MONTEREY COUNTY ZONING ADMINISTRATOR

Meeting: June 30,2011 Time: 3/ Bm \ Agenda Item No.: 2

Project Description: Amendment (PLN100628) to previously approved Combined Development
Permit (PLN080468), consisting of: 1) a Coastal Administrative Permit to allow the demolition of
an existing 1,774 square foot single family dwelling with 442 square feet of attached deck and a
169 square foot studio, and the construction of a 3,545 square foot single family dwelling with 888
square feet of attached deck and 351 square feet of overhangs exceeding 30 inches, a 262 square
foot pool equipment room, a swimming pool, hot tub, photovoltaic system, demolition of the
existing hot tub, repair of the existing septic system, and grading consisting of approximately 561
cubic yards of cut and 509 cubic yards of fill; 2) a Coastal Administrative Permit for the
demolition of an existing 360 square foot guesthouse with 251 square feet of attached deck, and
the construction of a 425 square foot guesthouse; 3) a Coastal Development Permit to allow
development on slope greater than 30 percent; and 4) Design Approval. The amendment includes
a 744 square foot addition of a bedroom and gym to the approved single family dwelling; a new
335 square foot single car garage; 482 square foot expansion of the pool equipment room,
generator room and inverter room all below ground, for a total increase of 1,546 square feet to the
approved project, and revised grading of approximately 1,100 cubic yards cut/400 cubic yards fill.
The property is located at 46325 Pfeiffer Ridge Road, Big Sur (Assessor's Parcel Number 419-241-
017-000), Coastal zone.

Project Location: 46325 Pfeiffer Ridge Road, Big | APN: 419-241-017-000

Sur

Planning File Number: PLN100628 Owner: Paul Fisher and Danah Kozma
Agent: Jay Auburn

Planning Area: Big Sur Coast Land Use Plan Flagged and staked: No

Zoning Designation: : “RDR/40-D (CZ)” [Rural Density Residential, 40 acres per unit, with a
Design Control overlay (Coastal Zone)]

CEQA Action: Categorically Exempt per Section 15302 of the CEQA Guidelines

Department: RMA - Planning Department

RECOMMENDATION:
Staff recommends that the Zoning Administrator adopt a resolution (Exhibit C) to:
1) Categorically exempt PLN100628 per Section 15302 of the CEQA Guidelines, and
2) Approve PLN100628, based on the ﬁndmgs and evidence and subject to the
conditions of approval (Exhibit C).

PROJECT OVERVIEW:

A Combined Development Permit (PLN080468), was approved by the Zoning Administrator on
August 27, 2009 for the demolition and replacement of an existing 1,776 square foot residence
and 360 square foot guesthouse, with a new 3,545 square foot house and a 425 square foot
guesthouse and other structures totaling 4,231 square feet. The amendment to the approved
permit includes a 744 square foot addition of a bedroom and gym to the existing single family
dwelling; a new 335 square foot single car garage; 482 square foot expansion of the pool
equipment room, generator room and inverter room all below ground, a total increase of 1,546
square feet to the existing project.

The project is on the same footprint as the approved (unbuilt) project, except for a portion of the

added garage. Where the garage is proposed the site plan previously included a below grade
mechanical room, bedroom, bathroom and den with a sod roof. These rooms are relocated on an
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expanded lower level except that the an exercise room has replaced the den. The main floor and
detached guesthouse design and footprints are unchanged.

Grading increased from approximately 1,100 cubic yards total cut and fill to and additional 500
cubic yard s cut and reduced 137 cubic yards fill to accommodate expanded below grade area.
The excess 400 cubic yards excess cut will be exported froin the site to a receiver site
approximately one mile away.

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this
project:

v RMA - Public Works Department

N Environmental Health Bureau

Y Water Resources Agency

Y Cal-Fire Coastal Fire Protection District

Agencies that submitted comments are noted with a check mark (“\/”) Conditions recommended
by RMA - Public Works Department, Environmental Health Bureau?, Water Resources Agency
and Cal-Fire Coastal Fire Protection District, have been incorporated into the Condition
Compliance/Mitigation Monitoring and Reporting Plan attached as Exhibit 1 to the draft
resolution (Exhibit C).

The project was not referred to the Big Sur Coast Land Use Advisory Committee (LUAC) a
second time for review of the amended project. It is a minor change, the same design and the
same footprint, except for the addition of the 335 square foot garage, as the approved project.

Note: The decision on this project is appealable to the Planning Commission and the Coastal

7

Paula Bl/adley, MCP, AICPAAssociate Planner
(831) 755-5158, bradleyp@co.monterey.ca.us
June 14, 2011

cc: Front Counter Copy; Zoning Administrator; Cal-Fire Coastal Fire Protection District;
Public Works Department; Environmental Health Bureau; Water Resources Agency;
Paula Bradley, MCP, AICP, Planner; Taven Kinison Brown, Planning Services
Manager; Carol Allen, Senior Secretary; Paul Fisher and Danah Kozma, Owners; Jay
Auburn, Agent; Planning File PLN100628

Attachments: Exhibit A Project Data Sheet
Exhibit B Project Discussion
Exhibit C Draft Resolution, including:
1. Conditions of Approval
- 2. Site Plan, Floor Plan and Elevations
Exhibit D Vicinity Map
Exhibit E Resolution No. 080468

This report was reviewed by Robert Schubert, Senior Planne&
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Exhibit A

Project Information for FISHER (File PLN100628)

Project Title: FISHER Primary APN: 419-241-017-000
Location: 46325 Pfeiffer Ridge Road, Coastal Zone: No
Big Sur
Applicable Plan: Big Sur Coast Land Use Zoning: RDR/40-D (CZ)
: Plan
Permit Type: Use Permit Plan Designation: RDR/40 (CZ)
Environmental Status: Exempt 15302 Final Action Deadline: 6/22/2011
Advisory Committee: Big Sur Coastal
Project Site Data:
Lot Size: 5.25ac Coverage Allowed: 25%
Coverage Proposed: .025%
Existing Structures (sf): 1,774
Proposed Structures (sf): 5,777 Height Allowed: 30’
Height Proposed: 20’
Total Square Feet: 5,777 »
‘ FAR Allowed: NA
FAR Proposed: NA
Resource Zones and Reports
Environmentally Sensitive Habitat: NO Erosion Hazard Zone: HIGH
Botanical Report # NA Soils/Geo. Report # LIB#090375
Forest Mgt. Report#: NA Geologic Hazard undet
Zone:
Geologic Report #: NA
Archaeological Sensitivity Zone: MODERATE
Archaeological Report# NA Traffic Report #: NA
Fire Hazard Zone: HIGH
Other Information:
Water Source: Private well Sewage Disposal Septic system
(method):
Water District/Company: NA Sewer District Name: NA
- Fire District: CAL-FIRE Grading (cubic yds): 1,471
COASTAL
FIRE
DISTRICT
Tree Removal (Count/Type): 0
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EXHIBIT C
DRAFT RESOLUTION

Before the Zoning Administratoi‘ in and for the
County of Monterey, State of California

In the matter of the application of:

Paul Fisher and Danah Kozma (PLN100628)

RESOLUTION NO. ----

Resolution by the Monterey County Zoning

Administrator:

1) Categorically Exempt PLN100628 per Section
15302 of the CEQA Guidelines, and

2) Approving Amendment (PLN100628) to
previously approved Combined Development
Permit (PLN080468), consisting of: 1) a Coastal
Administrative Permit to allow the demolition of
an existing 1,774 square foot single family
dwelling with 442 square feet of attached deck
and a 169 square foot studio, and the construction
of a 3,545 square foot single family dwelling with
888 square feet of attached deck and 351 square
feet of overhangs exceeding 30 inches, a 262
square foot pool equipment room, a swimming
pool, hot tub, photovoltaic system, demolition of
the existing hot tub, repair of the existing septic
system, and grading consisting of approximately
561 cubic yards of cut and 509 cubic yards of fill;
2) a Coastal Administrative Permit for the
demolition of an existing 360 square foot
guesthouse with 251 square feet of attached deck,
and the construction of a 425 square foot
guesthouse; 3) a Coastal Development Permit to
allow development on slope greater than 30
percent; and 4) Design Approval. The
amendment includes a 744 square foot addition of
a bedroom and gym to the approved single family
dwelling; a new 335 square foot single car
garage; 482 square foot expansion of the pool
equipment room, generator room and inverter
room all below ground, for a total increase of
1,546 square feet to the approved project, and
revised grading of approximately 1,100 cubic
yards cut/400 cubic yards fill. The property is
located at 46325 Pfeiffer Ridge Road, Big Sur
(Assessor's Parcel Number 419-241-017-000),
Coastal zone.

3) [PLN100628 Paul Fisher and Danah Kozma,
46325 Pfeiffer Ridge Road, Big Sur, Big Sur
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Coast Land Use Plan (APN: 419-241-017-000)] |

The Amended Combined Development Permit (PLN100628), application (PLN100628)
came on for public hearing before the Monterey County Zoning Administrator on June 30,
2011. Having considered all the written and documentary evidence, the administrative
record, the staff report, oral testimony, and other evidence presented, the Zoning
Administrator finds and decides as follows:

1. FINDING:

EVIDENCE:

FISHER (PLN100628)

2)

b)

d)

FINDINGS

CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
for development.
During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:

- the Monterey County General Plan,

- Big Sur Coast Land Use Plan,

- Big Sur Coastal Implementation Plan,

- Monterey County Zoning Ordinance (Title 20)
No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
with the text, policies, and regulations in these documents.
The property is located at 46325 Pfeiffer Ridge Road, Big Sur
(Assessor’s Parcel Number 419-241-017-000), Big Sur Coast Land Use
Plan. The parcel is zoned Rural Density Residential, 40 acres per unit,
with a Design Control overlay (Coastal Zone), which allows the
demolition and construction of residential units with a Coastal
Administrative Permit and Design Approval, and requires a Coastal
Development Permit for development on slope greater than 30 percent.
Therefore, the project is an allowed land use for this site.
Design Approval: The property is within a Design Control District
overlay which requires additional design review of proposed structures
to assure subordination to and blending with the surrounding
environment (Big Sur LUP Policy 3.2.4.A.3). The project design,
materials, and colors are consistent and compatible with residences in
the area and blend with the natural landscape of the property and
surrounding area.

The amended permit is a minor change, the same design and footprint,
except for the addition of the 335 square foot garage, as the approved
project. Where the garage is proposed the site plan previously included
a below grade mechanical room, bedroom, bathroom and den with sod
roof. The main floor and detached guesthouse design and footprints are
unchanged.

The project planner conducted site inspections on October 29, 2008, and
June 23, 2009, to verify that the project on the subject parcel conforms
to the plans listed above.

Development on slopes that exceed 30% is prohibited unless there is no
feasible alternative that would allow development to occur on slopes of
less than 30%, or the proposed development better achieves the goals,
policies and objectives of the Monterey County General Plan and
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2. FINDING:

FISHER (PLN100628)

g)

h)

applicable area plan than other development alternatives. The proj ject is
on the same footprint as the approved (unbuilt) project, except for a
portion of the added garage. No additional development is proposed on
areas of 30% slope with the amended proj ect Where the garage is
proposed the site plan previously included a below grade mechanical
room, bedroom, bathroom and den with sod roof. The 483 square foot
expanded pool equipment room is not on areas of 30% slope. The main
floor and detached guesthouse design and footprints are unchanged (see
Finding No. 7).

Guesthouse: The subject project meets the regulations, standards and
circumstances for a guesthouse (size, height, no kitchen, etc). The
project includes a Coastal Administrative Permit to allow the
construction of a guesthouse, consistent with Section 20.12.040.C, and
in accordance with the applicable policies in Section 20. 64.020.C. In
addition, a standard condition of approval requires the applicant to
record a deed restriction regarding the regulations applicable to the use
of guesthouses. |

The project was referred to the Big Sur Coast Land Use Advisory
Committee (LUAC) for review. Based on the LUAC Procedure
guidelines adopted by the Monterey County Board of Supervisors per
Resolution No. 08-338, this application did warrant referral to the
LUAC because it involves a Design Approval subject to review by the
Zoning Administrator. The Big Sur Coast LUAC unanimously
recommended approval, with conditions, at a public meeting held on
June 23, 2009. The LUAC requested that in rooms visible from Pfeiffer
Ridge Road, interior lights shall be no higher than 4 feet from the floor,
and shall not include hanging light fixtures or spot lights, that exterior
lights be shielded and no higher than 18 inches above ground, and that
landscape planting be effectively used to screen the structures. The
standard landscape and irrigation plan condition was modified to require
to the apphcant to use landscaping to screen the structures from the road
and neighbor views to the maximum extent feasible. The standard
condition requiring an exterior plan was modified to require exterior
lights to be shielded and no hlgher than 18 inches above ground, and to
require interior lights no higher than 4 feet from the floor. In addition,
in order to reduce light glare at night, interior lighting shall not include
hanging light fixtures or spot lights in rooms visible form Pfeiffer Ridge
Road.

The amendment was not referred to the LUAC a second time for the
Amended project as it is a minor change to the exterior design and the
same footprint except for the addition of the 335 square foot garage, as
the approved project.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN100628.

SITE SUITABILITY - - The 51te is physically suitable for the use
proposed.
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EVIDENCE:

3. FINDING:

EVIDENCE:

4. FINDING:

FISHER (PLN100628)

a)

b)

d)

b)

4

The project has been reviewed for site suitability by the following
departments and agencies: RMA - Planning Department, Cal-Fire
Coastal Fire Protection District, Public Works, Environmental Health
Bureau, and Water Resources Agency. There has been no indication
from these departments/agencies that the site is not suitable for the
proposed development. Conditions recommended have been
incorporated.
Staff identified potential impacts to Soil/Slope Stability. A technical
report by an outside consultant indicated that there are no physical or
environmental constraints that would indicate that the site is not suitable
for the use proposed. County staff independently reviewed this report
and concurs with its conclusions. The following report has been
prepared:

- Geotechnical Report (LIB090375) prepared by Grice Engineering,

Inc, Salinas, California, December 2008.

Staff conducted site inspections on October 29, 2008, and June 23,
2009, to verify that the site is suitable for this use. :
The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN100628.

HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for will not under the circumstances of
this particular case be detrimental to the 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 improvements in the neighborhood or to the general
welfare of the County.

The project was reviewed by RMA - Planning Department, Cal-Fire
Coastal Fire Protection District, Public Works, Environmental Health
Bureau, and Water Resources Agency. The respective
departments/agencies have recommended conditions, where
appropriate, to ensure that the project will not have an adverse effect on
the health, safety, and welfare of persons either residing or working in
the neighborhood.

The project was reviewed by the RMA - Planning Department, Public
Works Department, Environmental Health Division, Water Resources
Agency, and Cal-Fire Coastal. The respective departments/agencies
have recommended conditions, where appropriate, to ensure that the
project will not have an adverse effect on the health, safety, and welfare
of persons either residing or working in the neighborhood.

Necessary public facilities are available. The existing development is,
and will continue to be, serviced by an existing water system (Rancho
Chaparral Mutual Water System) and septic system. The '
Environmental Health Division reviewed the project application and did
not apply any conditions to project approval.

Preceding findings and supporting evidence for PLN100628

NO VIOLATIONS - The subject property is in compliance with all
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EVIDENCE:

- 5. FINDING:

EVIDENCE:

6. FINDING:

EVIDENCE:

FISHER (PLN100628)

a)

b)

c)

d)

b)

d)

a)

rules and regulations pertaining to zoning uses; subdivision, and any
other applicable provisions.of the County’s zoning ordinance. No
violations exist on the property.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any
violations existing on subject property. |

Staff conducted site inspections on October 29, 2008, and June 23,
2009, to verify that the site is suitable for this use.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any
violations existing on subject property.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN100628.

CEQA (Exempt): - The project is categorically exempt from
environmental review and no unusual circumstances were identified to
exist for the proposed project. ’

California Environmental Quality Act (CEQA) Guidelines Section
15302, categorically exempts the replacement of existing structures
where the new structure will be located on the same site as the structure
replaced and will have substantially the same purpose and capacity as
the structure replaced.

The applicant proposes to demolish an existing single family dwelling
and guesthouse, and construct a new single family dwelling and
guesthouse. The new structures will be located on approximately the
same site as the existing structures. The structural coverage (residence,
guesthouse, and pool equipment room) will increase by approximately
3,474 square feet (from 2,303 to 5,777 square feet), including 351
square feet of roof overhang and a 335 square foot attached garage.
The amended Combined Development Permit is a minor change to the
approved permit. It isthe same design and the same footprint, except
for the addition of the 335 square foot garage, as the approved project.
Therefore, the proposed development is consistent with Section 15302.
Staff conducted site inspections on October 29, 2008, and June 23,
2009, to verify that the site is suitable for this use.

Exceptions to exemptions listed in Section 15300.2.a-f are inapplicable.
The project does not involve: alterations to a designated historical
resource, a hazardous waste site, unusual circumstances that would
result in a significant effect, development that would result in a
cumulatively significant impact, nor development in a particularly
sensitive environment.

See preceding and following findings and supporting evidence.

PUBLIC ACCESS — The project is in conformance with the public
access and recreation policies of the Coastal Act (specifically Chapter 3
of the Coastal Act of 1976, commencing with Section 30200 of the
Public Resources Code) and Local Coastal Program, and does not
interfere with any form of historic public use or trust rights.

In accordance with the applicable policies of the Big Sur Coast Land
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7. FINDING:

EVIDENCE:

FISHER (PLN100628)

b)

d)

Use Plan and the Monterey County Zoning Ordinance (Title 20), a
Coastal Development Permit is required and the authority to grant said
permit has been met.

The subject property is not described as an area where the Local Coastal
Program requires public access (Figure 3, Trails Plan, in the Big Sur
Coast Land Use Plan).

No evidence or documentation has been submitted or found showing
the existence of historic public use or trust rights over this property.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN100628

Staff conducted site inspections on October 29, 2008, and June 23,
2009, to verify that the site is suitable for this use.

DEVELOPMENT ON SLOPE — The proposed development better
achieves the goals, policies and objectives of the Monterey County
General Plan, the Big Sur Coast Land Use Plan, and the Monterey
County Zoning Ordinance (Title 20) than other development
alternatives.

In accordance with the applicable policies of the Big Sur Coast Land
Use Plan and the Monterey County Zoning Ordinance (Title 20), a
Coastal Development Permit is required and the authority to grant said
permit has been met.

The project includes application for development on slopes exceeding
30%. Due to the steep topography of the property, the potential
building area on slope less than 30 percent is limited. Therefore, the
applicant has requested a Coastal Development Permit to allow
development on slope greater than 30 percent. The majority of the
slope area proposed for development has been disturbed by previous
development (structural, retaining wall, or landscaping). The area of
the west deck has not been previously disturbed, so the west deck will
be cantilevered over the slope in order to minimize disturbance.
Overall, the applicant has sited the proposed development in order to
minimize development on slope over 30 percent, while also minimizing
private viewshed impacts to neighbors. Modifying the project design to
avoid 30 percent slope would cause conflicts with policies relating to
the protection of private views (LUP Policy 3.2.4.A.2)

No additional development is proposed on areas of 30% slope with the
amended project. Where the garage is proposed the site plan previously
included a below grade mechanical room, bedroom, bathroom and den
with sod roof. The 483 square foot expanded pool equipment room is
not on areas of 30% slope. The main floor and detached guesthouse
design and footprints are unchanged.

The Zoning Administrator shall require such conditions and changes in
the development as it may deem necessary to assure compliance with
Section 20.64.230 of the Monterey County Code. (Conditions No. 5, 6
and 7).

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN100628.
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e) Staff conducted site inspections on October 29, 2008, and June 23,
2009, to verify that the site is suitable for this use.

f) The subject project minimizes development on slopes exceeding 30% in
accordance with the applicable goals and policies of the applicable area
plan and zoning codes.

8. FINDING: APPEALABILITY - The decision on this project may be appealed to the

Board of Supervisors and the California Coastal Commission
EVIDENCE: a) Board of Supervisors: Section 20.86.030 of the Monterey County
Zoning Ordinance allows an appeal to be made to the Board of
Supervisors by any public agency or person aggrieved by a decision of
an Appropriate Authority other than the Board of Supervisors.
b) Coastal Commission: Sections 20.86. 080.A.1 and A.3 of the Monterey

County Zoning Ordinance (Title 20). The project is subject to appeal
by/to the California Coastal Commission because it involves a project
located between the sea and the first through public road paralleling the
sea, and it involves development in the underlying zone as a conditional
use. SRS

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator
does hereby:
A. Categorically exempt PLN100628 per Section 15302 of the CEQA Guidelines, and
B. Approve the Amended Combined Development Permit, in general conformance with
- the attached sketch (Exhibit 2) and subject to the conditions (Exhibit 1), both
exhibits being attached hereto and incorporated herein by reference.

PASSED AND ADOPTED this 30" day of June, 2011 upon motion of xxxx, seconded by
xxxx, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Mike Novo, Zoning Administrator

COPY OF THIS DECISION MAILED TO APPLICANT ON DATE

THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED
AND SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE
APPROPRIATE FILING FEE ON OR BEFORE [DATE]

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE

COASTAL COMMISSION. UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE
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COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN APPEAL FORM
MUST BE FILED WITH THE COASTAL COMMISSION. FOR FURTHER INFORMATION,
CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE
300, SANTA CRUZ, CA

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California
Code of Civil Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of Mandate must be filed with
the Court no later than the 90th day following the date on which this decision becomes final.

NOTES

L. You will need a building permit and must comply with the Monterey County Building Ordinance
in every respect.

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use
conducted, otherwise than in accordance with the conditions and terms of the permit granted or
until ten days after the mailing of notice of the granting of the permit by the approptiate authority,
or after granting of the permit by the Board of Supervisors in the event of appeal.

Do not start any construction or occupy ariy building until you have obtained the necessary
permits and use clearances from the Monterey County Planning Department and Building
Services Department office in Salinas.

2. This permit expires 4 years after the above date of granting thereof unless construction or use is
started within this period.

Form Rev. 03-28-2011
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EXmelT E

Before the Zoning Administrator in and for the
County of Monterey, State of California

In the matter of the application of:

FISHER (PLN080468)

RESOLUTION NO. 080468

Resolution by the Monterey County Zoning

Administrator:

1) Categorically Exempting PLN080468 per CEQA
Guidelines Section 15302, and

2) Approving a Combined Development Permit
consisting of a Coastal Administrative Permit to
allow the demolition of an existing 1,774 square
foot single family dwelling with 442 square feet
of attached deck and a 169 square foot studio, and
the conmstruction of a 3,545 square foot single
family dwelling with 888 square feet of attached
deck and 351 square feet of eave overhangs
exceeding 30 inches, a 262 square foot pool
equipment room, a swimming pool, hot tub,
photovoltaic system, and repair of the existing
septic system, and grading consisting of
approximately 561 cubic yards of cut and 509
cubic yards of fill; a Coastal Administrative
Permit for the demolition of an existing 360
square foot guesthouse with 251 square feet of
attached deck, and the constructlon of a 425
square foot guesthouse; & Coastal Development
Permit to allow development on slope greater
than 30 percent; and a Design Approval.

(PLN080468, Fisher, 46325 Pfeiffer Ridge Road, Big

Sur, Big Sur Coast Land Use Plan, APN: 419-241-

017-000)

The Fisher application (PLIN080468) came on for public hearing before the Monterey
County Zoning Administrator on August 27, 2009. Having considered all the written and
documentary evidence, the administrative record, the staff report, oral testimony, and
other evidence presented, the Zoning Administrator finds and decides as follows:

FINDINGS

1. FINDING: CONSISTENCY — The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
for development.

EVIDENCE: a) During the course of review of this application, the project bas been

reviewed for consistency with the text, policies, and regulations in:
- the Monterey County General Plan,
- Big Sur Coast Land Use Plan,

- Big Sur Coastal Implementation Plan,

- Monterey County Zoning Ordinance (Title 20)
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b)

4

g)

No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
with the text, policies, and regulations in these documents.

The property is located at 46325 Pfeiffer Ridge Road, Big Sur
(Assessor’s Parcel Number 419-241-017-000), Big Sur Coast Land Use
Plan. The parcel is zoned Rural Density Residential, 40 acres per unit,
with a Design Control overlay (Coastal Zone), which allows the
demolition and construction of residential wunits with a Coastal
Administrative Permit and Design Approval, and requires a Coastal
Development Permit for development on slope greater than 30 percent.
Therefore, the project is an allowed land use for this site.

Design Approval: The property is within a Design Control District
overlay which requires additional design review of proposed structures
to assure subordination to and blending with the surrounding
environment (Big Sur LUP Policy 3.2.4.A.3). The project design,
materials, and colors are consistent and compatible with residences in
the area and blend with the natural landscape of the property and
surrounding area.

The project planner conducted site inspections orx October 29, 2008, and
June 23, 2009, to verify that the project on the subject parcel conforms
to the plans listed above.

Development on slopes that exceed 30% is prohibited unless there is no
feasible alternative that would allow development to occur on slopes of
less than 30%, or the proposed development better achieves the goals,
policies and objectives of the Monterey County General Plan and
applicable area plan than other development alternatives. (see Finding
No. 7)

Guesthouse: The. subject project meets the regulations, standards and
circumstances for a guesthouse (size, height, no kitchen, etc). The
project includes a Coastal Administrative Permit to allow the
construction of a guesthouse, consistent with Section 20.12.040.C, and
in accordance with the applicable policies in Section 20.64.020.C. In
addition, Condition No. 9 will require the applicant to record a deed
restriction regarding the regulations applicable to the use of
guesthouses. ,

The project was referred to the Big Sur Coast Land Use Advisory
Committee (LUAC) for review. Based on the LUAC Procedure
guidelines adopted by the Monterey County Board of Supervisors per
Resolution No. 08-338, this application did warrant referral to the
LUAC because it involves a Design Approval subject to review by the
Zoning Administrator. The Big Sur Coast LUAC unanimously
recommended approval, with conditions, at a public meeting held on
June 23, 2009. The LUAC requested that in rooms visible from Pfeiffer
Ridge Road, interior lights shall be no higher than 4 feet from the floor,
and shall not include hanging light fixtures or spot lights, that exterior
lights be shielded and no higher than 18 inches above ground, and that
landscape planting be effectively used to screem the structures.
Condition No. 7 (Landscape Plan) has been modified to require to the
applicant to use landscaping to screen the structures from the road and
neighbor views to the maximum extent feasible. Condition No. 8



2. FINDING:
EVIDENCE:
3. FINDING:
EVIDENCE:
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h)

a)

b)

d)

(Lighting) has been modified to require exterior lights to be shielded
and no higher than 18 inches above ground, and to require interior lights
no higher than 4 feet from the floor. In addition, in order to reduce light
glare at night, interior lighting shall not include hanging light fixtures or
spot lights in rooms visible form Pfeiffer Ridge Road.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN080468.

SITE SUITABILITY ~ The site is physically suitable for the use
- proposed.
The project has been reviewed for site suitability by the following
departments and agencies: RMA - Planning Department, Cal-Fire
Coastal (Fire Protection District), RMA - Public Works Department,
Environmental Health Division, and Water Resources Agency. There
has been no indication from these departments/agencies that the site is
not suitable for the proposed development. Comnditions recommended
have been incorporated.
Staff identified potential impacts to. Soﬂ/Slope Stability. A technical
report by an outside consultant indicatéd that there are no physical or
environmental constraints that would indicate that the site is not suitable
for the use proposed. County staff independently reviewed this report
and concurs with its conclusions. The following report has been
prepared: ’

- Geotechnical Report (LIB090375) prepared by Grice Engineering,

Inc, Salinas, California, December 2008. -

Staff conducted site inspections on. October 29, 2008, and June 23,
2009, to verify that the site is suitable for this use.
The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development ‘found in Project File

- PLNO080468.

a)

b)

HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for will not under the circumstances of
this particular case be detrimental to the 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 improvements in the neighborhood or to the general
welfare of the County.

The project was reviewed by the RMA - Planning Department, Public
Works Department, Environmental Health Division, Water Resources
Agency, and Cal-Fire Coastal. The respective departments/agencies
have recommended conditions, where appropriate, to ensure that the
project will not have an adverse effect on the health, safety, and welfare
of persons either residing or working in the neighborhood.

Necessary public facilities are available. The existing development is,
and will continue to be, serviced by an existing water system (Rancho
Chaparral Mutual Water System) and septic system. The



4. FINDING:

EVIDENCE:

5. FINDING:

EVIDENCE:
6. FINDING:
FISHER (PLN080468)
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b)

d)

Environmental Health Division reviewed the project application and did
not apply any conditions to project approval.
Preceding findings and supporting evidence for PLN(080468.

NO VIOLATIONS - The subject property is in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and any
other applicable provisions of the County’s zoning ordinance. No
violations exist on the property.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any
violations existing on subject property.

Staff conducted site inspections on October 29, 2008, and June 23,
2009, and researched County records to assess if any violation exists on
the subject property.

There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PL.N080468.

CEQA (Exempt): - The project is categorically exempt from
environmental review and no unusual circumstances were identified to
exist for the proposed project.

California Environmental Quality Act (CEQA) Guidelines Section
15302, categorically exempts the replacement of existing structures
where the new structure will be located on the same site as the structure
replaced and will have substantially the same purpose and capacity as
the structure replaced.

The applicant proposes to demolish an existing smgle famﬂy dwelling
and guesthouse, and construct a new single family dwelling and
guesthouse. The new structures will be located on approximately the
same site as the existing structures. The structural coverage (residence,
guesthouse, and pool equipment room) will increase by approximately
2,280 square feet (from 2,303 to 4,583), including 351 square feet of
roof overhangs. Therefore, the proposed development is consistent with
Section 15302.

No adverse environmental effects were identified during staff review of
the development application during site visits on October 29, 2008, and
June 23, 2009.

Exceptions to exemptions listed in Section 15300.2.a-f are inapplicable.
The project does not involve: alterations to a designated historical
resource, a hazardous waste site, unusual circumstances that would
result in a significant effect, development that would result in a
cumulatively significant impact, nor development in a particularly
sensitive environment.

See preceding and following findings and supporting evidence.

PUBLIC ACCESS — The project is in conformance with the public
access and recreation policies of the Coastal Act (specifically Chapter 3
of the Coastal Act of 1976, commencing with Section 30200 of the
Public Resources Code) and Local Coastal Program, and does not
interfere with any form of historic public use or trust rights.



EVIDENCE: a)

b)

7. FINDING:

EVIDENCE:

N

b)

FISHER (PLN080468)
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No access is required as part of the project as no substantial adverse
impact on access, either individually or cumulatively, as described in
Section 20.145.150 of the Monterey County Coastal Implementation
Plan can be demonstrated.

The subject property is not described as an area where the Local Coastal
Program requires public access (Figure 3, Trails Plan, in the Big Sur -
Coast Land Use Plan).

No evidence or documentation has been submitted or found showing

' the existence of historic public use or trust rights over this property.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN080468.

The project planner conducted site inspections on October 29, 2008,
and June 23, 2009. o

DEVELOPMENT ON SLOPE — The proposed development better
achieves the goals, policies and objectives of the Monterey County
General Plan, the Big Sur Coast Land Use Plan, and the Monterey
County Zoning Ordinance (Title 20) than other development
alternatives. '

Tn accordance with the applicable policies of the Big Sur Coast Land
Use Plan and the Monterey County Zoning Ordinance (Title 20), a
Coastal Development Permit is required and the authority to grant said
permit has been met. : :

The project includes application for development on slopes exceeding
30%. Due to the steep topography of the property, the potential
building area on slope less than 30 percent is limited. Therefore, the
applicant has requested a Coastal Development Permit to allow
development on slope greater than 30 percent. The majority of the

slope area proposed for development has been disturbed by previous
development (structural, retaining wall, or landscaping). The area of
the west deck has not been previously disturbed, so the west deck will
be cantilevered over the slope in order to minimize disturbance.

Overall, the applicant has sited the proposed development in order to
minimize development on slope over 30 percent, while also minimizing
private viewshed impacts to neighbors. Modifying the project design to
avoid 30 percent slope would cause coniflicts with policies relating to
the protection of private views (LUP Policy 3.2.4.A.2).

The Zoning Administrator shall require such conditions and changes in
the development as it may deem necessary to assure compliance with
Section 20.64.230 of the Monterey County Code (Condition No. 5).

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLNO080468.

The project planner conducted site inspections on October 29, 2008,
and June 23, 2009.

The subject project minimizes development on slopes exceeding 30% in
accordance with the applicable goals and policies of the applicable area
plan and zoning codes.



8. FINDING: APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors and the California Coastal Commission
EVIDENCE: a) Board of Supervisors: Section 20.86.030 of the Monterey County
Zoning Ordinance allows an appeal to be made to the Board of
Supervisors by any public agency or person aggrieved by a decision of
an Appropriate Authority other than the Board of Supervisors.
b) Coastal Commission: ~Sections 20.86.080.A.1 and A.3 of the Monterey
County Zoning Ordinance (Title 20). The project is subject to appeal
by/to the California Coastal Commission because it involves a project
located between the sea and the first through public road paralleling the
sea, and it involves development in the underlying zone as a conditional
use.

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator

does hereby: .

A. Categorically exempt PLN080468 per CEQA Guidelines Section 15302, and

B. Approve a Combined Development Permit consisting of a Coastal Administrative Permit
to allow the demolition of an existing 1,774 square foot single family dwelling with 442
square feet of attached deck and a 169 square foot studio, and the construction of a 3,545
square foot single family dwelling with 888 square feet of attached deck and 351 square
feet of eave overhangs exceeding 30 inches, a 262 square foot pool equipment room, a
swimming pool, hot tub, photovoltaic system, and repair of the existing septic system,
and grading consisting of approximately 561 cubic yards of cut and 509 cubic yards of
fill, a Coastal Administrative Permit for the demolition of an existing 360 square foot
guesthouse with 251 square feet of attached deck, and the construction of a 425 square
foot guesthouse, a Coastal Development Permit to allow development on slope greater
than 30 percent, and a Design Approval, in general conformance with the attached sketch
(Exhibit 2) and subject to the conditions (Exhibit 1), both exhibits being attached hereto
and incorporated herein by reference.

PASSED AND ADOPTED this 27" day of August, 2009.

Tdven M. Kinison Brown, Acting Zoning Administrator

COPY OF THIS DECISION MAILED TO APPLICANT ON SEP 0 1 2009 .
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL, FORM MUST BE COMPLETED
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING
FEE ON OR BEFORE SEP 1 12008

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE
COASTAL COMMISSION. UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE

FISHER (PLN080468)
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COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN APPEAL FORM
MUST BE FILED WITH THE COASTAL COMMISSION. FOR FURTHER INFORMATION,
CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE
300, SANTA CRUZ, CA.

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California
Code of Civil Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of Mandate must be filed with
the Court no later than the 90th day following the date on which this decision becomes final.

NOTES

1. You will need a building permit and must comply with the Monterey County Building Ordinance
in every respect.

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use
conducted, otherwise than in accordance with the conditions and terms of the permit granted or
until ten days after the mailing of notice of the granting of the permit by the appropriate authority,
or after granting of the permit by the Board of Supervisors in the event of appeal.

Do not start any construction or occupy any building until you have obtained the necessary
permits and use clearances from the Monterey County Planning Department and Building

Services Department office in Salinas.

2. This permit expires 4 years after the above date of granting thereof unless construction or use is
started within this period.
FISHER (PLN080468)
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