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DRAFT RESOLUTION

Before the Zoning Administrator in and for the

County of Monterey, State of California

In the matter of the application of:
LARSEN RICHARD H & LARSEN DARYL

M TRS (PLN160177)
RESOLUTION NO.
Resolution by the Monterey County Zoning

Administrator:

1) Finding the project Categorically Exempt
pursuant to Section 15301 (Class 1) of the CEQA

2)

Guidelines; and

Approving the Larsen Design Approval
Application (PLN160177) to allow modifications
to an existing barn including enclosing two
covered porches (624 square feet), new doors,
windows, and exterior paint.

[55 Riley Ranch Road, Carmel, Carmel Area Land
Use Plan (APN: 239-101-017-000)]

The Larsen Design Approval application (PLN160177) came on for public hearing before
the Monterey County Zoning Administrator on May 12, 2016. 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:

2. FINDING:

a)

b)

FINDINGS

PROJECT DESCRIPTION - The proposed entitlement is a Design
Approval to allow modifications to an existing barn including enclosing
two covered porches (624 square feet), new doors, windows, and
exterior paint. Colors and materials consist of taupe colored siding and
trim, and sand colored windows frames, posts and beams.

An application for an Administrative Design Approval was submitted on
March 11, 2016. Public notices of the application were sent to neighboring
property owners and the application was scheduled for approval on April
11, 2016 unless a public hearing was requested. On April 8, 2016, a letter
was received from August Louis requesting a public hearing.

Notices of the pending approval were posted at the project site and were
mailed to all parties interested in the application.

The application, project plans, and related support materials submitted
by the project applicant to Monterey County RMA-Planning for the
proposed development found in Project File PLN160177.

CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate



3.

EVIDENCE:

FINDING:

EVIDENCE:

a)

b)

a)

b)

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 1982 Monterey County General Plan;

- Carmel Area Land Use Plan;

- Monterey County Zoning Ordinance (Title 20);
The property at 55 Riley Ranch Road, Carmel (APN: 243-112-015-
000), Carmel Area Land Use Plan. The parcel is zoned VSC/D-SpTr
(C2) [Visitor Serving Commercial with Design Control and Special
Treatment Overlays (Coastal Zone)] which allows residential
development, subject to conformance with the “VSC” Zoning District
and Special Treatment District (Point Lobos Ranch). The Design
Control district requires issuance of a Design Approval for changes to
the building.
The parcel is highly visible from Highway One which is designated as a
scenic corridor (Map A, General Viewshed, Carmel Area Land Use
Plan). The project modifies the exterior of an existing barn that has been
a visible landmark on the subject property from Highway One since the
1970s. The project encloses two covered porches which will not
substantially change the overall architecture of the barn. The
modifications do not change the existing footprint, roofline, architecture
or height of the barn. The modifications will have negligible visibility
from Highway One which is over 150 feet away. The modifications to
windows, doors and exterior paint are consistent with the existing colors
and materials of the barn. Therefore, the project will not substantially
impact views of the property from the scenic corridor, Highway One.

DESIGN - The design of the proposed project assures protection of the
public viewshed, consistency with the existing neighborhood character,
and preserves visual integrity without imposing undue restrictions on
private property.

The project is located at 55 Riley Ranch Road, Carmel. The project
modifies a barn, built in the 1970’s, which is highly visible from
Highway One; a designated scenic highway. The property and
surrounding area east of Highway One are a rural setting: ranch-style
housing with accessory structures; open fields with sporadic placement
of trees and the forested Santa Lucia mountain range are visible in the
background. The property contains a historic house (The Allan Stone-
house), a caretaker unit and a barn.

The project will not impact the neighborhood character because the
project consists of minor modifications to the existing barn which
doesn’t change the footprint, height, materials, or colors of the existing
barn. The remodel of the barn includes the enclosure of two porches (a
total of 624 square feet); one of the porches faces Highway One. The
enclosure of the porches is a minor renovation to the barn that does not
substantial change the overall design of the existing barn. The
replacement and addition of windows, doors and exterior paint are



consistent, or similar, with the existing colors and materials of the barn.
Therefore, the project does not substantially impact the existing
neighborhood character.

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

EVIDENCE: a) California Environmental Quality Act (CEQA) Guidelines Section
15301, Class 1, categorically exempts minor alterations to existing
public and private structures involving negligible or no expansion of
use. Subsection 15301(e) allows structural additions that do not exceed
50 percent of the floor area of the existing structure.

b) The application proposes the remodel of an existing barn which includes
the enclosure of two covered porches into livable area and replacement
and addition of windows, doors and exterior paint. The permit does not
expand the existing footprint of the barn. The enclosure of two porches
(624 square feet) is less than 50 percent of the floor area of the barn,
consistent with Subsection 15301(e) of the CEQA Guidelines.

c) None of the exceptions under CEQA Guidelines Section 15300.2 apply
to this project.

5. FINDING: APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors.
EVIDENCE: Section 20.44.070, Monterey County Zoning Ordinance (Title 20).
DECISION

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

1. Find the project Categorically Exempt pursuant to Section 15301 (Class 1) of the CEQA
Guidelines; and

2. Approve the Larsen Design Approval Application (PLN160177) to allow modifications to an
existing barn including enclosing two covered porches (624 square feet), new doors, windows,
and exterior paint. Colors and materials consist of taupe colored siding and trim, and sand
colored windows frames, posts and beams. The project in general conformance with the attached
sketch and incorporated herein by reference.

PASSED AND ADOPTED this 12th day of May, 2016.

Jacqueline Onciano, Zoning Administrator
COPY OF THIS DECISION MAILED TO APPLICANT ON .
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 .

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 Monterey County RMA-Planning and RMA-Building
Services Department office in Salinas.
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() SHEET NOTES

1. REMOVE (E) DOOR. INFILL W/ 2x FRAMING AND INSULATE & MATCH NEW
FINISH W/ EXISTING.

2. REMOVE (E) DOOR & INSTALL (N) 6-0"x3-0" DUAL GLAZED VINYL WINDOW.
3. REPLACE (E) WINDOWS WITH (N) 6-0"x3-0" DUAL GLAZED VINYL WINDOWS.
4. ADD NEW R-19 ROOF INSULATION WHERE INDICATED.

5. INSTALL (N) DOORS TO MATCH (E).

6. INSTALL 3-PANEL (97" WIDE EA) BARN DOOR.

7. REMOVE (E) DOOR & INSTALL (N) 6-0"X8"-0" PAIR OF DOORS.

8. (N) CONCRETE SLAB

9. ADD NEW 10 AMP OUTLETS

10. DEMO (E) DOOR / WINDOW COMPLETE

11. ADD SINGLE LAYER OF 5/8" TYPE 'X' GYP. BD. ON EACH SIDE OF (E) WALL
12. (N) SOLID DOOR WITH SMOKE SEAL

13. REMOVE (E) DOOR & INSTALL (N) DUAL GLAZED VINYL WINDOW

14. PAINT EXTERIOR (SEE ATTACHED COLORS)
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LARSEN BARN
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PROJECT INFORMATION

o

The Paul Davis Partnership, LLP
286 Eldorado Street
Monterey, CA 93940
(831) 373-2784 FAX (831) 373-7459
EMAIL: info@pauldavispartnership.com

LOT SIZE:
A.P.N.
PROJECT OWNER:

MAINTAIN / RENOVATE EXIST. BARN:
ADDITION TO EXISTING BARN:

PROPERTY AREA:

OCCUPANCY:
TYPE OF CONSTRUCTION: V-B
ALLOWABLE STORIES: 1
ALLOWABLE FLOOR AREA: 5,500
3,000

U (GARAGE)

243-112-15-000
5.422 ACRES
RICHARD & DARYL LARSEN

720 LOFT / 2,460 1ST FLOOR
624 1ST FLOOR

236,182 SF

SF (EXISTING) W/ 360 SF MEZZANINE / LOFT

Drawn By:

03/02/16

Drawing Date:

1510

Project Number:

2013 California Building Code (CBC), TITLE 24, Part 2, Volumes one & two

2013 California Accessibility Requirements,

Title 24, Part 2, Volume One

2013 California Electrical Code (CEC), Title 24 Part 3,

2013 California Mechanical Code (CMC) Part 4,

2013 California Plumbing Code (CPC), Part 5

2013 California Energy Code, Title 24, Part 6

2013 California Fire Code, Title 24,Part 9

2013 California Green Building Standards, Code, Title 24, Part 11
Title 19 C.C.R., Public Safety, SFM Regulations

NFPA 13, Automatic Sprinkler System,

NFPA 72, Nat'l Fire Alarm Code, (Ca Amended)

County of Monterey Municipal Code (Current Edition)

Revisions:

The use of these plans and specifications is restricted
to the original site for which they were prepared, and
publication thereof is expressly limited to such use.
Re—use, reproduction or publication by any method in
whole or in part is prohibited. Title to the plans and
specifications remains with the architect, and visual
contact with them constitutes prima facie evidence of
the acceptance of the restrictions.
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