Inter-Com
DATE: JUNE 2, 2010
TO: ZONING ADMINISTRATOR Ao
BUILDING QUR FUTURE
FROM: COMMUNITY DEVELOPMENT DEPARTMENT FIONORING OUR PAST
SUBJECT: CONDITIONAL USE PERMIT 10-005
e  —~—————— SIS
APPLICANT/ MICHAEL J. DEMORATZ
PROPERTY 310 PASADENA AVENUE
OWNER;: TUSTIN, CA 92780
LOCATION: 310 PASADENA AVENUE
TUSTIN, CA 92780
GENERAL PLAN: LOW DENSITY RESIDENTIAL
ZONING: SINGLE-FAMILY RESIDENTIAL (R-1), CULTURAL RESOURCE
OVERLAY DISTRICT (CR)
ENVIRONMENTAL
STATUS: THIS PROJECT IS CATEGORICALLY EXEMPT (CLASS 3)

PURSUANT TO SECTION 15303 OF THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT.

REQUEST: TO PERMIT AN ACCESSORY BUILDING TO BE USED AS A
GUESTHOUSE
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RECOMMENDATION

That the Zoning Administrator adopt Zoning Administrator Action 10-006, approving
Conditional Use Permit (CUP) 10-005.

BACKGROUND

The site is located in the Single-Family Residential (R-1) Zoning District and Low
Density Residential General Plan Land Use Designation. Tustin City Code (TCC)
Section 9223b2 lists accessory buildings to be used as guest rooms (also referred to as
“guesthouse”), provided no cooking facility is installed or maintained, as a conditionally
permitted use in the R-1 district. TCC Section 9299b3(i) authorizes the Zoning
Administrator to review applications for accessory buildings used as guest rooms.

Site and Surrounding Properties

The project site is located on Pasadena Avenue north of Main Street, south of Second
Street, west of Myrtle Street, and directly east of (abutting) the Costa Mesa (SR-55)
Freeway (Attachment A — Location Map). Surrounding properties directly to the east and
north are detached single-family residences, to the south are multiple-family residences,
and to the west is the freeway right-of-way. Beyond the single-family residence
immediately to the north of the property is the Tustin Water Service's Pasadena Well
site. Figure 1 shows the subject property and the zoning designations of surrounding
properties. The property is also located within the Cultural Resource (CR) Overlay
District, where a Certificate of Appropriateness will be required (at the time of building
permit issuance) certifying that all work undertaken is consistent with the historic
structure and the historic district.
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The project site is an approximately 17,000 square foot lot improved with a two-story
main house on the front of the property, commonly referred to as “Wilcox Manor,” that
was built in 1880. The main house is listed on the City's 1990 Historical Resource
Survey as a Craftsman style building with an “A” rating, signifying the highest
architectural and historical significance and integrity. Also on the site is an
approximately 920 square foot two-story, detached carriage house, which this
application proposes to permit as a guesthouse. The carriage house accessory building
is also listed on the Historic Survey as being built in 1880 in the Victorian — Italianate
style, and has a “B" rating due to some alterations made to the building (see Attachment
B - Tustin Historical Survey excerpt).

PROJECT DESCRIPTION

The existing two-story detached accessory building is a carriage house approximately
920 square feet in size that was built in 1880. According to the City's Historic Resource
Survey Report (Attachment B), the structure was originally believed to have been used
as a stage stop and subsequently as a carriage house, garage, and apartments. At this
time, the applicant is requesting to legalize the accessory building as a guesthouse by
obtaining a conditional use permit for the use.

Concurrent to legalizing the accessory building as a guesthouse, the property owners
are proposing to construct a 352 square foot addition to the rear of the main house and
a 957 square foot covered patio that will attach the main house to the carriage house.
Permits have also been applied for to permit the bathroom on the first floor of the
accessory building. The space shown on the first floor plan (Attachment C — Submitted
Plans) of the accessory building is labeled as “garage,” but has not been used as a
garage for a number of years since the original carriage doors were replaced with
aluminum sliding glass doors. This garage space is not required per the Tustin City
Code as it relates to the single-family residence or guesthouse since another two-car
garage exists on site, nor would it meet the requirements of standard garage spaces per
the TCC. In conjunction with this application, the applicant proposes to convert the
garage space to living space, remove the sliding glass doors, frame in a wall on the
interior, and restore the appearance of carriage doors on the fagade.

ANALYSIS

The existing accessory building (to be used as a guesthouse) is situated towards the
rear of the property, set back approximately 75 feet from the front property line and 10
feet northwest of the existing house. View of the guesthouse from Pasadena Avenue is
obscured by the existing main house, new detached garage, fences, and mature
landscaping. In addition, the accessory building features similar architecture and finish
as the main house. '

The existing accessory building to be used as a guesthouse meets all applicable
development standards in TCC Section 9223b2 pertaining to accessory buildings used
as a guesthouse (see Attachment D — Land Use Application Fact Sheet). However, it
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should be noted that portions of the rear of the property were taken for the creation and
widening of the Costa Mesa (SR-55) Freeway. The rear of the accessory building
(portion used for storage) has an approximate one (1) foot setback from the rear
property line, where a five (5) foot setback is typically required in the R-1 zoning district.
Section 9273(e) of the TCC, which addresses Nonconforming Structures and Uses,
states that any use, building, or structure which is legal and conforming and made “non-
conforming” in design or arrangement due to acquisition of public right-of-way, shall be
exempt from nonconforming status. Since the property has been subject to acquisition
for right-of-way purposes, the property is not considered nonconforming under the said
section.

A “guesthouse” is defined in TCC Section 9297 as “detached living quarters of a
permanent type of construction and without kitchens or cooking facilities and where no
compensation in any form is received or paid.” Pursuant to proposed Condition 2.2 of
Zoning Administrator Action 10-006, the applicant would be required to record a deed
restriction to prevent the accessory building/guest house from being used as a separate
residential unit or having cooking facilities installed and/or maintained.

The only exterior change to the subject accessory building proposed as part of CUP is
to restore the fagade to have the appearance of a carriage house. As is noted in the
Historical Survey Report (Attachment B), the original carriage door was replaced with
aluminum sliding glass doors, altering the architectural integrity of the structure. The
applicants are proposing at this time to remove the sliding glass doors, frame in the
wall, and add decorative panels on the exterior to resemble a traditional carriage door,
restoring a historical architectural feature that was lost.

Parking

A new, detached, two-car garage has recently been constructed on the lot, adjacent to
the main structure and in front of the existing carriage house. The two-car garage
satisfies the City Code requirement for parking for a single-family residence. Since a
guesthouse is accessory to a single-family residential use and is not permitted to be
used as a separate unit, no additional parking is required for the guesthouse.
Therefore, the subject property and project are in conformance with the Tustin City
Code off-street parking requirements.

FINDINGS

In determining whether to approve the Conditional Use Permit, the Zoning Administrator
must determine whether or not the proposed guesthouse will be detrimental to the
health, safety, morals, comfort, and general welfare of the persons residing in or
working in the neighborhood or whether it will be injurious or detrimental to property or
improvements in the vicinity or to the welfare of the City. A decision to approve this
request may be supported by the following findings:
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1)

2)

3)

4)

5)

The property is zoned single-family residential (R-1) where Tustin City Code
Section 9223b2 allows for guesthouses, provided that no cooking facility is
installed or maintained, with the approval of a Conditional Use Permit.

The use and design of the proposed guesthouse, as conditioned, would not be
detrimental to surrounding properties in that the proposed structure is an existing
building, has been used for residential purposes, and will comply with all
applicable development standards of the R-1 zoning district as pertaining to
accessory buildings used as a guesthouse.

The use, as conditioned, would not be detrimental to surrounding residents or
properties since the use would be limited to a guesthouse which is accessory to
a single-family residence and will be used in conjunction with the main residence.

The property owner would not be permitted to lease or rent the accessory

guesthouse.

The design of the guesthouse ensures that it will be accessory to the main
residence. The placement of the building towards the rear of the lot behind the
detached garage is consistent with the predominant land use pattern in the area.
In addition, the design of the guesthouse will be consistent with the features of
the existing main residence and the proposed replacement of the carriage door
will restore a historic feature that was previously lost.

The guesthouse is located towards the rear portion of the property 75 feet from
the front property line along Pasadena Avenue. View of the guesthouse from
Pasadena Avenue is obscured by the existing main house, detached garage,
fences, and mature landscaping.

RECOMMENDATION

Based upon the findings outlined, staff recommends that the Zoning Administrator adopt
Zoning Administrator Action No. 10-006, approving Conditional Use Permit 10-005 to
permit an existing two-story detached accessory building to be used as a guesthouse,
located at 310 Pasadena Avenue.

MW

Reina Kapadia
Associate Planner

Attachments:

A. Location Map

B. Tustin Historical Survey Report excerpt 310-B Pasadena Ave.
C. Submitted Plans

D. Land Use Application Fact Sheet

E. Zoning Administrator Action No. 10-006

S:\Cdd\ZAREPORT\2010\CUP 10-005 (guest house 310 S Pasadena).doc
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LOCATION MAP
ADDRESS: 310 PASASDENA AVE.
PROJECT NO.: CUP 10-005
GUEST HOUSE
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Attachment B

Tustin Historical Survey
Report, excerpt 310-B
Pasadena Ave.



