
Agenda of: March 3, 2999 

Item No.: 5%. 
e 

StafF: Daniel War 

STAFF REPORT---PARCEL MAP 

FILE NUMBER: P98- 12 (Transvest Inc .) 

APPLICANT: Tramvest Inc./Earretson Mortgage 

A G m :  Gene Thorne & Associates, Inc- 

REOUES'S: A tentative parcel map creating four (4) parcels ranging in size from 9.65 
to 10 acres on aa approximate 40 acre sire (Exhibit D). Design waivers 
have been requested for the follawing: 

a. Allow a dead+nd road longer than the maximum of 500  feet in 
length. 

b. Allow roadway width of 20 fwt in-iieu of the standard 2Q.foot 
requirement. 

LOGATTON: On the west side of Miners TraiI, approximarely $43 of a d c  .From the 
intersection with Sweeney Road in the Somerset area. (Exhibit A) 

APN : 093-021-72 

ACREAGE: 39.65 acres 

GENERAL PLAN: Rural Residential - PEafied Lands ( RR-PL) (Exhibit B) 

ZONING: Estate Residential Ten-Acre Zone District RE-10) (Exhibit C) 

E N V m O M N T U  DOCUI"MENT: Mitigated Negative Declaration prepared 

SUMMARY RECO~LfENDATION: Denial 

BACKGROUND: The project site was included in a aGeneral Plan Hot Bucker " item request 
that was approved by the Planning Comission in Augusl3, 1995, on a 4-0- 1 vote to allow a land 
use designarion of Rural Residential. Planning Staff recomwded to tbe Board of Supervisors C thercafrcr h a t  rhc designation should he Narural Resources. since the propeny involved 80 acres 
and did not satisfy the inrent of the Platted Lands designation, that was intended for isolated areas 
consisting of canliguous existing smaller parcels in the Rural Region where such srndler parcels 
are considered happropriare. * 
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The General PIan designation includes a PZmedLands overlay ~lassiticarioo as briefly mentioned 
in the Background section. According to General Plan Policy 2.22.3 the purpose of Planed Lao& 
is as foIlows: 

" Provide and overlay desigmion to idenhfy isdared areas cmisting of corrtiguous mmstr*ng 
smaller parcels in the Rural Regions where rhe mexrsting demiry level of the parcels would be an 
inappropriate land m e  designation for the area based on the capabiliry consrraint~ andJor based 
on r/te existence of imponam narrrral resources. me PL designation sihall be c~mbined with a ZanCl 
me de~ignarion which is  indicorive of the typical parcel size located within Planed h n d  
boundan'es. The existence of [fie PL overlay cannor be used as o ctirerion or precedem to q a n d  
ox establish new incomp~rible land uses. " 

Dicussion: The proposed parcel map does have the potential to establish incompatible land uses 
with respect to the timber preserves that are evident w i d h  the area. This request is contrary to 
she objective of General Plan Policy 2.2.2.3 and thus is not consistent with the General Plan. 

Tbe issue of adequate access to the subject property has not been resol~ed to the satisfaction of the 
Pioneer Fire Protection District as provided Tn theis Fetter to the Planning Department that is 
addressed later in the staff report under the AgencyECornmitzee comments section provided later 
in the staff report, The specific General Plan policies &at are not fully addressed by this parcel 
map request are Policies 5.7.2. I. and 5.7.3.1 as provided in the foIEowing 

" Prior to approval of n m  developmenr, the responsible _Sire pracectrctron distn'cr shaII be 
requesred ro review all applications to determine rha aBiliry of rhe distrier ro provide 
pro recrion services. 7he abiliq ro provide pr~recrion rcr exlexl~in,q developmenr shall nof be 
reduced below acceprable levels as a consequence of new developmenr. Recommendations 
such as the need for addiriona! equipment, facilities, and odequare access may be 
incorporafed as conditions of approval. " 

Discussion: The Planning Depamenc has reviewed the project accass rhrougb a field visit with 
DOT and totally concurs with the Pioneer Fire Protection D i s ~ c r  that the proposed parcel map 
request does provide for sufficient access and turnaround areas to accommodate emergency vehicle 
equipment in ~e event of a wildland fise within the area. 

The PIaming Staff also has concern regarding the ability to provide adequate access for Iaw 
enforcement personnel who may be requited to provide periodic services to residents of the area, 
but need to rely on adequate access to be provide consistent levels of law enforcement in the event 
of an emergency as recommended in Genera1 PIan Policy 5.3.3.1: 

" Prior ro projecr approval of newi developmenr, the Ske~rs Department shall be requested 
to review (311 appticarions to determine rhe abilily of the depamenr to provide prorem'on 
services. 37re abiliry to provide protection fo exisring develop me^ shall not be reduced 
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The parvl map request will be reviewed by the Aggiculmal Commission either to dnemdne ifthm is any 
land use incompatibility involving the proposed request. 

The western boundary of she sub~ect property would be required to adhere to the provisions of 
General Plan Policy 8.4. f .2. that provides for the following language: 

" A penrranenr serback of at Ieosr 200 feel shall be provided on parcels Iocmed adjacenr to lmdr 
identified us timber productiun zones designated NmraI Resource and/or lands zoned nmberland 
Preserve Zone 0. n e s e  serbuck arem shall be included in the zoning ordimnce and shall be 
delinemd on newly recorded parcel or subdivision maps. 17re Agricultural #tnmission may 
recommend a lesser serback ro n m i n i m  of 100 feet. 

Projecis located within a Communi fy Region or Rural Cemer planning concept arm shall maimaim 
a minimum sefbuck of50 feet. 

A11 sethch are m e a s u r e d m  the property line. " 

Discussion: The AgricuItural Coamission reviewed this pol icy at their Febrt~ary 10 meeting and 
the results of those deliberations couId not he provided prior to the deadline for the completion of 
t h i s  staff report. The Planning Staff will prepare a memorandum for the review of the Zoning 
Administrator prior to the March 3 public hearing on the parcel map request. 

The subject property apysears to be within the boundaries ofthe Winterliaage ofthe D t e ~  Migration and 
Migration Corridor based on thcrwiewofExhibit V-84 ofthe General Plan ER. The size ofthe parcels 
to he created (i,e., 10 acres)rnay have a potential impact on wildlife dispersal and migration corridors, 
based on Department of Fish and Game's preference for 20 acre parceIs to protect migration corridors 
and the language of General Plan PoFiw 7.4.2.2. that reads as follows: 

" ' e re  criticai wildlife areas and migration corridors are identifiecidurirtgxeview ofprojects, the 
Counry shall protect the resourcesfiem degradation by requiring all parrion.~ of the projecf site rhar 
contain or influence said areas to be retained as non-disturbed natural areas through mandatory 
clustered development on suitable porrion~ qf the project sire or orher means such as denrip 
~or~sfers [f clusrering cannor be achieved. The serback distimce for designated or protection 
migration corridors shall be defermined as par? of [he project's cnvironmenral analysis. The intent 
and emphasis ofthe Open Space !and use designation andof [he n o n - d i s f u r b u o i  is to e m w e  

conrinued v i a b i l i ~  of con/iguous or interdependen1 habitat areas and the preservation of all 
mokoemenr corridors between relared habirars. The inrenr of mandatory clustering is to provide o 
mechanism for natural resource protection while allow irtg appropriate development of privnte 
property. " 

Discussion: The subject prop- is therefore hithinthe boundaries the winter range of tile deer migration, 
r' 
* based on the review of the General Plan ETR. The above Generd Plan poIicy essentially requires some 

form of mitigation to address the need to protect wiIdlife areas and migration corridors from further 
degradation, The Planning Staff would offer .that potentid mitigation could he provided by requiring 
minimum parcel sizes of 20 acres, as opposed to the EO acres proposed in this parcel map request. + 
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NOTE: If the project is located within or adjacent to an area wbsh may have an @act on wildlife 
resowcis (riparian lands, wetlands, watercourse. native plant life, rare p l m ,  threarened and 
endangered plants or animals, ac.), the project must be refwed to California Oqament  of Fish 
and Game. In accordance wifi  State Legislation (AB3 t58), you will be required to pay a fee of 
Sf ,285 after approval of your application prior to the County filing the Notice of Detesmination 
on your project. This fee, less $35 processing fee, is fonvarded to the State Department of Fish 
and Game and is used to help defray the cost of managing and protecting the Sate 's  fish and 
wildlife resources. 

If the project is found to be de minimis (having no effect on fish and game resources or otherwise 
Surutorily/Categorically Exempt), only the $35 processing fee is required by the County Recorder 
to file the Notice of Exemption or Notice of Determination and Certificate of Fee Exemption wish 
the State. 

Based on thc findhgs in the staff report. a fee in the amount of $1.285 is required oriot to filing 
of the environmental document on vow prqiect . should thg project he a~nroved. 

1 .  Denial of the design waivers and tmtative map based an the findings as provided in 
Attachment # 1. 

Should the Zoning Administrator determine the project can be approved the fofIowing actions 
would be necessary: 

1. Adoption of the Mitigated Negative Declaration based on the Initial Smdy prepared by sbff, 

2 .  Approval of the tentative map as the required findings can be made as noted in Attachment 
E based on the analysis in the staff report. and the modification of the project to include 
conditions itemized in Artachment 2. 

3. Approval of the following design waivers since appropriate findings have been made as 
noted in Amchment 1. 

SUPPORT INFORMATION 

Attachments To Staff Remrt: 

Ar tachwr  1 
Attachment 2 
Exhibit A 

d 
Exhibit B 

I- Exhibit 6: 
Exhibit D 
Exhibir E 
Exhibit F 

- Findings 
- Conditions of Approval 

Vicinity Map 
- General Plan Land Use Map 
- Zoning Map 
- Tentative Parcel Map 
- Assessor Parcel Map 
- Enviromental Checklist and Discussion of Impacts 
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