
DEVELOPMENT SERVICES AND CAPITAL PROJECTS DIVISION 
2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX 600-4200 

The County of Fresno is an Equal Employment Opportunity Employer

` 
DEPARTMENT OF PUBLIC WORKS AND PLANNING 

STEVEN E. WHITE, DIRECTOR 

ADDENDUM 

Planning Commission Staff Report 
Agenda Item No.  6   
December 14, 2017 
SUBJECT: Variance Application No. 4035 

Allow an 11-foot front-yard setback where a 35-foot minimum is 
required, for the proposed construction of a 1,080 square-foot 
detached garage on a 3.89-acre parcel in the AE-5 (Exclusive 
Agricultural, 5-acre minimum parcel size) Zone District.  

LOCATION: The project site is located on the north side of Little Shuteye Lane, 
at its intersection with Woodland Road, within the unincorporated 
community of Shaver Lake (39764 Little Shuteye Lane) (SUP. DIST. 
5) (APN 130-410-08).

OWNER:  Larry McKoane 
APPLICANT:  David Baisa, AIA 

STAFF CONTACT: Jeremy Shaw, Planner 
(559) 600-4207 

Marianne Mollring, Principal Planner 
(559) 600-4569 

RECOMMENDATION: 

• Approve Variance Application No. 4035 with recommended Findings and Conditions; and

• Direct the Secretary to prepare a Resolution documenting the Commission’s action.
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EXHIBITS: 

1. Revised Conditions of Approval and Project Notes

2. Revised Site Plan

3. Staff Report and Exhibits Dated October 26, 2017

ENVIRONMENTAL ANALYSIS: 

It has been determined pursuant to Section 15305 of the California Environmental Quality Act 
(CEQA) guidelines that the proposed project will not have a significant effect on the environment 
and is not subject to CEQA. 

PUBLIC NOTICE: 

Notices for the October 26, 2017 hearing were sent to 43 property owners within 1,320 feet of 
the subject parcel, exceeding the minimum notification requirements prescribed by the 
California Government Code and County Zoning Ordinance.  

PROCEDURAL CONSIDERATIONS: 

A Variance (VA) may be approved only if four Findings specified in the Fresno County Zoning 
Ordinance, Section 877 are made by the Planning Commission. 

The decision of the Planning Commission on a Variance Application is final, unless appealed to 
the Board of Supervisors within 15 days of the Commission’s action. 

BACKGROUND INFORMATION: 

This item was originally heard by the Planning Commission at the regularly-scheduled meeting 
of October 26, 2017. During Staff’s prepared presentation, it was made known that the 
proposed detached garage would encroach into an existing ten-foot-wide Public Utility 
Easement (PUE), identified on the original tract map by Development Engineering staff, 
Development Services Division. The item was tabled by the Commission, while staff verified the 
location of the Public Utility Easement and confirmed that the proposed structure would be 
encroaching into the PUE as shown on the site plan. Subsequently, the Commission approved a 
motion to continue the item to the regularly-scheduled meeting of December 14, 2017 to 
consider revised project plans. 

The revised Conditions of Approval and Project Notes, a revised site plan showing the proposed 
garage location outside of the ten-foot-wide Public Utilities Easement (PUE), and the Staff 
Report and Exhibits dated October 26, 2017, have been included as Exhibits with this 
Addendum. 

This Variance request proposes to allow a waiver of the front-yard setback, where a 35-foot 
minimum is required, to construct a 1,080 square-foot detached garage approximately 24 feet 
into the front-yard (street side) setback approximately 40 feet from the existing residence, and 
11 feet from the southern property line. The proposed detached garage will entail an 
approximate 1,080 square-foot encroachment into the front-yard setback.  
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CONCLUSION: 

Based on the factors cited in the Analysis of the staff report dated October 26, 2017, Staff 
believes the required Findings for granting the Variance can be made. Staff therefore 
recommends approval of Variance Application No. 4035, subject to the recommended 
Conditions of Approval and Project Notes. 

PLANNING COMMISSION MOTIONS: 

See the Staff Report Dated October 26, 2017, attached as Exhibit 3 for recommended motions. 

JS:ksn 
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  Variance Application No. 4035 
Conditions of Approval and Project Notes 

 

Conditions of Approval 

1. Development shall be in substantial compliance with the site plan, floor plan and elevations, as approved by the Planning 
Commission. 

2. The proposed detached garage structure shall not encroach into the existing ten-foot-wide Public Utility Easement (PUE) as shown 
on the approved site plan. Additionally, it shall be the Applicant’s responsibility to ensure that the location of the Public Utilities 
Easement be verified by a licensed surveyor, using an appropriate surveyors marker or monument prior to inspection and subject to 
approval by the Fresno County Department of Public Works and Planning.  

 Conditions of Approval reference recommended Conditions for the project. 

 Notes 

The following Notes reference mandatory requirements of Fresno County or other Agencies and are provided as information to the project Applicant. 

1. Plans related to construction of the project shall be submitted to the Development Services and Capital Projects Division of the 
Fresno County Department of Public Works and Planning for review and approval in order to acquire building and installation 
permits, and necessary inspections.   

2. Any additional runoff generated by the proposed development cannot be drained across property lines and must be retained 
on site or disposed of per County Standards. 

3. A Grading Permit or Voucher shall be required for any grading activity associated with this proposal. 

4. Plans, permits and inspections will be required for all existing and proposed improvements on the subject property. 

5. This proposed development shall comply with California Code of Regulations Title 24-Fire Code; additionally, this project/ 
development will be subject to the requirements of the current Fire Code and Building Code when a building permit or 
certificate of occupancy is sought. 

______________________________________ 
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NEW DETACHED PRIVATE GARAGE (ACCESSORY STRUCTURE) FOR: 

APPROX. LOCATION 
OF (E) APPROAC 

LARRY McKOANE 
39764 LITTLE SHUTEYE RD. 

SHAVER LAKE, CA 93664 PH. 
559-435-5000 EXT. 202 
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A. P. N. # 13041008 

SITE DATA: 
LEGAL DESC.: 
LOT 24 OF SHAVER FALLS TRACT MAP NO. 2294 RECORDED IN 
VOLUME 27 OF PLATS AT PAGES 9 THROUGH 14, F.C.R., 
SITUATED IN THE SOUTHEAST QUARTER OF SECTION 3, TOWNSHIP 
10 SOUTH, RANGE 24 EAST, M.D.B.&: M. 

ADDRESS: 39764 LITTLE SHUTEYE RD. 
SHAVER LAKE, CA 93664 

APN: 13041008 

ZONING: AE5 

LOT AREA: 3.89 AC 

EXISTING S.F.R. AREA: 1,840 S.F. 
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County of Fresno 
DEPARTMENT OF PUBLIC WORKS AND PLANNING 

STEVEN E. WHITE, DIRECTOR 

Planning Commission Staff Report 
Agenda Item No. 3 
October 26, 2017 
SUBJECT: 

LOCATION: 

OWNER: 
APPLICANT: 

STAFF CONTACT: 

RECOMMENDATION: 

Variance Application No. 4035 

Allow a waiver of the front-yard setback where a 35-foot minimum 
is required, for the proposed construction of a 1,080 square foot 
detached garage on a 3.89-acre parcel in the AE-5 (Exclusive 
Agricultural, 5-acre minimum parcel size) Zone District. 

The project site is located on the north side of Little Shuteye Lane, 
at its intersection with Woodland Road, within the unincorporated 
community of Shaver Lake (39764 Little Shuteye Lane) (SUP. DIST. 
5) (APN 130-410-08). 

Larry McKoane 
David Saisa, AIA 

Jeremy Shaw, Planner 
(559) 600-4207 

Marianne Mollring, Principal Planner 
(559) 600-4227 

• Approve Variance Application No. 4035 with recommended Findings and Conditions; and 

• Direct the Secretary to prepare a Resolution documenting the Commission's action. 

DEVELOPMENT SERVICES DIVISION 
2220 Tulare Street, Sixth Floor I Fresno, California 93721 I Phone (559) 600-4497 I 600-4022 / 600-4540 I FAX 600-4200 

The County of Fresno is an Equal Employment Opportunity Employer 
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EXHIBITS: 

1. Conditions of Approval and Project Notes 

2. Location Map 

3. Existing Zoning Map 

4. Existing Land Use Map 

5. Variance Map 

6. Site Plans 

7. Floor Plans and Elevations 

8. Applicant's Submitted Findings 

SITE DEVELOPMENT AND OPERATIONAL INFORMATION: 

Criteria Existing Proposed 
General Plan Designation Mountain Residential No change 

Zoning AE-5 (Exclusive Agricultural, 5-acre No change 
minimum parcel size) Zone District 

Parcel Size 3.89 acres No change 

Project Site 3.89-acre parcel improved with a No change, other than the 
1,910 square-foot single-family addition of a detached 
residence and three additional garage as described below 
detached structures as listed below 

Structural Improvements Existing 1,910 square-foot single- The addition of a 1,080 
family residence with a 240 square- square-foot detached 
foot detached spa house and 69 garage completely 
square-foot storage shed and a 109 encroaching into the 
square-foot tree house platform required front-yard setback 

(35-foot minimum required) 
five feet from the southern 
property line 

Nearest Residence Approximately 270 feet north No change 

Surrounding Development North: Residential No change 

East: Residential No change 

South: Residential No Change 

West: Residential No Change 
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EXISTING VIOLATION (Y/N) AND NATURE OF VIOLATION: N 

ENVIRONMENTAL ANALYSIS: 

It has been determined pursuant to Section 15305 of the California Environmental Quality Act 
(CEQA) guidelines that the proposed project will not have a significant effect on the environment 
and is not subject to CEQA. 

PUBLIC NOTICE: 

Notices were sent to 43 property owners within 1,320 feet of the subject parcel, exceeding the 
minimum notification requirements prescribed by the California Government Code and County 
Zoning Ordinance, 

PROCEDURAL CONSIDERATIONS: 

A Variance (VA) may be approved only if four Findings specified in the Fresno County Zoning 
Ordinance, Section 877 are made by the Planning Commission. 

The decision of the Planning Commission on a Variance Application is final, unless appealed to 
the Board of Supervisors within 15 days of the Commission's action. 

BACKGROUND.INFORMATION: 

This Variance request proposes to allow a waiver of the front-yard setback, where a 35-foot 
minimum is required, to construct a 1,080 square-foot detached garage completely within the 
front-yard (street side) setback approximately 40 feet from the existing residence and five feet 
from the southern property line. The proposed detached garage will entail a 1,080 square-foot 
encroachment into the front-yard setback. 

The subject parcel was originally created as Lot No. 24, Sheet 6 of the Shaver Falls Subdivision 
recorded as Tract No. 2294 on July 5, 1972. According to County records, permits were issued 
for the existing 1,910 square-foot single-family residence in October of 1981. 

In addition to the subject application, there have been nine other variance applications approved 
by the Planning Commission relating to front-yard setbacks within one mile of the subject 
property. Of those nine, five pertained to setbacks for attached or detached garages. 

Although there have been previous variance requests in the area of the subject property, each 
variance request is considered on its own merit, based on site conditions and circumstances. 

Date of Staff 
Application/Request Action Recommendation Final Action 

VA No. 2950: Allow a 9/26/1985 Approval Approved by Planning 
reduced front-yard setback Commission 
for the construction of a 
single-family residence and 
garage in the AE-5 Zone 
District 

Staff Report - Page 3 



VA No. 3167: Allow a ten-foot 10/20/1988 Approval Approved by Planning 
front-yard setback in the E-5 Commission 
Zone District 

VA No. 3253: Allow a zero- 4/12/1990 Approval Approved by Planning 
foot front-yard setback for a Commission 
proposed garage and a two-
foot front-yard setback for a 
covered patio in the AE-5 
Zone District 

VA No. 3312: Allow a zero- 2/21/1991 Approval Approved by Planning 
foot front-yard setback for a Commission 
single-family residence in the 
AE-5 Zone District 

VA No. 3376: Allow a zero- 7/9/1992 Approval Approved by Planning 
foot front-yard setback for a Commission 
detached garage and a five-
foot front-yard setback for a 
proposed residence in the 
AE-5 Zone District 

VA No. 3408: Allow a 28-foot 3/25/1993 Approval Approved by Planning 
front-yard setback in the R-1- Commission 
C(m) Zone District 

VA No. 3496: Allow a six- 8/10/1995 Denial Approved by Planning 
foot side-yard setback to Commission 
accommodate an addition to 
a single-family residence in 
the R-1-C(m) Zone District 

VA No. 3559: Allow nine-foot, 1/23/1997 Approval Approved by Planning 
three-inch and ten-foot, Commission 
three-inch side-yard setbacks 
for an attached garage 
addition in the R-1-B(c) Zone 
District 

VA No.3817: Allow a 11-foot 6/9/2005 Denial Approved by Planning 
front-yard setback (35 feet Commission 
required) for a detached 
garage in the AE-5 Zone 
District 

DISCUSSION: 

Findings 1 and 2: There are exceptional or extraordinary circumstances or conditions 
applicable to the property involved which do not apply generally to other 
property in the vicinity having the identical zoning classification; and 
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Setbacks 

Parking 

Lot Coverage 

Space Between 
Buildings 

Wall Requirements 

Septic Replacement 
Area 

Such variance is necessary for the preservation of a substantial property 
right of the applicant, which right is possessed by other property owners 
under like conditions in the vicinity having the identical zoning 
classification. 

Current Standard: Proposed Operation: Is Standard 
Met (yin) 

Front (west) 35 feet Front (south) 0 feet No 

Rear (east) 20 feet No change Yes 

Street Side (north and No change Yes 
south) 35 feet 

One parking space for No change Yes 
each residence 

No requirements The addition of a 1, 080 N/A 
square-foot detached 
garage 

Six feet minimum No change Yes 
between main and 
accessory buildings 

No requirement No requirement NIA 

100 percent No change Yes 

Water Well Separation Septic tank: 50 feet; No change Yes 
Disposal field: 100 feet; 
Seepage pit: 150 feet 

Reviewing Agency/Department Comments: 

Fresno County Department of Public Health, Environmental Health Division: No comments. 

Development Engineering Section of the Fresno County Department of Public Works and 
Planning: Woodland Road is a 60-foot-wide private road and is maintained through County 
Service Area 35AS, Zone "Dogwood Mountain". Little Shuteye Lane is a 60-foot-wide private 
road and is maintained through County Service Area 35AS, Zone "Dogwood Mountain". In 
addition to the 60-foot private road easement there is a 10-foot public utility easement for a total 
half width of 40-feet from the centerline of the road easement. According to FEMA, FIRM Panel 
0725H, the subject parcel is not located in a flood hazard area. Typically, any work done within 
the right-of-way to construct a new driveway or improve an existing driveway will require an 
Encroachment Permit from the Road Maintenance and Operations Division. A grading permit or 
voucher may be required for any grading proposed with this application. 
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Road Maintenance and Operations Division of the Fresno County Department of Public Works 
and Planning: Because the subject property is located in a mountainous area, extensive 
grading may be required depending on the location of the proposed structure, due to the uneven 
terrain. Access to the property is from Little Shuteye Lane, which is a private road maintained by 
County Service Area 35AS. In this case, no new driveway is proposed. If the Variance is 
approved, a grading permit or voucher must be obtained from the Road Maintenance and 
Operations Division. 

Analysis: 

In support of Findings 1 and 2, the Applicant states that the subject parcel is smaller than most 
others within the subdivision at 3.89 acres, and is asymmetrical in shape and has roads 
adjacent to two property lines, which effectively reduces the usable area within the required 
setbacks, particularly the area near the existing residence where the parcel tapers down to a 
narrow width on the west. The selected site for the proposed garage is the only relatively flat 
area near the residence and as such will require minimal grading. 

Staff analysis of parcel and land use maps, as well as site photos, confirms that the subject 
parcel at 3.89-acres is smaller than most others in the vicinity, and is a legal non-conforming lot. 
Additionally, there are a number of other properties that, due to the configuration of the adjacent 
roads, are irregularly shaped, however the subject parcel is one of only a small number of 
parcels that have road frontage on more than one side and whose boundaries are defined by 
the contours of the roadway. Staff recognizes that a 35-foot-wide setback running along the 
subject parcel frontage on the south, west and north between Little Shuteye Lane and 
Woodland Road does reduce the buildable area of the subject parcel. 

In support of Finding 2, the Applicant states that the subject property is three sided with street 
frontage on two sides, and as such, there is a required 35-foot setback for both street sides. 
Additionally, according to the Applicant's findings, the existing setbacks on all sides account for 
approximately 36 percent of the total parcel area, or approximately 1.4 acres. The proposed 
garage was sited to be as practically close to the existing residence as possible and to take 
advantage of the relatively flat topography of the site; accordingly, the construction of the 
garage is a property right that is enjoyed by other property owners in the area. 

With regard to Finding 2, the approval of a variance request is intended to correct the deficit of a 
substantial property right of the owner, which is realized by other property owners within the 
same zone district, and under similar circumstances. The Applicant proposes to build a 
detached garage adjacent to the existing residence utilizing the only relatively flat, level area on 
the parcel. The property right at issue is the lack of a secure place to store vehicles that is also 
a convenient distance from the existing residence, which in this case is approximately 40 feet. 
Although covered parking is not required in agriculturally-zoned districts, staff recognizes that 
the ability the have enclosed vehicle storage during inclement weather could be considered a 
substantial property right that is not currently realized by the Applicant, and that the addition of 
the garage would correct this property right deficit. 

A consideration in addressing the Variance Findings is whether there are alternatives available 
that would avoid the need for the Variance. One alternative would be to construct the garage 
outside of the required setbacks such that it will not encroach into any required yards; however, 
given the sloped topography of the subject parcel and the limited buildable area, and the fact 
that the subject parcel and surrounding area are densely forested, locating the garage in a 
different area could substantially increase both the need for additional grading and tree removal, 
and potentially increase surface water runoff at the site. The proposed garage will create a 
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1,080 square-foot encroachment into the front-yard setback. No reviewing departments or 
agencies expressed any concerns relating to surface runoff at the proposed site. Additionally, 
the subject parcel is not located in a flood hazard area. 

Based on the above analysis, staff believes that there are exceptional circumstances and 
conditions applicable to the subject property that do apply to some other properties in the 
vicinity, however, variances have been approved for other properties to correct such 
circumstances and conditions. Staff also agrees that a substantial property right is at issue, 
which is the lack of enclosed covered parking on the subject property, a substantial benefit 
during adverse weather conditions, which would require a variance to be preserved. As noted in 
the table on pages three and four of this Staff Report, other properties in the vicinity of the 
subject property have been granted variances specifically for the addition of a garage, whether 
attached or detached. Staff agrees with the Applicant's findings relating to the exceptional 
circumstances on the subject property and the substantial property right at issue here. 

In this case, staff is able to make Findings 1 and 2. 

Recommended Conditions of Approval: 

See attached Exhibit 1. 

Conclusion: 

Findings 1 and 2 can be made. 

Reviewing Agency/Department Comments: 

No other comments specific to the adequacy of streets and highways were expressed by 
reviewing Agencies or Departments. 

Finding 3: The granting of the Variance will not be materially detrimental to the public 
welfare or injurious to property and improvement in the vicinity in which the 
property is located. 

Surrounding Parcels 

Size: Use: Zoning: Nearest Residence: 
North 5.55 acres Single-family residence AE-5 Approximately 270 feet 

South 4.55 acres Single-family residence AE-5 Approximately 260 feet 

East 4.60 acres Single-family residence AE-5 Approximately 420 feet 

West 4.13 acres Single-family residence AE-5 Approximately 350 feet 

Reviewing Agency/Department Comments: 

Fresno County Fire Protection District: The project will be subject to the requirements of the 
current Fire Code and Building Code when a building permit or certificate of occupancy is sought. 
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No other comments specific to land use compatibility were expressed by reviewing Agencies or 
Departments. 

Analysis: 

In support of Finding 3, the Applicant's submitted Findings state that the requested Variance will 
not have an adverse effect on surrounding properties, as the proposed use is consistent with 
the site conditions and character of this property and neighborhood. Additionally, the proposed 
finished floor elevation of the proposed garage will be approximately 11 feet below the crown of 
the adjacent roadway. According to the Applicant, the proposed garage will incorporate design 
features that match the existing residence, and will not be out of place in this environment. 

In analyzing this proposal, staff considered the intent of restrictions to yard setbacks. A primary 
purpose of the setback standard is to protect the aesthetic character of an area by providing an 
offset of structures from the adjacent properties. In this case, the proposed garage would 
completely encroach into the front-yard setback and be located approximately five feet from the 
property line; however, although the structure will be visible, it will be partly screened from 
neighboring properties and the adjacent roadway by existing trees and the varying topography. 

Staff notes that the aesthetic character of the Shaver Lake community is such that there is 
considerable variation in housing style, design and orientation on the property, which is often 
affected by the irregular topography of the area, characterized by mountains, trees and rock 
outcropplngs. In the case of this Variance request, the Applicant has elected to construct the 
proposed garage in an area of the subject parcel that is relatively flat and has been previously 
graded, thereby minimizing the physical impacts to the property. Staff, agrees with the 
Applicants findings that the proposed structure will be consistent with the site conditions and 
character of the surrounding neighborhood. 

Based on the above information, staff believes the proposal will not have an adverse effect upon 
surrounding properties. 

Recommended Conditions of Approval: 

None. 

Conclusion: 

Finding 3 can be made. 

Finding 4: That the proposed development is consistent with the General Plan. 

Relevant Policy: Consistency/Considerations: 
Shaver Lake Community Plan Policy 609- No reviewing agencies/departments 
03:5.00: (a) Aesthetic standards should be expressed any concerns about this 
developed in order to maintain the mountain proposal with regard to aesthetics. Further, 
character and to minimize adverse impacts on staff did not identify any potential adverse 
the natural setting; (b) New residential and impacts where any aesthetic or existing 
commercial development shall reflect the scenic views would be obstructed by the 
mountain character of the area; and (c) proposed detached garage. Additionally, 
Outstanding scenic views and panoramas the proposed garage is situated such that it 
should be preserved wherever possible. would not obstruct sight lines from adjacent 

properties or the roadway. 
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Relevant Policy: Consistency/Considerations: 
Shaver Lake Forest Specific Plan Policy 4.01: In this case, the proposed garage will be 

2. Permanent Structures shall be located located approximately five feet from the 
in a manner that protects view corridors. existing property line and approximately 24 
Structure height and location shall be feet from the edge of the adjacent roadway. 
considered at the time of a Tentative However, according to the Applicant's 
Tract, Rezoning, or Conditional Use Findings, the finished floor elevation of the 
Permit application. proposed structure would sit approximately 

3. Appropriate landscaping and visual 11 feet below the crown of the adjacent 
buffers shall be utilized to minimize roadway, thus minimizing its visibility from 
visual impacts upon adjacent residential the roadway. 
areas and scenic roadways. 

Reviewing Agency Comments: 

Policy Planning Section of the Fresno County Department of Public Works and Planning: Policy 
Planning has determined that there are no Agricultural Land Conservation Committee 
(Williamson Act) or General Plan issues with this application and has no further comments. 

No other comments specific to General Plan Policies were expressed by reviewing Agencies or 
Departments. 

Analysis: 

In support of Finding 4, the Applicant's submitted Findings state that the granting of this 
Variance will not be contrary to the objectives of the County's General Plan, and that this 
proposal exhibits a compact growth pattern in an existing community and will utilize existing 
infrastructure and resources to the maximum extent possible. 

The subject parcel is designated Mountain Residential in the County Adopted Shaver Lake 
Community Plan. The Shaver Lake Community Plan Policy 609-03:5.00 addresses aesthetic 
standards and preservation of scenic views. Staff notes that much of the housing is similar in 
architectural style, keeping with the mountain character of the area; however, the housing styles 
do vary in color, exterior treatments and construction materials. Appendix G of the General Plan 
contains policies that specifically address property development standards in each zone district. 
The subject property is currently in compliance with the standards of the AE-5 Zone District, with 
the exception of the minimum lot depth (see analysis under Findings 1 and 2 on Page 6 of this 
Staff Report). Accordingly, approval of this Variance request will not be in conflict with the goals 
of the Shaver Lake Community Plan or the County General Plan. 

Based on these factors, staff believes the proposal is consistent with the General Plan and is 
therefore able to make Finding 4. 

Recommended Conditions of Approval: 

None. 

Conclusion: 

Finding 4 can be made. 
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PUBLIC COMMENT: 

None. 

CONCLUSION: 

Based on the factors cited in the analysis, staff believes the required Findings for granting the 
Variance can be made. Staff therefore recommends approval of Variance Application No. 4035, 
subject to the recommended Conditions of Approval and Project Notes. 

PLANNING COMMISSION MOTIONS: 

Recommended Motion (Approval Action) 

• Move to determine the required Findings can be made and move to approve Variance 
Application No. 4035, subject to the Conditions of Approval and Project Notes listed in 
Exhibit 1 ; and 

• Direct the Secretary to prepare a Resolution documenting the Commission's action. 

Alternative Motion (Denial Action) 

• Move to determine that the required Findings cannot be made (state basis for not making 
the Findings) and move to deny Variance Application No. 4035; and 

• Direct the Secretary to prepare a Resolution documenting the Commission's action. 

Recommended Conditions of Approval and Project Notes: 

See attached Exhibit 1. 

JS:ksn 
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1. 

Variance Application No. 4035 
Conditions of Approval and Project Notes 

Development shall be in substantial compliance with the site plan, floor plan and elevations, as approved by the Planning 
Commission. 

Conditions of Approval reference recommended Conditions for the project. 

The following Notes reference mandatory requirements of Fresno County or other Agencies and are provided as information to the project Applicant. 

1. 

2. 

3. 

4. 

5. 

JS:ksn 

Plans related to construction of the project shall be submitted to the Development Services Division of the Fresno County 
Department of Public Works and Planning for review and approval in order to acquire building and installation permits, and necessary 
inspections. 

Any additional runoff generated by the proposed development cannot be drained across property lines and must be retained 
on site or disposed of per County Standards. 

A Grading Permit or Voucher shall be required for any grading activity associated with this proposal. 

Plans, permits and inspections will be required for all existing and proposed improvements on the subject property. 

This proposed development shall comply with California Code of Regulations Title 24-Fire Code; additionally, this project/ 
development will be subject to the requirements of the current Fire Code and Building Code when a building permit or 
certificate of occupancy is sought. 
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VA4035 LOCATION MAP 

~ 
) 
~\ 

l 

~\ 
) 
~ .. -,·-·:::; 

~s 
,--.___/ 

~ 0 
b 
~ 
~ 
~ 

sot:JTU DE.__,,,,, "'1' 
2 

~ \ 
I ) 

~,/\___\________) \' 
/"--~ ) 
I Y.i /.-----
/ / § / 
; ·) N:. L r"~ ! ~ ~Q f 

I 0 ~~ 
I 0\ (fp9 s~ I r~ ! . ,,_ ~- u.0'° . 

' "' ,,--......_,# ,, •.I'' I I \j ~--' /~01:-~ " \_ · 
I 1 · '' ~,,---- r"'\ I ' J . I 

( I I I ,. --------::0 , !.11 \ '\ 
; -· I ,.:: 

I I "----~"'\ /-\ ,_j la ! /) 
J z,l-a. I (!)I 
I , I 0 \__ 

Prepared b~: County of Fresno Departmenr'p1P~bli6™Vorks an Planmr)g 

SUBJECT 
PROPERTY 

/1 
/'--/\ i / v 

I ) I I J \{ 
>(<: 

A I ti:J 

-"'i ,-1--1-~ 
0 :::;> 

~~'>-tiL;·JlfJ /~·-\ \1 n "~' / ~, '" ~ ' , ! -"'" v / 
'~ I I J ~;. I / '{-G~€l I I 

~"" / -IJT-§~\ _ iiJ>li ver Lake \ j 
_j /(1 $ ~ \ 'fEVINs--;; " -'~ ~ 
~ § -KGi<f,NEE " {# 7--~ '---------

0 ~~ 

r-J~ ( 

I - /'\( _/----_) 
'<:/;-~ r~, I 

~ 
l<l~ss N: 

-----... ,_7 \ 

) 
,/ 

~-------- i 

\ ( --\ l_) 
\-, ) 

"'II' I~, I ,.1 

) - ':E 
-~/ -~ z ' 

-<.--o I ( m ~ , 
L~ g \ 

z 0 l 
m V 

-···-- ~ 

0 0.125 0.25 ~ 'tt.'5 O.?,Sf~,,..~ 
~ _,,/ 

( . ,., GJ 
\.._) ; 

m 
>< :::c -m 
=i 
N 



VA4035 
STR 3 -10/24 

~o<,,,. 
""~ -11',,... 

7 
I __ / 

AL20 

RR5 

EXISTING ZON/ING MAP 

c_~ 
~-G/,@J«~ 

2 

SUBJECT 
PROPERTY 

j 
\ 

AE5 

__ _,; 

Prapaced by: County of Frasno Department of PL~ ".Jannil1ll 

RC40 

R1B 

\ 

/'\ 
\ I ,j 

\ 
)!.. I R1C 
Q 
0 
0 N 
~ 
I 
W~E 

o 2so soo 1.000 ,000 ------------Feet 

m 
>< ::c -OJ 
=i 
w 



VA4035 

v 
5 

.~2 

GRZ 
40.12 
AC. 

GRZ 
40.05 
AC. 

SF1 
6.96 
AC. 

SF1 
6.69 
AC. 

EXISTING LAND USE MAP 
,·,· .... ·,;;:;;;::'.·:7·,., ::;:::::::: :-:'~'!'1H'::::::::~::::::::-:::>:::::::;:;:;:;:;::·> ..,.,., 

v 
3.73 
AC. 

v 
7.95 
AC. 

SF1 
2.52 
AC. 

v 
126.01 

AC. 

v 
23.43 
AC. 

SF1 
10 

AC. 

SF1 
6,55 
AC. 

v 
SF 
8.2 

6,6 

LEGEND 
GRZ- GRAZING 
SF#- SINGLE FAMILY RESIDENCE 
V-V/CANT 
AP1 -APARTMENT 

LEGEND: 

~ Subject Property 

(:;:;}f Ag Contract Land 

N W.E 
s 

0 150 300 600 900 1,200 
• • Feet 

Department of Public Works and Planning 
Development Sevices Division 

m 
>< :c -m --I 
~ 



VA4035 APPROVED VARIANCES WITHIN A ONE MILE RADIUS 
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NEW DETACHED PRIVATE GARAGE (ACCESSORY STRUCTURE) FOR: 

LARRY McKOANE 
39764 UTILE SHUTEYE RD. 

SHAVER LAKE, CA 93664 PH. 
559-435-5000 EXT. 202 

A.P.N. # 13041008 

SITE DATA: 

""'"""' l.Ot2+0ftMtJIFIWl1M:1'Wlf'IC.nMIUlOllEDlt 
'llllLUlll£ 11 OF NI! AT MU I ntQIQH 14, FJ:Jl., 
ftMltD ltM !ll:llMA'Srll.MIBI! Of1B:tll!I J. NIMH" 
10 ICIUIH, fWGE:241Mf, ~ ll 

MIDIDI: .Jl?Mum.EtlfJR.'f[Ml. 
stM11Mt.CAtJll4 

........ 
l.Ol'llflk. .JMJC 

DIS1ING s.F.11.N/lilc l,MDSF, 

IWll'OllBI DE1WHll QWGE #0:. 1/JIJA SF. 
(oCC. a.AS!I V', CQrl!lf, M'E "V-e") 

......... _____ _ 

', 
@~~?,,IJ'N 

.'";.';;:~ .•. 
~·.:::: 

', ,, 

_/, 
---- I ,,,,....,,,,..,,,,.. I 

---- I I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I I ,,,_.. 

---------

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I ________ J 

~;:-:.. ---------

~ 

1(1!1 
1~; 
11i 
,~..: 
ii .... ~ 

'1 z 
g 5 
~ CL 

~ ~ o en 

f.. 

m x :c -OJ --I 
en 

~ -A-0.1 



I ~ 
I 
I 
I 
I m 

@-+ >< 
-::::J" 

0: I 
I ;:::;: I 
I -.....J I 
I 
I 
I 
I "1J I 
I Q.) 
I co I 
I ct> I __... I 
I 
I 
L_ 

FOUNDATION NOTES: I SHEARWALL SCHEDULE 
H:AR'lllrU..Sl;l.GTEXltM>lOllOOF!lRfl.OOOSllEAltftl. 

.Al.1.COHCREtESl';tl.J..!IE2,500P$..LDel!CNli!IX(280.0.~, 

AU..fOOTINGSTOOOi.HlftlAlffi!M[)lilOf"t!"IEl.OWllMllSTUR!lfD90LORA50~110lID. 
COffCR[ft SW! NfO FOOTINGS SIWJ. 0C P00Rm loKll«llJIHK'.Y. 

OOU OO'ER!OR 'MU SU FlAlES wml 1/2' X H" AllCHOR OCUS 0 4'-G' O.C. M.\Xt.l\IM AHO 12" -...... 
:i:YmlffiOM~~OHS~~ ~w..~:oo= ~(~ ~~ltJ'"~J" J--' -

•Y:Jf" N'.It 

& l~·:Cse 
& 1~'(%1X(ll 

X J/16' Tffl(. S!t. FlAltWASHru • M.!.NiCt!OR fiOLTS, N«:t1Clff oot.rs SW4..l et lllST,IUill !ff 
~~/JOfTl£~TE-ANCHOllOOlfEMl!EDl!l£NTOO'lHsmLOEOEiERM!tel'ROMlliE ~ • 

~. LOCATE AND O:POSC .'ti. PROPERTY CORNERS N!O STRlffG '\'HE SIDE: YARD PROPERTY 
UM:S PRIOR TO TH( fOUNDllTION INSPECTIOH. 

6. 14" LONG ANCHOR EIOl..TS SIOCL BE USEO WHERE: GAAAG£ STEM WALLS OCCUR, 
7. AU HOlDOWNS. Sf'tCtM. ANCHOR 90!.TlNG REQUIRnlENTS AND STRAPS THAT ARE 

APPLJC.OBLE TO me: BUILOlNG Sl'WJ. SE IN PLACE AT THE TIME or l'OUNOATIOtt --1!. SlU. PlATt:S SHAlL SE PR£SS\IRE:-PRESONATM TROtt:O WOOO OR NAnJfW..LY 
PlJfWll.£ ~TE RESIS'WIT WOOD. - ILUIVlOCn. LC:Ul:l'fl..J. I 

~~~~~~~.E:: IE j;;;:: 
FRAMING NOTES: 
!. S1EETS\JSUllMTt£CONSlRUCOONOF~m!!Sllflft 

WAll.S stW.1.1«'.ll" IE !.BSnwl 4'JI' ltl SIZE. 

2. WltNMSll£Si'ttTAT!lOIJN!IMtES.!rct!N1GClltlf'IW.llN<l 
Slil'Ull'E24"~61DCl<Ell. •t#llOOOO-EXIDllOR 

.. !IOU..-UPOOC!fl 

GARAGE 

I <€1: 

I 

~ I -~~-1--- ___B 

WALL LEGEND 
f!IIlIIIIl 2X& STUPS 0 fli" O.C. 'II/ 1/2 LOO S(lt(l O'ffil (2) lA\'mSTfPE "ll" W.P. PN"ER ow:A l!/'f'!\.WID.OO!S 

9Hro. (EXIERIOll), (NO FINISH 0 INIDOOR) 

~ S"X8"XHJ" CUU 'llM.!.. SEE DETM.. '20/0-1 

c~INOIClll"Sff.MW.OU.IHS,REFDll'OSl1fN!\'Mll. 
8'-o"SCIE)(l!£fmolOOfOO!W.~. 

2~~~~ ~Sl£.lft'llMJ..FASIDE!it£DG:SPACIH0(8d) 
FLOOR PLAN NOTES· 

2. CONTAAC!OOTU~'llJJHOWllfRFtlffl'!~Sl.~tlNOERID«':RE1£N«l"fttROUGHrocmtlGSRJRIRRIQlil100 
f'lf'll«:.IH)filC111k'>l..COODIJIT. 

3. Fl«lERJOlllTftlS!UOSlllUSl"llEG!RlttSt.W'EDBYM.lf>P!«M:OCCIN!ffl'.:TIOH~. 

4.~~000RSHllUHOT!IEl£S5~7ll"MEJ.SIJREDf'ROIATli(TOf>Ofll«t:S»OtDTOTH'EB01TI.JMOF 

5 P!IO'l«l£ffflltOCl(IHGl!OJllZONTMJ,.YAT!lruRVAISNOl"E«:EfDIN(:lo'. 

6. llOORUJIDNlSSIW.l.BC: 
o) W!Oll'!OfDOORl'fmi35°MINIMU.llllTHEOfifCOOl'!OfTRIM:l..{CflC!011.J) 
b) HOMOREi>WlJ-l/2'l.OWEllTH.liNTHrTOPQFTH£THR£S110!..0.(~R311.l.1) 

.~.S.H.F. 

=os2X:;~~ 

grnr1~z1 [Cl~~;] 
0 J1' O.C. 00 TRllS$ TO BM O!t 

& 

TOP PlAtE 9 l!'-ff O.C. - MAX) 

~)ROOF FRAMING PLAN 
SCH.£: 11~· ~ 1'-0' 

TRUSS AND ROOF NOTES: 
1. Of5Wil lJll.O f!//S.f. O.L k 20#/s.F. LL 

2. N'PllOW.DTRIJSSORi\;Wllfmt.W!iTIB£KEl'fOHJ08~FORlllSPECllONPURPOSES. 

J ~~~Wm!llOOFo~.EDGffUSHlNG&~flASHINGlcOOllNTUI 

4. PROW.JEPRE....f"OR!lfllRIOGESttHCl!STO"'JCHNEWROOFt!G. 

5. WOOMUMOPENINGSINHORIZ.DW't!RAGM~"!OEXCffil:H"Wfll'IOUTfil1lCl(1HG. 

6. l!llNIMl.MSIZESKEErATOOUNCAAIE:S&ctWIGl'.St4~SWUeE1~"UM.£SS 
flUlCK[O. 

7. SHtrn lJro> IN THE CONS1RIJCl10N Of tlW'HRAGMS NCJ SttEAA 'llAl.LS 5a'LJ.. OOT BE 
l£S5THAH4'XS'INSlZ£. 

!O. INST.IUICE/UJW"1£R ~ ~otRffCK!f1WG fOAJl{)!Nf.H"UIN. imrot:THt 
EXTmiORWMJ..UllE.lnSTAU.Pmf,ll<!Wff.CTURERSI~. 

FINISH NOTES: 

!. G.11'.l'l. HM.JHG fM51'£Cll01j IS REOOIRfJj FOR !HIS P!IOJ£CT. 

J. N.LIWUiiQf"<WNLS~OO.llGSTO~~{NOMt.mofiFIM!SHES) .Li}_ 

<1 

~~ 
~1~ 
~~; 
~f!J 1 .. ffi 
!t!~lS 
!5-c 
0 ~ t:i 
~ !i 0 

~ 

m 
>< 
J: 
00 
-4 
..... 

~~ oo 
~:a: 
~~~ 
ill &? C.9 
~ - ~ 

~~~ 
~ §LL 
~ ti§ 
~ 

-""----

~105-llll~ 

A-1 



3eVHYe 03HOVl30 ~:::=~~ 
Y:l 'DV1 IBAVNS :;JNY1 3AlWlllll ru.J.n mee 

llll'f!MI CHH:l'IUO ~ !NYO:>PR 

I-~ 
~==R,.--J_l ~ 

ig 

~~ 

~s 
,J 
ciq ,o 

;j ,,. 
~ 

~i 

~ ~! 

! ~ 
~; 

! 
~; 

I 
~ 
I I 

:: L_ 

~~ 

:::: ~ 

~ ~ 

~ 

'-• '-

~~ ~ 
~ ~ 

~ ~ 

~ ~ 

~ ~ 

~~ ~ 
,_ I-

I-~ ~ 

~ ~ 

~ ~ 

~ 
~ 

m~ 

~ 

111 

ri: 

I 

-

11111 ! 

! 
I 
i 
i 
~ 
::l 

Exhibit 7 - Page 2 

' ~ 
"' 

I~ 

\Pl 
~i~ 
b" 
\81~ 
~!$ 
~.~ 

~ 

KID 

!~ 
J~ 



EXHIBIT 8 

Findings of Fact pertaining to property located at 
39764 Little Shute e Ln. Shaver Lake, CA Detached Private Gara e in existin setback 

1. There are exceptional or extraordinary circumstances or conditions applicable to the 
property involved which do not apply generally to other properties in the vicinity 
havin the identical zonin classification. 

• The size of the parcel in question is a bit smaller than most neighboring 
properties. This fact combined with the irregular shape of the lot having adjacent 
roads along two property lines effectively reduces the useable area within the 
setbacks, particularly in the area near the existing residence. The shape of the 
existing property tapers to a narrow area near the location of the existing 
residence. The proposed location of the new detached garage has been selected 
as the only relatively flat area adjacent to the residence and takes advantage of 
the existing grading in order to minimize the environmental impacts of having to 
import fill and re-grade the site extensively. 

• The existing residence sits a relatively close distance to the street (approximately 
60 feet from the edge of Little Shuteye Ln.). The proposed detached garage would 
sit between the existing residence and the street in an area that has been 
previously roughly graded as a dirt and gravel road within the property. The 
allowance of the proposed location for this project will afford the applicant the 
use of their property in order to construct a secure private vehicle storage 
building in the proximity of the existing residence and· on an existing area of the 

ro e which would not re uire extensive radin • 
2. Such a variance is necessary for the preservation and enjoyment of a substantial 

property right of the applicant, which right is possessed by other property owners 
under like conditions in the vicinit havin the identical zonin classification. 

• The property is a three sided parcel with street sides on two of the three sides. 
As such, a 35' setback exists on both street sides. Approximately 36% of the 
parcel is currently dedicated as setback area. The proposed configuration was 
developed in order to place the proposed private vehicle garage within a 
reasonable distance of the existing residence, a property right that is enjoyed by 
other ro e owners in the area. 

3. The granting of the variance will not be materially detrimental to the public welfare or 
in ·urious to ro ert and im rovement in the vicini in which the ro ert is located. 

• The proposed use is consistent with the site conditions and character of this 
property and neighborhood. The proposed finish floor elevation will remain 
approximately 11 feet below the crown of the road adjacent to the property. The 
architectural features of the building will be designed to incorporate design 
features that exist on the main residence and will not be out of place in this 
environment. 

4. The granting of such variance will not be contrary to the objectives of the Fresno 
Count General Plan. 

• The granting of this variance will not be contrary to the objectives of the county's 
General Plan. This project exhibits a compact growth pattern in an existing 
community and will utilize existing infrastructure and resources to the maximum 
extent ossible. 
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