for review and approval by the City Planning Department an exterior lighting

plan. Lighting poles, if used, should not exceed 15 feet in height. All lighting shall be

shield and directed downwards and adhere to all Federal, State and local agency

requirements, including the dark-sky requirements found at https://www.darksky.org/. All

lighting shall not project beyond the project parcel boundaries

f) Submit for review and approval by the City Planning Department a detailed sign

program for all existing and proposed signs. The sign plan shall comply with the City’s.

12. Prior to operation, all handicap parking areas, routes of travel, building access and bathrooms

shall meet American with Disabilities Act (ADA) requirements and be subject to review and

approval of a Certified Accessibility Access Specialist (CASP).

13. Prior to operation, the applicant shall meet all requirements of Lake County Special Districts.

14. Prior to operation the permit holder shall meet and operate in full compliance with fire safety

rules and regulations of the Lake County Fire District.

15. Prior to operation, the applicant shall secure any required permits from the City of Clearlake

(Building Department, Planning and Public Works), Fire District, Lake County Air Quality

Management District, Lake County Water Resources Department, Lake County Environmental

Health Department and/or all applicable Federal, State and local agency permits.
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16. Any demolition or renovation is subject to the Federal National Emissions Standard for 

Hazardous Air Pollutants (NESHAP) for asbestos in buildings requires asbestos inspections by a 

Certified Asbestos Consultant for all major renovations and all demolition.  An Asbestos 

Notification Form with the Asbestos inspection report must be submitted to the District at least 

14 days prior to beginning any demolition work.  The applicant must contact the District for 

more details and proper approvals.  Regardless of asbestos content or reporting requirements  all 

demolition and renovation activities should use adequate water/ amended water to prevent dust 

generation and nuisance conditions. 

17. Construction activities that involve pavement, masonry, sand, gravel, grading, and other 

activities that could produce airborne particulate should be conducted with adequate dust 

controls to minimize airborne emissions.  A dust mitigation plan may be required should the 

applicant fail to maintain adequate dust controls. 

18. Any stationary prime power or backup diesel generator requires an application submitted to 

LCAQMD. All engines must be notified to LCAQMD prior to beginning construction activities 

and prior to engine Use. Mobile diesel equipment used for construction and/or maintenance must 

be in compliance with State registration requirements. All equipment units must meet Federal, 

State and local requirements. All equipment units must meet RICE NESHAP/NSPS requirements 

including proper maintenance to minimize airborne emissions and proper record-keeping of all 

activities, all units must meet the State Air Toxic Control Measures for CI engines and must 

meet local regulations. Contact LCAQMD for more details. 

19. Site development, vegetation disposal, and site operation shall not create nuisance odors or 

dust.  During the site preparation phase, the district recommends that any removed vegetation be 

chipped and spread for ground cover and erosion control.  Burning is not allowed on commercial 

property, materials generated from the commercial operation, and waste material from 

construction debris, must not be burned as a means of disposal. 

20. Significant dust may be generated from increase vehicle traffic if driveways and parking areas 

are not adequately surfaced.  Surfacing standards should be included as a requirement in the 

use permit to minimize dust impacts to the public, visitors, and road traffic.  At a minimum, the 

district recommends chip seal as a temporary measure for primary access roads and 

parking.  Paving with asphaltic concrete is preferred and should be required for long term 

occupancy.  All areas subject to semi-truck / trailer traffic should require asphaltic concrete 

paving or equivalent to prevent fugitive dust generation.   Gravel surfacing may be adequate for 

low use driveways and overflow parking areas; however, gravel surfaces require more 

maintenance to achieve dust control, and permit conditions should require regular palliative 

treatment if gravel is utilized.  White rock is not suitable for surfacing (and should be prohibited 

in the permit) because of its tendency to break down and create excessive dust. Grading and re-

graveling roads should utilizing water trucks if necessary, reduce travel times through efficient 

time management and consolidating solid waste removal/supply deliveries, and speed limits.  

21. During construction activities, if any subsurface archaeological remains are uncovered, all work 

shall be halted within 100 feet of the find and the applicant shall retain a qualified cultural 

resources consultant from the City’s approved list of consultants to identify and investigate any 

subsurface historic remains and define their physical extent and the nature of any built features 

or artifact-bearing deposits. Significant historic cultural materials may include finds from the late 
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19th and early 20th centuries including structural remains, trash pits, isolated artifacts, etc.  

 The cultural resource consultant’s investigation shall proceed into formal evaluation to 

determine their eligibility for the California Register of Historical Resources. This shall 

include, at a minimum, additional exposure of the feature(s), photo-documentation and 

recordation, and analysis of the artifact assemblage(s). If the evaluation determines that 

the features and artifacts do not have sufficient data potential to be eligible for the 

California Register, additional work shall not be required. However, if data potential 

exists – e.g., there is an intact feature with a large and varied artifact assemblage – it will 

be necessary to mitigate any Project impacts.  Mitigation of impacts might include 

avoidance of further disturbance to the resources through Project redesign. If avoidance is 

determined to be infeasible, pursuant to CEQA Guidelines Section 15126.4(b)(3)(C), a 

data recovery plan, which makes provisions for adequately recovering the scientifically 

consequential information from and about the historical resource, shall be prepared and 

adopted prior to any excavation being undertaken. Such studies shall be deposited with 

the California Historical Resources Regional Information Center. Archeological sites 

known to contain human remains shall be treated in accordance with the provisions of 

Section 7050.5 Health and Safety Code. If an artifact must be removed during Project 

excavation or testing, curation may be an appropriate mitigation. This language of this 

mitigation measure shall be included on any future grading plans and utility plans 

approved by the City for the Project.  

 If human remains are encountered, no further disturbance shall occur within 100 feet of 

the vicinity of the find(s) until the Lake County Coroner has made the necessary findings 

as to origin (California Health and Safety Code Section 7050.5). Further, pursuant to 

California Public Resources Code Section 5097.98(b) remains shall be left in place and 

free from disturbance until a final decision as to the treatment and disposition has been 

made. If the Lake County Coroner determines the remains to be Native American, the 

Native American Heritage Commission must be contacted within 24 hours. The Native 

American Heritage Commission must then identify the “most likely descendant(s)”, 

which parties agree will likely be the Koi Nation based upon the Tribe’s ancestral ties to 

the area and previous designation as MLD on projects in the geographic vicinity. The 

landowner shall engage in consultations with the most likely descendant (MLD). The 

MLD will make recommendations concerning the treatment of the remains within 48 

hours as provided in Public Resources Code 5097.98.  

 The developer/landowner shall relinquish ownership of all sacred items, burial goods and 

all archaeological artifacts that are found on the project area to the Koi Nation for proper 

treatment and disposition. 

 

22. Any modifications and/or additions to a use requiring use permit approval shall itself be subject 

to use permit approval. The addition of an allowed use to a premise occupied by a conditionally 

allowed use shall require use permit approval of the type required for the existing use. The 

Community Development Director shall determine when such an addition and/or change is of 

such a minor or incidental nature that the intent of these regulations can be met without further 

use permit control.  

23. This use permit does not abridge or supersede the regulatory powers and permit requirements of 

any federal, state, or local agency requirements, which may retain a regulatory or advisory 
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function as specified by statute or ordinance.  The applicant shall obtain and maintained permits 

as may be required from each agency.  

24. The applicant shall agree to indemnify, defend, and hold harmless the City or its agents, officers 

and employees from and against any and all claims, actions, demands or proceeding (including 

damage, attorney fees, and court cost awards) against the City or its agents, officers, or 

employees to attach, set aside, void, or annul an approval of the City, advisory agency, appeal 

board, or legislative body concerning the permit or entitlement when such action is brought 

within the applicable statute of limitations.   In providing any defense under this Paragraph, the 

applicant shall use counsel reasonably acceptable to the City. The City shall promptly notify the 

applicant of any claim, action, demands or proceeding and the City shall cooperate fully in the 

defense. If the City fails to promptly notify the applicant of any claim, action, or proceeding, or 

if the City fails to cooperate fully in the defense, the applicant shall not thereafter be responsible 

to defend, indemnify, or hold the City harmless as to that action. The City may require that the 

applicant post a bond, in an amount determined to be sufficient, to satisfy the above 

indemnification and defense obligation. Applicant understands and acknowledges that City is 

under no obligation to defend any claim, action, demand or proceeding challenging the City's 

actions with respect to the permit or entitlement. 

25. If the approved use permit is not established within one (1) year of the date of approval or such 

longer time as may be stipulated as a condition of approval, the use permit shall expire.   

26. If a structure(s) or associated site development authorized by use permit is not issued building 

permits (if building permits are required) within three (3) years of the date of approval, the use 

permit shall expire.   

27. Upon written request received prior to expiration, the Community Development Director 

may grant renewals of use permit approval for successive periods of not more than one (1) year 

each.   

a. Approvals of such renewals shall be in writing and for a specific period.   

b. Renewals may be approved with new or modified conditions upon a finding that 

the circumstances under which the use permit was originally approved have 

substantially changed.  

c. Renewal of a use permit shall not require public notice or hearing unless the 

renewal is subject to new or modified conditions.  In order to approve a renewal, 

the Community Development Director must make the findings required for initial 

approval. 

 

28. The Planning Commission may revoke or modify the use permit in the future if the Commission 

finds that the use to which the permit allows is detrimental to health, safety, comfort, general 

welfare of the public; constitutes a public nuisance; if the permit was obtained or is being used 

by fraud; and/or if one or more the conditions upon which a permit was granted are in 

noncompliance or have been violated. Applicant shall be notified of potential violations of the 

use permit prior to action taken by the Planning Commission. 

29. Said Use Permits shall be subject to revocation or modification by the Planning Commission if 

the Commission finds that there has been:  

a. Noncompliance with any of the foregoing conditions of approval; or  
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b. The Planning Commission finds that the use for which this permit is hereby granted is so 

exercised as to be substantially detrimental to persons or property in the neighborhood of 

the use. Any such revocation shall be preceded by a public hearing noticed and heard 

pursuant to the City of Clearlake Municipal Code. 15.  

 

30. The applicant shall adhere to all applicable requirements in the City of Clearlake Municipal 

Code. 

ACCEPTANCE 

 

I have read and understand the foregoing Use Permit and agree to each and every term and 

condition/mitigation measure thereof. 

 

Date: ______________                             _____________________________________ 

      Applicant or Authorized Agent Signature  

 

      _____________________________________ 

      Printed Name of Authorized Agent 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

To be Completed by Authorized Staff Only: 

 

Date of Project Approved: ___________________ 

 

_______________________________                            _________________________                                    

               Staff Name                                                                             Date 
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From: Lori Baca
To: Mark Roberts
Subject: RE: Request for Review (RFR) Conditional Use Permit, CUP 2021-30 - Mudslingers coffee
Date: Tuesday, June 1, 2021 11:17:10 AM
Attachments: image003.png

image001.png

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Mark,
 
Parcel 039-570-18 located at 14760 Olympic Drive in Clearlake is within LACOSAN service area and is
an actively billed sewer account with 1 SFD entitlement. The proposed Drive-Thru project shouldn’t
require additional Capacity Fees, however, the developer should contact our office at (707) 263-
0119  and speak with Steven Phillips regarding the appropriate sizing and installation of a grease
trap.
 
 
Have a wonderful day!
 

Lori A. Baca
Customer Service Supervisor
Lori.Baca@lakecountyca.gov
Office Number (707) 263-0119
Fax (707) 263-3836

 

 

From: Mark Roberts [mailto:mroberts@clearlake.ca.us] 
Sent: Tuesday, May 25, 2021 2:42 PM
To: Lori Baca <Lori.Baca@lakecountyca.gov>
Subject: [SUSPICIOUS MESSAGE] Request for Review (RFR) Conditional Use Permit, CUP 2021-30 -
Mudslingers coffee
Importance: High
 
This Message contains suspicious characteristics and has originated outside your organization. This
message appears to be from an individual who works for the County, but does not come from a County
address.

Good Afternoon,
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This email is in regards to the Request for Review (RFR) for the proposed drive
through/walk up coffee shop located at 14760 Olympic Drive. Please review
the attached project description packet and if you have any comments or
concerns, please submit them via email to mroberts@clearlake.ca.us or in
writing to the address noted on the RFR no later than June 9, 2021. Below is
a brief summary of the project.
 
Project Description: The applicant is requesting approval for a Conditional
Use Permit to allow a drive to through/walk up coffee shop located at the above
noted address. According to the application packet, the development would
consist of the following: (Refer to attached Application packet for full details)

§   Construction of a 10’ X 16’ structure, consisting of one (1) drive through
window and one (1) walk up window. There would be an outside seating
area with approximately three (3) tables/chairs with umbrellas.

 
§   The hours of operation would be Monday through Friday 6:00AM to

6:00PM and Saturday/Sunday from 8:00AM to 5:00 PM.
 

§  During non-peak hours there would be one (1) employee and two or more
employee during peak operational hours. (peak hours are typically 7:00
AM to 11:00 AM)
 

Access Lanes:

§  The entrance land is approximately 24 feet in width.

§  The exist land is approximately 12 feet in width.

§  The staking lane is approximately 12 feet in width and 250 feet in length.

§   There will be approximately 15 parking’s spaces and one 91) ADA
parking space.

 
Prosed Signage:

§  Menu Board is 3’ wide X 4’ tall.

§  Mudslingers Brand Sign: 60” wide X 18” tall.

30

Section E, Item 1.

mailto:mroberts@clearlake.ca.us


Mark Roberts │Senior Planner
City of Clearlake
14050 Olympic Drive │Clearlake, CA 95422
707-994-8201

§  Mudslingers Lighted Sign (Roof top): 6’ wide X 2 tall.
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From: Fahmy Attar
To: Mark Roberts
Subject: Re: Request for Review (RFR) Conditional Use Permit, CUP 2021-30 - Mudslingers coffee
Date: Wednesday, June 9, 2021 4:10:49 PM
Importance: High

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Hello,

Here is a list of Air Quality requirements that may be applicable to the site location:

1. Any demolition or renovation is subject to the Federal National Emissions Standard for
Hazardous Air Pollutants (NESHAP) for asbestos in buildings requires asbestos inspections by
a Certified Asbestos Consultant for all major renovations and all demolition.  An Asbestos
Notification Form with the Asbestos inspection report must be submitted to the District at least
14 days prior to beginning any demolition work.  The applicant must contact the District for
more details and proper approvals.  Regardless of asbestos content or reporting requirements 
all demolition and renovation activities should use adequate water/ amended water to prevent
dust generation and nuisance conditions.

2. Construction activities that involve pavement, masonry, sand, gravel, grading, and other
activities that could produce airborne particulate should be conducted with adequate dust
controls to minimize airborne emissions.  A dust mitigation plan may be required should the
applicant fail to maintain adequate dust controls.

3. If the construction activities are conducted within Serpentine soils, a Serpentine Control
Plan may be required. Any parcel with Serpentine soils must obtain proper approvals from
LCAQMD prior to beginning any construction activities. Contact LCAQMD for more details.

4. Any stationary prime power or backup diesel generator requires an application submitted to
LCAQMD. All engines must be notified to LCAQMD prior to beginning construction
activities and prior to engine Use. Mobile diesel equipment used for construction and/or
maintenance must be in compliance with State registration requirements. All equipment units
must meet Federal, State and local requirements. All equipment units must meet RICE
NESHAP/NSPS requirements including proper maintenance to minimize airborne emissions
and proper record-keeping of all activities, all units must meet the State Air Toxic Control
Measures for CI engines, and must meet local regulations. Contact LCAQMD for more
details.

5. Site development, vegetation disposal, and site operation shall not create nuisance odors or
dust.  During the site preparation phase, the District recommends that any removed vegetation
be chipped and spread for ground cover and erosion control.  Burning is not allowed on
commercial property, materials generated from the commercial operation, and waste material
from construction debris, must not be burned as a means of disposal.

6. Significant dust may be generated from increase vehicle traffic if driveways and parking
areas are not adequately surfaced.  Surfacing standards should be included as a requirement in
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the use permit to minimize dust impacts to the public, visitors, and road traffic.  At a
minimum, the District recommends chip seal as a temporary measure for primary access roads
and parking.  Paving with asphaltic concrete is preferred and should be required for long term
occupancy.  All areas subject to semi truck / trailer traffic should require asphaltic concrete
paving or equivalent to prevent fugitive dust generation.   Gravel surfacing may be adequate
for low use driveways and overflow parking areas, however, gravel surfaces require more
maintenance to achieve dust control, and permit conditions should require regular palliative
treatment if gravel is utilized.  White rock is not suitable for surfacing (and should be
prohibited in the permit) because of its tendency to break down and create excessive dust.
Grading and re-graveling roads should utilizing water trucks if necessary, reduce travel times
through efficient time management and consolidating solid waste removal/supply deliveries,
and speed limits.

Best,

Fahmy Attar
Air Quality Engineer
Lake County Air Quality Management District
2617 S. Main Street, Lakeport, CA, 95453 
(707) 533-3469 | fahmya@lcaqmd.net

On May 25, 2021, at 10:22 AM, Mark Roberts <mroberts@clearlake.ca.us>
wrote:

Good Morning,
 
This email is in regards to the Request for Review (RFR) for the
proposed drive through/walk up coffee shop located at 14760
Olympic Drive. Please review the attached project description packet
and if you have any comments or concerns, please submit them via
email to mroberts@clearlake.ca.us or in writing to the address noted
on the RFR no later than June 9, 2021. Below is a brief summary
of the project.
 
Project Description:  The applicant is requesting approval for a
Conditional Use Permit to allow a drive to through/walk up coffee
shop located at the above noted address. According to the application
packet, the development would consist of the following:  (Refer to
attached Application packet for full details)

Construction of a 10’ X 16’ structure, consisting of one (1)
drive through window and one (1) walk up window. There
would be an outside seating area with approximately three (3)
tables/chairs with umbrellas.
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<image001.png> Mark Roberts │Senior Planner
City of Clearlake
14050 Olympic Drive │Clearlake, CA 95422
707-994-8201

 
The hours of operation would be Monday through Friday
6:00AM to 6:00PM and Saturday/Sunday from 8:00AM to 5:00
PM.
 

During non-peak hours there would be one (1) employee and
two or more employee during peak operational hours. (peak
hours are typically 7:00 AM to 11:00 AM)
 

Access Lanes:
The entrance land is approximately 24 feet in width.
The exist land is approximately 12 feet in width.
The staking lane is approximately 12 feet in width and 250 feet
in length.
There will be approximately 15 parking’s spaces and one 91)
ADA parking space.

 
Prosed Signage:

Menu Board is 3’ wide X 4’ tall.
Mudslingers Brand Sign: 60” wide X 18” tall.
Mudslingers Lighted Sign (Roof top): 6’ wide X 2 tall.

 
 

 
 
<CUP 2021-30 Request for Review (RFR) - Mudslingers.pdf>
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August 4, 2021 

City of Clearlake 
14050 Olympic Drive 
Clearlake, California 95422 

RE: Administrative Use Permit (039-570-18-000) Rebuttal Sister’s Coffeehouse (Diane Drake) 

Dear Planning Commission, 

I will be clear and short as I feel this appeal, unfortunately, is clothed in emotion.  As I stated in the 
previous meeting, I can empathize with Sister’s Coffee but the facts are we have to look at the 
ordinances.  Capitalism is competition in a free market, and Clearlake is no different than any other 
town in America with an ordinance.  That ordinance, once followed, allows a person/company the ability 
to open a business in a free market. 

As was stated in the appeal, Sister’s Coffee is requesting that the city of Clearlake limits the amount of 
coffee shops within a half mile of each other.  When does it stop?  Do you limit the amount of burger 
joints?  Do you tell McDonalds yes and then tell Burger King to move on down the road?  The city simply 
cannot and that is a benefit to the public that they do not have that kind of control.  The same way that 
Mudslingers was concerned about Marcel’s we never dreamed of appealing Marcel’s.   

As you are well aware since you have a business, there was a structure and a process you had to 
complete in order to open your business.  Mudslingers pursued the city and worked through the process 
of approval and followed the city’s ordinances.  I could go into each detail of your rebuttal but I feel that 
my point above trumps all of the points that were brought up as well as being mostly emotional points. 

We hope that ultimately Mudslingers and Sister’s Coffee can be on the same team that provides 
products and services enjoyable to the people in Clearlake and its visitors. 

Sincerely, 

April Sides 
Director of License Development 
Mudslingers Drive-Thru Coffee 
Direct: 989-858-0645 
Fax:  989-688-6000 
TOLL FREE: 877-306-0645 
www.mudslingerscoffee.com 

Attachment 4: Appeal Rebuttal from Mudslinger’s
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