LYNNE MOUNDAY COUNTY OF MONTEREY
ZONING ADMINISTRATOR STATE OF CALIFORNIA

RESOLUTION NO. 010303

A. P.# 418-041-010-000

In the matter of the application of FINDINGS AND DECISION
AnnaLorraine Hoffman (PLN010303)

to dlow a Combined Development Permit in accordance with Title 20 (Zoning) Chapter 21.210 (Combined
Development Permits) of the Monterey County Code, for a Combined Development Permit conssting of a Coasta
Adminigrative Permit to dlow for the congruction of a 425 0. ft. one-story guesthouse and deck, including a new
septic system; grading 22 cubic yards cut (no fill); Coastal Development Permit for an increase in height over the 12 foot
height limit; and Design Approval; located a 5062 Garrapatos Road, Carmel, off Palo Colorado Road, Big Sur area,
Coastd Zone, came on regularly for meeting before the Zoning Adminigrator on February 28, 2002.

Said Zoning Adminigtrator, having consdered the gpplication and the evidence presented relating thereto,

1. FINDING:

EVIDENCE:

2. FINDING:

EVIDENCE:

3. FINDING:

The edablishment, maintenance, or operation of the proposed 425 sguare foot 14'9”" tall
guesthouse will nat, under the circumstances of the particular case, be detrimentd to hedlth, safety,
peace, moras, comfort, and genera welfare of persons residing or working in the neighborhood of
such proposed use, or be detrimenta or injurious to propety and improvements in the
neighborhood, or to the generd welfare of the County.

The proposed development (425 sguare foot guesthouse) has been reviewed by the Monterey
County Planning and Building Inspection Department, Water Resources Agency, Public Works
Department, Parks Department and the California Department of Forestry. There has been no
indication from these agencies that the Ste is not suitable for the development. Each agency has had
opportunity to recommend conditions for project gpproval. The Environmenta Hedlth Divison has
required soils and percolation tests for review and gpprova prior to determining whether the
proposed septic system will be dlowed. If soil conditions or percolation tests are not conduciveto a
properly designed septic system, no additiond bathroom or plumbing fixtures will be dlowed in the
425 sguare foot accessory structure.

The additional 29" height of the guesthouse from the 12 foot height andard (for a totd height of
14'9") isintended to provide for architectura congstency and compatibility with the main resdence.
The exiging main resdentid structure combines craftsman and shingle sding architecture with rock,
untreated wood and Japanese architectura treatments. The proposed guesthouse also combines
craftaman, shingle gding, untreated wood, and includes a large circular window to compliment
round windows found on the main resdence. The overdl roof and structure height is largely a result
of the structure's placement on a moderate dope and the need to caculate average natural grade
according to Monterey County Code. Furthermore, the 5/12 roof pitch selected aso complements
the main resdence architecturdly, and this has contributed to the increase in caculated structure
height.

The subject property is in compliance with dl rules and regulations pertaining to zoning USes,
subdivison, and any other gpplicable provisons of this Title and any zoning violation abatement
costs have been paid.
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EVIDENCE:

EVIDENCE:

EVIDENCE:
EVIDENCE:
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The Flanning and Building Inspection staff reviewed the project, as contained in the gpplication and
accompanying materids for conformity with the Genera Plan, the Big Sur Coast Land Use Plan,
and the Monterey County Zoning Ordinance.

Design Approval Request form with a recommendation for gpprovd (4 to 0) by the Big Sur &
South Coast Use Advisory Committee.

Written and verbd public tesimony submitted at the public hearing before the Zoning Adminigirator.
Staff verification of Monterey County Planning and Building Inspection Department records
indicates that there are no violations on the property.

FINDING: Thesdteissuitable for the proposed development.

EVIDENCE: Staff surveyed the property and the proposed location of the guesthouse. The proposed
development gite is not on dopes in excess of 30%, and has been occupied by a patio deck
gructure for many years — thereby not further disturbing native or planted vegetation. Furthermore
the proposed guesthouse will not be visble from acritica viewshed.

FINDING: The proposed project will not have a sgnificant adverse impact on the environment and is exempt
from the Cdifornia Environmenta Quality Act (CEQA), Section 15303 Class 3.

EVIDENCE: Section 15303 Class 3 of the CEQA Guiddines addresses exemptions for new construction and the
location of limited numbers of new, smdl facilities or structures.

FINDING: The subject project isin conformance with the Monterey County Loca Coastal Program.

EVIDENCE: Materidsand Evidencein Fle

FINDING: Thedecison onthisproject is gppedable to the Planning Commisson.

EVIDENCE: Section 20.86.0f the Monterey County Zoning Ordinance (Title 20).

DECISION

It is the decison of the Zoning Adminigrator of the County of Monterey that said application for a Combined
Development Permit be granted as shown on the attached sketch and subject to the following conditions:

1.

A Combined Development Permit (PLN010303) consisting of a Coasta Adminidrative Permit to alow for the
congtruction of a 425 0. ft. one-story guesthouse and deck, including a new septic system; grading 22 cu. yds.
cut (no fill); Coastd Development Permit for an increase in height over the 12 ft. height limit; and Design
Approva. The property is located at 5062 Garrapatos Road, Carmel (Assessor's Parcel Number 418-041-
010-000), off Palo Colorado Road, Big Sur area, Coastal Zone.

Nether the uses nor the congtruction alowed by this permit shal commence unless and until dl of the conditions
of this permit ae met to the satisfaction of the Director of Planning and Building Ingpection. Any use or
condruction not in substantia conformance with the terms and conditions of this permit is a violaion of County
regulations and may result in modification or revoceation of this permit and subsequent lega action. No use or
congtructions other than that specified by this permit is alowed unless additiona permits are approved by the
appropriate authorities. (Alanning and Building Inspection Department)

This permit shdl expire two years from the date of adoption unless extended by the Director of Planning and
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Building Ingpection pursuant to Section 20.140.100 of the Coastd Implementation Plan. (Planning and Building
I nspection)

No land dearing or grading shdl occur on the subject parcel between October 15 and April 15 unless
authorized by the Director of Planning and Building Ingpection. (Planning and Building Ingpection Department)

If archeologicd resources or human remains are accidentaly discovered during congruction, work shdl be
hated within 50 meters (150 feet) of the find until it can be evauated by a quaified professond archaeologit. If
the find is determined to be dgnificant, appropriate mitigation measures shdl be formulated and implemented.
(Panning and Building Ingpection)

Prior to the | ssuance of Building Per mits:

5.

The gpplicant shdl record a notice which states: "A Combined Development Permit (Resolution 010303) was
goproved by the Zoning Adminigtrator for Assessor's Parcel Number 418-041-010 on February 28, 2002.
The permit was granted subject to 10 conditions of gpprova which run with the land. A copy of the permit is
on file with the Monterey County Planning and Building Inspection Department." Proof of recordation of this
notice shdl be furnished to the Director of Planning and Building Ingpection prior to issuance of building permits
or commencement of the use. (Planning and Building Inspection Department)

Prior to the issuance of a building permit for the guesthouse, the gpplicant shal submit for review and approva
of the Director of Planning and Building Inspection, and subsequently record, a deed redtriction gtating the
regulations gpplicable to the guesthouse, asfollows:

a.  Only one guesthouse shdl be dlowed per lot.
b. Detached guesthouses shdl be located in close proximity to the principa residence.

c. Guesthouses shdl share the same utilities with the main resdence, unless prohibited by public hedth
requirements.

d. The guesthouse shdl contain no kitchen or cooking fadilities, including but not limited to microwave ovens,
hot plates, and toaster ovens.

e. There shdl be amaximum of six linear feet of counter space, excluding counter space in abathroom. There
shdl be amaximum of eight square feet of cabinet space, excluding clothes closets.

f.  Guesthouses shall not exceed 425 square feet of livable floor area

0. Guesthouses shall not be separately rented, let or leased from the main residence whether compensation be
direct or indirect.

h. Prior to the issuance of permits for the guesthouse congtruction, or for use of an exigting dructure as a
guesthouse, the applicant shal record a deed redtriction stating the regulations gpplicable to the guesthouse,
including that the guesthouse shall not be separately rented, let or leased from the main residence and shal
not have cooking or kitchen facilities.

I.  Subsequent subdivisons which divide a main resdence from a guesthouse shal not be permitted.
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J.  Theguesthouse shall be designed in such a manner asto be visudly consstent and compatible with the main
resdence on Ste and other residencesin the area.

k. The guesthouse height shall not exceed 14 feet 9 inches nor be more than 1 story. Additions to height and
placement of guesthouses over a kstory structure, such as a garage, nay be considered by Coasta
Development Permit (ZA) when intended to provide for architectura consistency and compatibility with the
main residence.

7. All exiding trees on the lot shdl be retained (redwoods, pine and cypress), and special precautions taken for
those trees proximate to the building envelope. All native trees which are located next to the building envelope
shdl be protected from inadvertent damage from construction equipment by wrapping trunks with protective
materids, avoiding fill of any type againgt the base of the trunk and avoiding an increase in soil depth at the
feeding zone or drip line of the retained trees. Said protection shal be demonstrated prior to issuance of building
permits subject to the gpprova of the Director of Planning and Building Ingpection. (Planning and Building
I nspection).

8. Cdifornia Department of Foresiry, Battalion 1 Big Sur Conditions of Approval.
a ACCESS

i)
i)

i

Driveways shdl not be |ess than 12 feet wide unobstructed.

All driveways exceeding 150 feet in length, but less than 800 feet in length shal provide a turnout near
the mid-point of the driveway. Where the driveway exceeds 800 feet, turnouts shal be provided a no
greater than 400 foot intervas. Turnouts shdl be a minimum 25 foot taper on each end.

The surface shdl provide unobstructed access to conventiona drive vehicles, including sedans and fire
engines. Surfaces shall be capable of supporting the imposed load of fire apparatus.

The grade for al roads and driveways shall not exceed 15 percent. Where grades exceed 8%, roads
and driveways shdl be paved.

Turnarounds shdl be required on driveways and dead-end roads in excess of 150 feet of surface length.
Required turnarounds on access roads shdl be located within 50 feet of the primary building. The
minimum turning radius for a turnaround shal be 40 feat from the center line of the road. If a
hammerhead/T is used, the top of the “T” shdl be aminimum of 60 feet in length.

b) PREMISES IDENTIFICATION

i) Each building shdl have a unique address. All buildings shdl have a permanently posted address,
which shdl be placed at each driveway entrance and visible from both directions of travel dong the
road. In al cases, the address shal be posted at the beginning of congruction and shdl be
maintained thereafter, and the address shal be vishble and legible from the road on which the
addressis|located.

c) SETBACKS

i) All Parcels 1 acre and larger shdl provide a minimum 30 foot setback for buildings and accessory
buildings from al property lines and/or the center of the road.

ii) For parces less than 1 acre or a 30 foot minimum setback cannot be reached, aternatives may be
conditioned.

d) FIREPROTECTION WATER SUPPLY / FIRE SPRINKLER SYSTEMS

i) A minimum fire protection water supply of 3,000 gallons shall be provided regardless of parcd size.
Minimum storage requirements for a sngle family dwelling may be reduced to 2,000 gdlons if an
gpproved automatic sprinkler isingtaled.
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The hydrant or fire vave shdl be 18 inches above grade, 8 feet from flanmable vegetation, no
closer than 4 feet or further than 12 feet from a roadway, and in a location where fire gpparatus
using it will not block the roadway.

The hydrant serving any building shall not be less than 50 feet nor more than 1000 feet by road from

the building it istoo serve.

Minimum hydrant standards shdl include a brass head and vave with at least one 2 %2 inch Nationa

Hose outlet supplied by aminimum 4 inch main and riser.

Each hydrant/valve or access to water shall be identified as follows:

(2) If located dong a driveway, a reflectorized blue marker, with a minimum dimension of 3 inches,
shall be located on the driveway address sign and mounted on afire retardant post.

(2) If located dong a Street or road, a reflectorized blue marker with a minimum dimension of 3
inches, shdl be located on the driveway address sgn and mounted on a fire retardant post. The
ggn post shdl be within 3 feet of sad hydrant/vave, with a Sgn no less than 3 feet or greater
than 5 feet above ground, in ahorizonta position and visible from the driveway.

Due to the location of the (guesthouse) building and the distance between the building and legd fire

department access, the building shal be fully protected with an automatic fire sprinkler sysem. The

following notation is required on the plans when a building permit is applied for:

“The (guesthouse) building shdl be fully protected with an automatic fire sprinkler system.
Ingtadlation, gpprova and maintenance shdl be in compliance with NFPA 13-D (1998). Four (4)
sets of plans for fire sorinkler systems must be submitted and approved prior to ingallation. Rough-
in Ingpections must be completed prior to requesting a framing ingpection.”

Prior to Final Building | nspection:

0.

The gpplicant shal comply with Ordinance No. 3932, or as subsequently amended, of the Monterey County
Water Resources Agency pertaining to mandatory water conservation regulations.  The regulations for new
congtruction require, but are not limited to:

a

All toilets shdl be ultra-low flush toilets with a maximum tank sze or flush capecity of 1.6 gdlons, dl

shower heads shdl have a maximum flow capacity of 2.5 galons per minute, and dl hot water faucets
that have more than ten feet of pipe between the faucet and the hot water heater serving such faucet
shall be equipped with a hot water recirculaion system.

Landscape plans shdl apply xeriscape principles, including such techniques and materids as native or
low water use plants and low precipitation sprinkler heads, bubblers, drip irrigation systems andtiming
devices. (Water Resources Agency)
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Continuous Per mit Conditions:

10.  All landscaped areas and/or fences shdl be continuoudy maintained by the property owner and dl plant materia
ghdl be continuoudy maintained in a litter-free, weed-free, hedthy, growing condition. (Planning and Building
| nspection Department)

PASSED AND ADOPTED this 28th day of February, 2002.

Original Signed By:

LYNNE MOUNDAY
ZONING ADMINISTRATOR

COPY OF THISDECISION MAILED TO APPLICANT ON

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

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE BOARD OF
SUPERVISORS. IT ISNOT APPEALABLE TO THE COASTAL COMMISSION.

This decison, if thisis the find adminidrative decison, is subject to judicid review pursuant to Cdifornia 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 90™ day following the date on which this decision becomesfind.

NOTES

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

Additiondly, the Zoning Ordinance provides that no building permit shal 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 Supervisorsin the event of apped.

Do not gart any congruction or occupy any building until you have obtained the necessary permits and use
clearances from the Monterey County Planning and Building Inspection Department office in Monterey.

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


Jennifer  J Brown
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