
JEFF MAIN

	

COUNTY OF MONTEREY
ZONING ADMINISTRATOR

	

STATE OF CALIFORNIA

RESOLUTION NO . 060356

A.P. # 419-211-021-000 &
419-211-022-000

FINDINGS AND DECISION

In the matter of the application of

Fernwood Resort LLC (PLN060356)

for a Coastal Development Permit in accordance with Title 20 (Monterey County Coasta l
Implementation Plan Ordinances) Chapter 20 .145 (Coastal Development Permits) of the Monterey
County Code, to allow trenching and minor grading within 100 feet of riparian environmentall y
sensitive habitat (Big Sur River) in order to upgrade existing water and electrical hookup s
located at 14 RV sites . The project also includes remodeling an existing toilet/shower facility
and the replacement of six RV/cabins to include septic, electrical and water hookups in order t o
clear Code Violation CE050221 . The property is located at 47200 & 47205 Highway 1, Big Sur,
Coastal Zone, and came on regularly for hearing before the Zoning Administrator on March 8 ,
2007 .

Said Zoning Administrator, having considered the application and the evidence presented relatin g
thereto,

FINDINGS OF FAC T

1 . FINDING: CONSISTENCY – The project, as described in Condition No . 1 and as
conditioned, conforms to the policies, requirements, and standards of the
Monterey County General Plan, Big Sur Land Use Plan, Monterey Count y
Coastal Implementation Plan, Part 3 (Chapter 20 .145), and the Monterey
County Zoning Ordinance (Title 20), which designates this area as appropriat e
for development.

EVIDENCE : (a) The text, policies, and regulations in the above referenced documents hav e
been evaluated during the course of review of applications . No conflicts
were found to exist . No communications were received during the cours e
of review of the project indicating any inconsistencies with the text,
policies, and regulations in these documents .

(b) The property is located at Highway One, Big Sur (Assessor's Parce l
Number 419-211-022-00 0), Big Sur Land Use Plan . The parcel is zoned
Visitor Serving Commercial, Coastal Zone ("VSC (CZ)") . With the
Coastal Development Permit approval, and compliance with conditions
(specifically the General Development Plan-Condition #4), the project
would then be consistent with all the rules and regulations pertaining t o
zoning uses and any other applicable provisions of Title, 20, and is
therefore suitable for the proposed development.

(c) The project planner conducted a site inspection on February 15, 2007 t o
verify that the project on the subject parcel conforms to the plans listed
above.

(d) The project was not referred to the Big Sur Land Use Advisory Committe e
(LUAC) for review. Based on the current review guidelines adopted by



the Monterey County Board of Supervisors per Resolution No . 04-236,
this application did not warrant referral to the LUAC because the project i s
exempt from CEQA per Section 15301(a) and (b) . The repairs involved
negligible or no expansion . of use beyond that of existing. Although
Section 20 .145 .040.c requires a Coastal Development Permit because the
disturbed area is located within 100 feet of Environmentally Sensitive
Habitat (Big Sur River), staff made the decision not to send the project t o
the LUAC because, the development to upgrade existing water and
electrical hookups did not impact any habitat areas .

(e) The application, project plans, and related support materials submitted b y
the project applicant to the Monterey County RMA - Planning Depaihnent
for the proposed development found in Project File PLN060356 .

2 . FINDING : SITE SUITABILITY – The site is physically suitable for the use proposed .
EVIDENCE : (a) The project has been reviewed for site suitability by the following

departments and agencies : RMA - Planning Department, Californi a
Department of Forestry (Big Sur), Public Works, Environmental Healt h
Division, and Water , Resources Agency. There has been no indicatio n
from these departments/agencies that the site is not suitable for the
proposed development . Conditions recommended have been incorporated .

(b) A technical report by an outside wastewater engineering consultan t
indicated that there are no physical or environmental constraints that
would indicate that the wastewater systems could not be replaced . County
staff concurs. The following report has been prepared :

"Draft Evaluation of Wastewater Systems at Fernwood Inn "
(LIB060436) prepared by-Fall Creek Engineering, Inc ., dated October
17, 2005 .

(c) Staff conducted a site inspection on February 15, 2007 to verify that the
site is suitable for this use .

(d) Materials in Project File PLN060356 .

3 FINDING : CEQA (Exempt) : - The project is categorically exempt from environmenta l
review and no unusual circumstances exist on the property .

EVIDENCE : (a) California Environmental Quality Act (CEQA) Guidelines Section 1530 1
(Class 1) categorically exempts minor alteration of existing public o r
private structures, facilities, mechanical equipment or topographical
features, involving negligible or no expansion of use beyond that o f
existing.

(b) CEQA Guidelines lists classes of projects which have been determined t o
not have a significant effect on the environment and are therefore exemp t
from the provisions of CEQA.
• Section 15301(b) (Class 1), categorically exempts existing facilities o f

both investor and 'publicly-owned utilities used to provide electri c
power, natural gas, sewerage, or other public utility services . Pursuant
to Section 20 .145 .040.c, the disturbed area is located within 100 feet
of Environmentally Sensitive Habitat (Big Sur River). However, a
staff site visit détermined that the trenching and minor grading in th e
campground upgraded existing facilities and did not impact an y
sensitive habitat, and therefore can be exempt .

Femwood Resort LLC (PLN060356)
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(c) No adverse environmental effects were identified during staff review of
the development application during a site visit on February 15, 2007 .

(d) See preceding and following findings and supporting evidence .

4. FINDING: VIOLATION - The subject property is not in compliance with all rules and
regulations pertaining to zoning uses, subdivision and any other applicabl e
provisions of the County's zoning ordinance . A violation exists on the
property; however, if approved, the proposed project will remove th e
violation .

EVIDENCE : (a) A site investigation and research of the subject property found that
development (trenching and grading) within 100 feet of riparian
environmentally sensitive habitat (Big Sur River) was done without the
benefit of a Coastal Development Permit . The code violation also included
the addition of approximately 30 park model trailers with electric, water and
sewer connections, 10 tent cabins and possible grading which created a n
intensification of existing campground use . However, at an April 10, 2006 ,
meeting it was determined that the applicants would remove 24 of the cabin s
from the site after having shown proof that six of the RV/cabins were
replacements and: the 10 tent cabins were existing . The project planner
conducted a site inspection on February 15, 2007 to verify that the 2 4
cabins were removed .

(b) Permit violation abatement cost, if any, will be paid as a condition o f
approval (Condition #5 )

(c) This permit approval is to abate Code Violation CE050221 only. No
additional development, expansion or use, or additional physical
improvements beyond that which is being approved with this permit wil l
be allowed until the discretionary approval of the General Developmen t
Plan is obtained. (Condition #4)

5 . FINDING: PUBLIC ACCESS - The project is in conformance with the public acces s
and public recreation policies of the Coastal Act and Local Coastal Program,
and does not interfere with any form of historic public use or trust rights (se e
20.70.050.B .4) . No access is required as part of the project as no substantia l
adverse impact on access, either individually or cumulatively, as described i n
Section 20 .70.050.B .4.c of the Monterey County Coastal Implementatio n
Plan, can be demonstrated .

EVIDENCE (a) The subject property is not indicated as part of any designated trails or
shoreline access as shown in Figure 2, the Shoreline Access Map, and
Figure 3, the Trails Plan in the Big Sur Land Use Plan .

(b) Although there is prescriptive right for access to the Big Sur River, no
evidence or documentation has been submitted or found showing th e
existence of historic public use or trust rights over this property .

(c) Staff site visit on February 15, 2007 .

6. FINDING : HEALTH AND SAFETY - The establishment, maintenance, or operation o f
the project applied for will not under the circumstances of this particular cas e
be detrimental to the health, safety, peace, morals, comfort, and genera l
welfare of persons residing or working in the neighborhood of such propose d
use, or be detrimental or injurious to property and improvements in th e
neighborhood or to the general welfare of the County.

Fernwood Resort LLC (PLN060356 )
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EVIDENCE : (a) Preceding findings and supporting evidence .

7. FINDING : APPEALABILITY - The decision on this project is appealable to the Board of
Supervisors and the California Coastal Commission .

EVIDENCE : (a) Section 20.86 .030 of the Monterey County Coastal Implementation Plan -
Part 1 (Board of Supervisors) .

(b) The project may be appealed to the California Coastal Commission
pursuant to Section 20.86.080 of the Monterey County Coastal
Implementation Plan - Part 1 because the site is located between the sea

(Pacific Ocean) and the first public road paralleling the sea (Highway One) .

DECISION

THEREFORE, it is the decision of said Zoning Administrator that said request for a Coasta l
Development Permit be approved as shown on the attached sketch, subject to the attached
conditions .

PASSED AND ADOPTED this 8th day of March, 2007 .

JEFF .

COPY OF THIS DECISION MAILED TO APPLICANT ON
MAR 2 1 200 7

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS . IF ANYONE
WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AN D
SUBMITTED TO THE CLERK OF THE BOARD OF SUPERVISORS ALONG WITH THE
APPROPRIATE FILING FEE ON OR BEFORE MAR 3 1 200 7

THIS APPLICATION IS ALSO APPEALABLE TO THE COASTAL COMMISSION . UPON
RECEIPT OF NOTIFICATION OF THE DECISION BY THE BOARD OF SUPERVISORS ,
THE 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 72 5
FRONT STREET, SUITE 300, SANTA CRUZ, CA

This decision, if this is the final administrative decision, is subject to judicial review pursuant t o
California Code of Civil Procedure Sections 1094 .5 and 1094.6 . Any Petition for Writ o f
Mandate must be filed with the Court no later than the 90 th day following the date on which thi s
decision becomes final .

ZONING ADMINISTRATOR

Fernwood Resort LLC (PLN060356)
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NOTES

1 .

	

You will need a building permit and must comply with the Monterey Count y
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 o f
the permit granted or until ten days after the mailing of notice of the granting of th e
permit by the appropriate authority, or after granting of the permit by the Board o f
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 and
Building Inspection Department office in Salinas .

This permit expires two years after the above date of granting thereof unles s
construction or use is started within this period .

Fernwood Resort LLC (PLN060356 )
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Project Name FERNWOOD RESORT

File No : PLN060356

	

APNs :	 419-211-022-000

Approved by : . ZONING ADMINISTRATOR

	

Date :	 MARCH 8, 200 7

Monterey County Resource Management Agenc y
Planning Department

Condition Compliance and/or Mitigation Monitorin g
Reporting Plan

*Monitoring or Reporting refers to projects with an EIR or adopted Mitigated Negative Declaration per Section 21081.6 of the Public Resources Code.
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1 . PBD029 - SPECIFIC USES ONLY
This after-the-fact Coastal Development Permit (PLN060356 )
allows trenching and minor grading within 100 feet of
riparian environmentally sensitive habitat (Big Sur River) i n
order to upgrade existing water and electrical hookups
located at 14 RV sites . The project also includes remodeling
an existing toilet/shower facility and the replacement of six
RV/cabins to include septic, electrical and water hookups . in
order to clear Code Violation CE050221 . The property is
located at 47200 & 47205 Highway 1,,Big Sur (Assessor's

Adhere to conditions and uses specified
in the permit.

Owner/
Applicant

Ongoing
unless other-
wisestated

Parcel Numbers 419-211-021-000 & 419-211-022-000) ,
Coastal Zone . This permit was approved in accordance with
County ordinances and land use regulations subject to th e
following terms and conditions . Neither the uses nor the
construction allowed by this permit shall commence unless and
until all of the conditions of this permit are met to th e
satisfaction of the Director of RMA - Planning Department.
Any use or construction not in substantial conformance with th e
terms and conditions of this permit is a violation of Count y
regulations and may result in modification or revocation of thi s
permit and subsequent legal action. No use or construction
other than that specified by this permit is allowed unless
additional permits are approved by the appropriate authorities .
[Resource Management Agency (RMA) - Planning
Department]

Femwood Resort LLC (PLN060356 )
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2 . PBD025 - NOTICE-PERMIT APPROVAL

The applicant shall record a notice which states : "A permit
(Resolution No . 060356) was approved by the Zoning
Administrator for Assessor's Parcel Numbers 419-211-021-000
& 419-211-022-000 on March 8, 2009 . The permit was granted
subject to 11 conditions ofapproval, which run with the land . A
copy ofthe permit is on file withthe Monterey CountyRMA -
Planning Department." Proofofrecordation ofthis notice shall
be furnished to the Director ofRMA - Planning Department
prior to issuance ofbuilding permits or commencement ofthe
use. (RMA - Planning Department)

Proof ofrecordation ofthis notice shall
be furnished to RMA = PD

Owner/
Applicant

Prior to
Issuance of
grading and
building
permits or
start ofuse .

3 . PD014(C) — LIGHTING — EXTERIOR LIGHTING PLAN
(BIG SUR)
All exterior lighting shallbe unobtrusive, down-lit, compatible
with the local area, and constructed or located so that only the
intended area is illuminated and off-site glare is fully controlled.
Exterior lights shall have recessed lighting elements . Exterior
light sources that would be directly visible from critical
viewshed viewing areas, as defined in Section 20.145 .020 .V,
are prohibited. The applicant shall submit three (3) copies ofan
exterior lighting plan which shall indicate the location, type, and
wattage of all light fixtures and include catalog sheets for each
fixture . The lighting shall comply with the requirements ofthe
California Energy Code set forth in California Code of
Regulations, Title 24, Part 6 . The exterior lighting plan shall be
subject to approval by the Director ofthe RMA - Planning
Department, prior to the issuance ofbuilding permits . (RMA -
Planning Department)

Submit three copies of the lighting plans t o
the RMA - Planning Department for revie w
and approval . Approved lighting plan s
shall be incorporated into final buildin g
plans .

Owner/
Applicant

Prior to the
issuance of
building
permits .

The lighting shall be installed and Owner/ Ongoing
' maintained in accordance with the

approved plan.
Applicant ?,

Femwood Resort LLC (PLN060356 )
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4 . PDSP001— GENERAL DEVELOPMENT PLAN
(NON STANDARD )
A General Development Plan for shall be submitted fo r
Phase two of required clearance of code violation
CE050221 . The plan shall be prepared by the developer
and submitted for review and approval prior to or
concurrent with approval of any required permits for th e
development. The plans shall include •:a complete
written outline of a 15 to 20 year long range plan for
Fernwood Resort; to include :
1 . Historic, current and planned uses, including physica l
expansion and new development;
2 . maximum occupancy of the various resor t
components, such as hours of operation and specia l
events ;
3 . circulation or transportation improvements with
environmental considerations ;
4. any potential mitigation of adverse environmenta l
impacts ; and
5 . Prove conformance to the policies of the Big Sur
Land Use Plan.
The General Development Plan shall be accompanied
by a biological study, a historic analysis, and additiona l
studies as determined by planning staff. (RMA —
Planning Department)

1) Submit a preliminary Genera l
Development Plan within 30 days to
the RMA - Planning Department fo r
review .

2) Submit the final application for a
Coastal Development Permit to allow a
General Development Plan for

o
ng and approval to the Zon mg

Ad ininistrator within 60 days after
preliminary GDP . If final application
is not submitted within 60 after
preliminary, staff shall schedule a
hearing with the Zoning Administrator
for nonconformance.

Owner/
Applicant

1) 30 day s
after
approval of
this project

2) 60 days
after
submittal of
preliminary
General
Development
Plan

5 . PDSP002 - VIOLATION FEE (NON-STANDARD)
Prior to issuance of permits; the owner shall pay any
violation fee required prior to submitting the subjec t
application

	

(PLN060356) .

	

(RMA

	

—

	

Plannin g
Department)

Pay all fees to the Code Enforcement
Division .

Applicant'
Owner

Prior to
issuance of
permits or
start of use.

Fernwood Resort LLC (PLN060356 )
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Division of Environmental Health must
approve plans . Applicant shall obtain a
permit to install the septic system.

5 tg,onsib '
-

Marty o
,om Zranc e

CA
Licensed
Engineer
/Owner/

Applicant

I- -r
-

zmyjg.4i;

Prior to
filing the
final parcel
map or
issuance of
building
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6. EH11 - SEPTIC SYSTEM DESIGN
Submit plans for review and approval showing the
location and design of the proposed septic system
meeting the standards found in Chapter 15 .20 of the
Monterey County Code (Septic Ordinance) an d
"Prohibitions", Central Coast Basin Plan, RWQCB .
(Environmental Health)

WR22 - FLOODPLAIN RECORDATION
The owner shall provide the Water Resources Agency a
recorded Floodplain Notice stating : "The property is
located within or partially within a floodplain and may
be subject to building and/or land use restrictions ."
(Water . Resources Agency)

Submit the recorded floodplain notic e
to the Water Resources Agency fo r
review and approval . (A copy of the
County's standard notice can be
obtained at the Water Resources
Agency.)

Owner/
Applicant

Prior to
issuance of
any grading
or building
permit s

WR45 - WELL INFORMATION
The applicant shall provide the Water Resource s
Agency information on the well to serve the project
including a map showing the well location and an y
available well logs/e-logs . (Water Resources Agency)

Submit all applicable well information
to the Water Resources Agency fo r
review and approval.

Owner/
Applicant

Prior to
issuance of
any grading
or building
permits

Fernwood Resort LLC(PLN060356)
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Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

-

	

A,
esonsib'l
artyforte

Com,lianc*r ..n

Applicant
or owner

,zmcng
:L.-

.

Prior to
issuance of
grading
and/or
building
permit .

rcâtzôn

( o,rrpliurzec
(name/date

* ...`,*3* +̀

9 . FIRE009 - BRIDGES
All new and reconstructed bridges shall be at least the
width of the roadbed and berms, but in no case less than
12 feet wide . Bridge width on all roads exceedin g
tertiary standards shall not be less than the width of th e
two lanes with berms . All bridges shall be designed for
HS 15-44loading and have guardrails . Appropriate
signage, including but not limited to, weight ratings o r
vertical clearance limitations, and one-way road o r
single-lane road conditions, shall be provided at both
entrances to any bridge . One-lane bridges may be
permitted if there is unobstructed visibility across the
entire bridge, and turnouts are provided at both bridg e
ends . The fire authority may impose more stringen t
requirements for bridges . CDF-Big Sur

Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to final
building
inspection.

10 . FIRE027 - ROOF CONSTRUCTION - (VERY Applicant shall enumerate as "Fire Applicant Prior to
HIGH HAZARD SEVERITY ZONE)
All new structures, and all existing structures receivin g
new roofmg over 50 percent or more of the existing roo f
surface within a one-year period, shall require a
minimum of ICBO Class A roof construction . CDF-
Big Sur

Dept. Notes" on plans . or owner issuance of
building
permit .

Femwood Resort LLC (PLN060356 )
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11 . FIRESP001— GENERAL DEVELOPMENT PLA N
(NON-STANDARD)
PHASE II General Development Plan is subject to fire
authority review. CDF-Big Sur

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept. Notes" on
plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit.

END OF CONDITIONS
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NOTES AND DETAILS

ELECTRICAL SCHEDULE

-E—E----E- 2 " Schedule 40 conduit

-e—e—r—e—e- 1 Schedule 40 condui t

	 ' %' Schedule 40 conduit

Notes
Q Square D 600 amp Main Pane l

SB1261R with
SA 26PSR Pull Section

O2 Square D 200 amp Subpane l
Q0130-L200GBR

Bldg . Permit (#BP051286) was issued an d
finaled by Monterey County on all electrical
panels related to this project See attached.

Electrical Plan
Plot Dale: October6, 2006
Purpose : Coastal Development Perro n
Job Number. 024 :00
File Name: Site Plan with Topo.dwg
Layout Name: Partial Sile- Electrical

New electrical shown as
installed. Replaces
original overhead lines
from old Panel (location of
old panel shown in red) .

Legend
New RV Cabins in existing RV Sites
ind. Electrical, Water, and Septi c

r

	

1 Existing RV Sites with ElectiaI
I and Water Only

L --
-J

Existing Tent Site, no pedesta l

Existing Tent Cabins

Existing Building s

Pedestal IN/ Septic (RV Cabin Sites)
see Pedestal Detail A

Pedestal Isle Septic (RV Sties)
see Pedestal Detail B
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PEDESTAL DETAIL B (w/o septic at RV Sites )
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NOTES AND DETAILS

WATER SUPPLY SCHEDULE

— W— W— .2" Schedule 40 water line

	 %,° Schedule 40 water line

NOTE : Current water system was recently
installed and approved by Monterey County
Environmental Health . Storage tanks on the
eastside providè ample water pressure to

westside improvments (2" supply line w! 60 lbs
of pressure).

New water lines shown
as installed. Replaces
original galvanized lines,
placed within original
trenches.

Legen d

L'
New RV Cabins in existing RV Sites
Incl. Electrical, Water. and Septic

Existing RV Sites with Electrical
and Water Only

O

	

Exstng Tent Site . no pedestal

electrica l

j

TRENCH DETAI L

water

manta slab, typ .
allmb,.INdwea e

NOTE: neinren 6a1rionvrete wound WI
Wiry rninewec

PEDESTAL DETAIL A (w! septic at RV Cabin Sites )
Existing Tent Cabins

Existing Buildings

Pedestal wi Sepdc (RV Cabin Sites
see Pedestal Detail A

Pedestal w/o Septic (RV Sites)
see Pedestal Detait B
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Water Plan
Plat Dater October 6,2006
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File Name: Site Plan with Tepo.dw g
Layout Name: Partial Site- Water
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NOTES AND DETAILS

SEP11C SCHEDULE

S

	

s -2" Schedule 80 PVC Forc&Main

—s —s —s-4" ABS Main Lin e

----=	 3" Lateral Lin e
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New septic lines
shown as installed.
Components of
original septic system
still in use are shown
in blue. Abandoned
components are
shown in red.

Legend
New RV Cabins in existing RV Site s
incl . Electrical. Water. and Septic

r	 Existing RV Sites with Electrical
I -

	

I and Water Only
l
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Pedestal wl Septic (RV Cabin Sites)
see Pedestal Detail A

Pedestal win Septic (RV Sites )
see Pedestal Detail B

Existing Tent Site, no pedestal

Existing Tent Cabins

Existing Buildings
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Septic Tan k

Lift Station #1
Liberty 2448LSG Simplex
Grinder Package with alarm
(see attached) .

NOTE: Cabins 28-30 are gravity fed to Septic Tank # 1
4" Main Line — slope not less than 1 .5%.
3" Laterals — slope varies but not less than 1.8%
Cabins 31-33 are gravity fed to Lift Station # 1

Septic Tank #1 Established BM1 Top of Lid . Zero
Elevation for systems on Tank #1 18" Below BM1 . BM2
Established Top of PG&E Box 2.75 " above BM 1

* Fall Creek Engineering Report of October 17, 2005 is
attached to verify capacity and historical use .

• This system has been inspected by the Environmenta l
Health Department of Monterey County.

concrete slab. lyp.
35

	

thickness
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PEDESTAL DETAIL A (w/ septic at RV Cabin Sites )
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PEDESTAL DETAIL B (w/o septic at RV Sites )
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Septic Plan
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STORAGE

9ENCH

BATHROOM

Fixture Schedule :
4-Toilets
1- Urinal
4-Showers
2 - Sinks
1 - Laundry Sink
1- Washing Machine

city

	

At.

9
m

Board 8, Batton Siding

24" Brick Base with
2x4 wall above

1 .0	 Original Eastside Bath House Plan °	 Proposed Eastside Bath House2 0	 Proposed Eastside Bath House
with Existing Modifications

NOTE:

All new plumbing to
meet Title 25 Code.
No changes to
electrical, and no
increase in number
of plumbing fixtures .

-Eastside Bath House Remodel@Eastside
Elevation (Current)

Restroom Remodel
ass e.g. s. . .r
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4 .0	 Interior Elevation of Shower
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