CALAVERAS COUNTY PLANNING DEPARTMENT
891 Mountain Ranch Road,
San Andreas, California 95249
(209) 754-6394

Planning Commission Staff Report

Hearing Date June 9, 2022

Project Number/Name CUP 2022-011 Patricia & David Koolhoven

Supervisorial District Number | District 2, Jack Garamendi

Assessor’s Parcel Number(s) | 018-007-032

Planner Katherine Stefani, Planner | ¢4

Date: May 24, 2022

PROJECT DESCRIPTION: The applicants are requesting approval of a Conditional Use
Permit (CUP) to operate a one bedroom bed and breakfast inn within their residence at
8345 Stevenson Street in Mokelumne Hill.

APPLICANTS/LANDOWNERS: Patricia and David Koolhoven

PROJECT LOCATION: The subject property is a 0.16 acre parcel located at 8345
Stevenson Street in Mokelumne Hill. APN: 018-007-032 is a portion of Section 12, TO5N,
R11E, MDM.
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Figure 1 - Location Map



ANALYSIS:

The applicants are requesting approval to operate a one bedroom, one bathroom bed
and breakfast inn within their residence in Mokelumne Hill. The existing two bedroom, two
and a half bath residence located at 8345 Stevenson Street was constructed in 1994. The
proposed parcel is zoned Single Family Residential with a Design Review combining
district (R1-DR) and located in the Historic Center (HC) land use designation (LUD). The
intent of the R1 zone is to provide land for single-family residential neighborhoods with
houses on individual parcels. Calaveras County Code Section 17.24.030 allows a bed
and breakfast in the R1 zone with a CUP, therefore, approval of a CUP is required to
operate such a business. The purpose of a CUP is to provide the general public with an
opportunity to review a proposed land use that is generally consistent with the purpose
of the base zoning district, but has the potential to cause conflicts with neighboring land
use and zoning. A bed and breakfast inn is defined as a business which involves
“accommodations in five or fewer guest rooms potentially with meals available but limited
exclusively for guests of the inn” (CCC Section 17.06.0350). The applicants are proposing
to rent one guest room on the ground floor of the residence.

Figure 2 — Ground Floor Plans (Rental Area Outlined)
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The CUP is a discretionary permit and shall be reviewed consistent with Title 17. The
Design Review combining district does not apply to this project as it regulates
architectural design and aesthetics, not uses. This project requires no alteration or
addition to the existing structure. The R1 zone is consistent with the HC LUD. The
County General Plan describes HC as a mix of residential and visitor-serving uses that
preserve and protect the historic core of existing communities. Typical uses include both
commercial and residential uses, public and quasi-public uses, and similar uses in
support of the community at a scale and with a design that reflects the surrounding
structures and lots. The proposed use would occur within an existing residence located a
block from a main commercial area in Mokelumne Hill. The permitting process for the bed
and breakfast allows the operation of this business while giving the opportunity to mitigate
impacts to neighbors through permit conditions. Mokelumne Hill has an adopted
Community Plan, however there is no economic element and none of the plan policies
relate to this project specifically.

The subject parcel is surrounded by primarily single-family residences to the north, south,
west, and immediately east. One street over to the east on Main Street are a variety of
commercial businesses and public services.
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Figure 3 — Surrounding Zoning

Although this project does not require alterations or additions to the existing structure,
there is a partial change in use. Pursuant to Section 17.70.040, a bed and breakfast inn
requires one parking space for each unit, plus additional parking equal to ten percent
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(10%) of the number of units with a minimum of two additional spaces. The applicant has
shown 3 parking spaces on their site plan.
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Figure 4 — Site Plan with Parking

A . A

Figure 5 — Street View of Exising Residence (Wie Home in ak) from Stevenson St.
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The parcel is within the Mokelumne Hill Fire District. The parcel is serviced by the
Calaveras Public Utility District and the Mokelumne Hill Sanitary District. Direct access is
from Stevenson Street, a County maintained road.

The application was circulated to various County departments, local public agencies, and
property owners within 300 feet requesting comments relative to the request for a CUP.
During the 30 day review period, a memo from the Environmental Management Agency
was received stating water and wastewaters services must continue to be provided by
public purveyors. Additionally, the Environmental Management Agency requires that the
applicant receive a Food Facility Permit prior to operation of the bed and breakfast. The
Building Department conditioned the permit limiting the bed and breakfast to 5 or fewer
rooms and requiring the owner to reside in the residence. No other comments were
received.

ENVIRONMENTAL REVIEW:

Pursuant to California Environmental Quality Act (CEQA) guidelines, the project is exempt
per California Code of Regulations (CEQA Guidelines) §15303, which allows for the
conversion of existing small structures from one use to another where only minor
modifications are made in the exterior of the structure. In this case, no exterior alterations
are occurring. The applicant is requesting to one bedroom and one bathroom in an
existing residence for the proposed bed and breakfast. A Notice of Exemption will be
submitted upon final approval of the permit.

CONCLUSION:

In conclusion, the project as proposed conforms to applicable goals and policies of the
County General Plan and the Mokelumne Hill Community Plan. As proposed, General
Plan implementation measure LU-5C encourages the expansion of home occupations
and rural home businesses while minimizing the impacts to neighbors. The project is
found to be compatible with the surrounding land uses and zoning in the general vicinity,
and there were no objections to the approval of this CUP from any landowner within 300
feet of the project location. The subject property is adequate in land area to accommodate
the proposed use, and was found to have safe and adequate access with no site
improvements required beyond striping of parking spaces.

RECOMMENDATION:
Staff recommends approval of Conditional Use Permit 2022-011 to allow the operation of

a one bedroom, one bathroom bed and breakfast inn at 8345 Stevenson Street,
Mokelumne Hill, APN: 018-007-032, in the R1-DR zone.

ATTACHMENTS:
1. Draft Resolution 2022-006
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2. Notice of Exemption

3. Site and Floor Plans
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COUNTY OF CALAVERAS, STATE OF CALIFORNIA
PLANNING COMMISSION

RESOLUTION NO. 2022-006
>>A RESOLUTION APPROVING CONDITIONAL USE PERMIT 2022-011 TO

OPERATE A BED AND BREAKFAST INN AT 8345 STEVENSON STREET IN
MOKELUMNE HILL

WHEREAS, the Planning Department of the County of Calaveras received
an application from Patricia and David Koolhoven requesting a Conditional Use Permit
(CUP) to operate a one-bedroom, one bathroom bed and breakfast inn at their primary
residence in Mokelumne Hill located on property zoned Single Family Residential with a
Design Review combining district (R1-DR); and

WHEREAS, the proposed project is located on real property in the
unincorporated portions of the County of Calaveras, more particularly described as
APN: 018-007-032 and located at 8345 Stevenson Street, a portion of Section 12,
TO5N, R11E, MDM; and

WHEREAS, a Notice of Exemption was prepared pursuant to the
California Environmental Quality Act (CEQA) guidelines, Article 19, Section 15303; and

WHEREAS, during a noticed public hearing on June 9, 2022, the Planning
Commission considered all of the information presented to it, including its staff report,
information presented by the project proponent, presented at the meeting; therefore

BE IT RESOLVED, that the Planning Commission approves CUP 2022-
011, based on the following findings:

1. The project was processed consistent with the requirements of CEQA, California
Public Resources Code §21000 et seq. On the basis of the whole record, there is no
substantial evidence that the project as designed could have a significant effect on
the environment.

Evidence: Pursuant to CEQA guidelines, the project is exempt per California Code
of Regulations (CEQA guidelines) §15303(c), which allows for the conversion of
existing small structures from one use to another where only minor modifications are
made in the exterior of the structure. In this case, no exterior alterations are
proposed. The applicant is requesting to use one bedroom and one bathroom in an
existing residence for the proposed bed and breakfast.

2. The proposed use is consistent with the county's General Plan, any applicable
community or special plan, and the provisions of Title 17.
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Evidence: The parcel is zoned Single Family Residential with a Design Review
combining district (R1-DR), designated by the County General Plan as Historic
Center, and is located within the Mokelumne Hill Community Plan area. The intent
of the R1 zone is to provide land for single-family residential neighborhoods with
houses on individual parcels. Calaveras County Code Section 17.24.03 allows a
bed and breakfast in the R1 zone with the approval of a CUP. The DR combining
district does not apply to this project as it regulates architectural design and
aesthetics, not uses. The proposed bed and breakfast will be located in an existing
structure, requiring no alterations or new development. The existing R1-DR zoning
of the subject parcel is consistent with Historic Center land use designation.
Typical uses include both commercial and residential uses, public and quasi-public
uses, and similar uses in support of the community at a scale and with a design that
reflects the surrounding structures and lots. General Plan implementation measure
LU-5C encourages the expansion of home occupations and rural home businesses
while minimizing the impacts to neighbors. The permitting process for the bed and
breakfast allows the operation of this business while giving the opportunity to
mitigate impacts to neighbors through permit conditions. Mokelumne Hill has
approved community plan policies, but there is no economic element. Further
review of the policies found that none specifically apply to this project.

3. The subject property is adequate in land area to accommodate the proposed
project, its required parking area, access, landscaping, and site improvements.

Evidence: The proposed bed and breakfast will use one bedroom and one
bathroom in an existing residence. No development is proposed. The parcel is
large enough to accommodate three parking spaces as required by Title 17.70.040
regulations for this use.

4. The proposed land use is compatible with neighboring land use and zoning.

Evidence: The neighboring properties consist of single-family residences to the
north, south, west, and immediately east. The proposed bed and breakfast is one
block east of Main Street which is comprised of commercial businesses and public
services. A bed and breakfast is a permitted use with approval of a conditional use
permit in the R1-DR zone. Circulation of the application did not reveal concerns
from the neighboring residential community or other commercial property owners
within 300 feet of the subject property.

5. The public and private roads providing access to the subject property meet
necessary standards to provide safe and adequate access or have been amended
by conditions of project approval to satisfy the access requirements.

Evidence: The site is accessed by an existing encroachment off Stevenson
Street. The application was submitted to the County Public Works Department in
addition to the Mokelumne Hill Fire District. Neither agency expressed concerns
about access or roads standards. Staff presumes the lack of comments relative to
the proposed project implies that the existing access is safe and adequate, and no
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conditions are applied to this permit for improvements to the existing roadways or
existing encroachments.

6. Conditions of project approval are necessary for protection of the public health,
safety, and welfare, and to reduce or eliminate potential environmental effects.

Evidence: This permit is conditioned to ensure that applicable permitting is in
place for the operation of a bed and breakfast inn within a residence.

BE IT FURTHER RESOLVED, that the Planning Commission approves

Conditional Use Permit 2022-009 based on the following conditions:

I-1.

V.

IV-1.

IV-2.

GENERAL CONDITIONS

This approval is for a Conditional Use Permit (CUP) to operate a one-bedroom,
one bathroom bed and breakfast inn within an existing residence located at 8345
Stevenson Street in Mokelumne Hill. All conditions of approval set forth herein
must be complied with for this permit to be considered valid.

The Applicant(s) and Owner(s); and their Heirs, Successors, and Assigns shall
abide by all terms of the Indemnification Agreement, dated March 25, 2022, and on
file in the Planning Department’s records for 2022-011.

. This Conditional Use Permit will expire if not validated prior to December 31, 2023.

This Conditional Use Permit is subject to all applicable county regulations or
plans whether such requirements are specified as a condition of project.

PLANNING

Pursuant to Chapter 17.70.060, every paved parking area shall be clearly
marked, and such marking shall be maintained in a visible and orderly manner.

ONSITE WASTEWATER DEPARTMENT

Application indicates that the subject parcel has sewer services through
Mokelumne Hill Sanitary District. The applicant must continue to maintain proper
and approved sewage disposal.

ENVIRONMENTAL HEALTH DEPARTMENT

Application indicates that the subject parcel is serviced by a public water purveyor.
Water provided to members of the public, at this Bed and Breakfast, shall be
sourced from the public water purveyor.

All food service shall comply with Section 113700 et. seq. of the California Health
and Safety Code.
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IV-3. The applicant must submit food facility plans and fees for a Bed and Breakfast.
The plans must be approved prior to the issuance of a Building Permit. A Food
Facility Permit will be required from the Environmental Health Department prior to
operating the Bed and Breakfast.

V. BUILDING DEPARTMENT
V-1. Owner must reside in the dwelling to comply as a bed and breakfast.

V-2. There shall be no more than 5 total sleeping units or the building must be
converted into a R2 occupancy through the tenant improvement process.

Approved by the Planning Commission of the County of Calaveras, at a regular meeting
of the Planning Commission held on June 9, 2022, on a motion by Commissioner
and seconded by Commissioner

AYES:
NOES:
ABSTAIN:
ABSENT:

Chair, Planning Commission
ATTEST:

Katherine Stefani,
Planner |

The project files are available for public review in the Planning Department, County of
Calaveras, Government Center, 891 Mountain Ranch Road, San Andreas, CA. 95249,
between the hours of 8:00 a.m. and 4:00 p.m.
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Print Form

Notice of Exemption Appendix E
To: Office of Planning and Research From: (Public Agency):
P.O. Box 3044, Room 113 Calaveras County Planning Department

Sacramento, CA 95812-3044

County Clerk
County of: Calaveras (Address)

Government Center, 891 Mounlain Ranch Road

San Andreas, CA 95249

891 Mountain Ranch Road, San Andreas, CA 95249

Project Title: _Project 2022-011 Conditional Use Permit

Project Applicant; _Patricia and David Koolhoven

Project Location - Specific:

8345 Stevenson Street, Mokelumne Hill; APN: 018-007-034

Project Location - City: _Mokelumne Hill Project Location - County: _Calaveras

Description of Nature, Purpose and Beneficiaries of Project:

The applicant is requesting approval of an Conditional Use Permit to operate a one
(1) bedroom bed and breakfast within an existing residence in Mokelumne Hill.

Name of Public Agency Approving Project: Calaveras County Planning Department

Name of Person or Agency Carrying Out Project:

Exempt Status: (check one):
O Ministerial (Sec. 21080(b)(1); 15268);
0 Declared Emergency (Sec. 21080(b)(3); 15269(a));
O Emergency Project (Sec. 21080(b)(4); 15269(b)(c));
@ Categorical Exemption. State type and section number:
O Statutory Exemptions. State code number:

Section 15303

Reasons why project is exempt:

The proposed project is exempt from CEQA guidelines per section 15303 which allows for the conversion of
existing small structures from one use to another where only minor modifications are made in the exterior of
the structure. In this case, no exterior alterations are occurring. The applicant is requesting to use one
bedroom and one bathroom in an existing residence for the proposed bed and breakfast.

Lead Agency

Contact Person: Katherine Stefani, Planner | Area Code/Telephone/Extension: (209) 754-6394

If filed by applicant:
1. Attach certified document of exemption finding.
2. Has a Notice of Exemption been filed by the public agency approving the project? = Yes No

Signature: Date: Title: Planner |

= Signed by Lead Agency Signed by Applicant

Authority cited: Sections 21083 and 21110, Public Resources Code. Date Received for filing at OPR:
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.

Revised 2011
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