
 
 COASTAL PERMIT ADMINISTRATOR NOVEMBER 8, 2018       

 STAFF REPORT- COASTAL BLA B 2018-0056 
 

  
SUMMARY 

 
OWNER: EDWARD C. & JOANNA C. SCHIRO, TRUSTEES 
 1605 BRYDEN LANE 
 SANTA ROSA, CA 95404 
 
REQUEST:  Coastal Development Boundary Line Adjustment to 

transfer 18± acres from parcel 1 to parcel 2. Parcel 
1 (APN: 017-220-68) will decrease to 5± acres, and 
parcel 2 (APN: 017-310-28), will increase to 36± 
acres. 
 

LOCATION:  In the Coastal Zone, 2± miles south of the City of 
Fort Bragg, on the south side of Boice Ln. (CR 
413), 0.35± miles east of the intersection with Hwy. 
1 (SH 1), located at 17600 Boice Ln., Fort Bragg 
(APNs: 017-220-68 & 017-310-28). 

 
ACREAGE:  APN 017-310-28: 18.29± (before) / 36.29± (after) 1.29± 

APN 017-220-68:  23± (before) / 5 (after) 
 
GENERAL PLAN:  Rural Residential, 5 acre minimum (RR-5) 
 
ZONING:  Rural Residential, 5 acre minimum (RR-5) 
 
SUPERVISORIAL DISTRICT:  5 
 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt: Class 5(a) (Minor lot line 

adjustments not resulting in the creation of any new 
parcel). 

 
RECOMMENDATION:  Approve Boundary Line Adjustment B 2018-0056 with 

Standard Conditions. 
 
STAFF PLANNER:  Russell Ford 
 

BACKGROUND 
 
PROJECT DESCRIPTION:  Edward & Joanna Schiro own two legal parcels at the intersection of Boice 
Lane (CR 413) and Creekside Lane (private) in the Fort Bragg area, the eastern parcel at 23± acres and 
the western parcel at 18.29±  acres.  Both lots were previously recognized through Certificates of 
Compliance (CC 14-02) and a minor subdivision was applied for but never completed (CDMS 17-04).  
The applicants wish to transfer 18 acres from the larger parcel to the smaller, creating a 5 acre parcel 
adjacent to Boice Lane with the remainder becoming a single 36.29± acre lot.  Both lots are currently 
developed with Single Family Residences and outbuildings.  The western parcel is also accessed via 
Buttonwillow Way, a private road. 
  
APPLICANT’S STATEMENT:  “18± acres to be moved from 017-22-068 into 017-31-028 to leave no less 
than a full 5 acre parcel in 017-22-068.” 
 
RELATED APPLICATIONS:   
 
On-Site: 
 

• Certificate of Compliance 17-04 recognized several separate lots. 
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• Coastal Development Boundary Line Adjustment CDB 28-03 transferred 4.75± acres from APN: 

017-220-66 to APN: 017-220-65. 

• Coastal Development Minor Subdivision CDMS 17-04 was applied for but never completed. 

 
Neighboring Property: 
 

• No applicable projects 
 
SITE CHARACTERISTICS:  The project sits on a marine terrace less than 1 mile from the Pacific Ocean.  
The area is predominantly flat and heavily forested. Both parcels are developed with Single Family 
Residences and associated accessory structures.  The eastern parcel is accessed via Boice Lane (CR 
413) and the western parcel is accessed via Button Willow Way (private). A small riverine corridor cuts 
through the eastern parcel just south of the developed area.   
 
The site is almost entirely comprised of Tregoning-Cleone complex type soils, which are mainly bishop 
pine, Mendocino cypress and huckleberry.  Included with these soils are small areas of Blacklock, 
Cabrillo, Harecreek and Heeser and Tropaquepts soil types.  A very small portion (.4± acres) of pygmy 
capable Tropaquepts soil is found on the eastern parcel at the roadway. Additionally, Pygmy Cypress 
forest can be found at the southeast corner of the eastern lot. 
 
SURROUNDING LAND USE AND ZONING: 

 
PUBLIC SERVICES: 
 
Access: Boice Lane (CR 413) 
Fire District: Fort Bragg Rural Fire Protection District 
Water District: None 
Sewer District: None 
School District: Fort Bragg Unified 
 
AGENCY COMMENTS: On September 27, 2018 project referrals were sent to the following responsible 
or trustee agencies with jurisdiction over the Project.  A summary of the submitted agency comments are 
listed below.  Any comment that would trigger a project modification or denial are discussed in full as key 
issues in the following section. 
 

REFERRAL AGENCIES COMMENT 
  

Department of Transportation No Comment 
Planning Division (Fort Bragg) No Comment 
Environmental Health (Fort Bragg) No Comment 
Building Division (Fort Bragg) N/A 
CALFIRE No Comment 
CDFW Notification of any future development 
Coastal Commission N/A 
Fort Bragg Rural FPD N/A 

 
  

 GENERAL PLAN ZONING LOT SIZES USES 
NORTH Rural Residential 5 ac. (RR-5) Rural Residential 5 ac. (RR-5) 5± Residential 
EAST Rural Residential 5 ac. (RR-5) Rural Residential 5 ac. (RR-5) 16± Residential 
SOUTH Rural Residential 5 ac. (RR-5) Rural Residential 5 ac. (RR-5) 14± Forestland 
WEST Rural Residential 5 ac. (RR-5) 

Rural Residential 2 ac.[RR-2] 
Rural Residential 5 ac. (RR-5) 
Rural Residential 2 ac.[RR-2] 

14 Residential 
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KEY ISSUES 
 
1. General Plan and Zoning Consistency: The site is currently zoned and classified as Rural 
Residential 5 acre minimum (RR-5) and both lots are developed with Single Family Residences and 
accessory structures. The stated intent of the R-R district is “to create and enhance residential areas 
where agricultural use compatible with a permanent residential use is desired”. The existing sites do not 
have an agricultural use per se, however the existing timber stands qualify as “resource lands” while not 
being directly classified as a logging type district such as Timber Production (TP) or Forestland (FL).  The 
R-R district is also intended to apply to rural or semi-rural areas where urban levels of service are not 
available and where large lots are desired, which is directly compatible with the existing site use.  
 
2. Division of Land Regulations: This project is scheduled to be reviewed by the County Subdivision 
Committee on November 8, 2018 at which time the Subdivision Committee will make recommendations 
concerning approval to the Coastal Permit Administrator per the required finding in Section 17-17.5 of the 
Mendocino County Code.  No conflicts with the County Division of Land Regulations were identified. 
 
3. Natural Resources: There is a very small portion of pygmy capable Tropaquepts type soil identified on 
the eastern parcel.  Additionally, the southeast portion of that parcel also hosts Pygmy Cypress and 
Mendocino Pygmy Cypress Forest sites, which are both identified as protected.  As a Boundary Line 
Adjustment, no additional development or site disturbance is requested or approved, and no impacts to 
the sensitive sites are anticipated from this project.  The new boundary line will not intersect either of 
these locations. Any further development may require a Coastal Development Permit and will be further 
reviewed at that time. 
 
COASTAL POLICY CONSISTENCY REVIEW: Staff reviewed the project relative to coastal issues and 
determined the following: 
 
1. The boundary line adjustment will not result in a change of density.  The proposed adjustment does 

not provide for future divisions beyond that which currently exist; 
 
2. The boundary line adjustment will not create any new parcels; 
 
3. The parcels subject to the adjustment are not situated within an environmentally sensitive habitat 

area.   
 
4. No substandard lot will result from the adjustment.  All proposed lots will conform to district 

minimums. 
  
5. The property subject to the adjustment is in an area designated MWR (Marginal Water Resources) 

identified in the Mendocino County Groundwater Study, and is consistent with the study. 
  
6. A small portion of the project is located on property containing pygmy vegetation. No impacts to any 

existing vegetation are anticipated. 
 
7. The project is not located within a designated “Highly Scenic” area. 
 
8. The project is an appealable project, as it is a boundary line adjustment. 
 
9. The 5 acre parcel must be certified by a licensed Land Surveyor to verify that it maintains the 5 acre 

minimum. 
 
ENVIRONMENTAL RECOMMENDATION: The application is Categorically Exempt – Class 5a.  
Therefore, no further environmental review is required. 
 
COASTAL ELEMENT CONSISTENCY RECOMMENDATION: The proposed project is consistent with 
applicable goals and policies of the General Plan and Coastal Element. 
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RECOMMENDED MOTION 
 
The Coastal Permit Administrator approves Coastal Development Boundary Line Adjustment B_2018-
0056, subject to the following Conditions of Approval, finding that the application and supporting 
documents and exhibits contain sufficient information and conditions to establish, as required by the 
Coastal Zoning Code, that: 
 
1. The proposed boundary line adjustment is in conformance with the Coastal Element; and, 
 
2. The proposed development will be provided with adequate utilities, access roads, drainage, and other 

necessary facilities; 
 
3. The proposed boundary line adjustment is consistent with the purpose and intent of the zoning district 

applicable to the property, as well as the provisions of the Coastal Zoning Code and preserves the 
integrity of the zoning district; and, 

 
4. The proposed boundary line adjustment will not have any significant adverse impacts on the 

environment within the meaning of the California Environmental Quality Act (CEQA); 
 
5. The proposed boundary line adjustment will not have any adverse impacts on any known 

archaeological or paleontological resource; 
 
6. Other public services, including but not limited to, solid waste and public roadway capacity have been 

considered and are adequate to serve the proposed adjustment; 
 
7. The proposed adjustment is in conformity with the public access and public recreation policies of 

Chapter 3 of the California Coastal Act and the Coastal Element of the General Plan. 
 
CONDITIONS OF APPROVAL: 
 
1. This action shall become final on the 11th day following the decision unless an appeal is filed 

pursuant to Section 20.544.015 of the Mendocino County Code.  The permit shall become effective 
after the 10 working day appeal period to the Coastal Commission has expired and no appeal has 
been filed with the Coastal Commission.  This application is valid for 24 months from the effective 
date.  No extensions can be granted. 

 
2. That for each proposed adjusted parcel provide one perimeter description of each parcel.  The new 

deed description submitted shall be prepared by, and bear the seal of, a Licensed Land Surveyor. 
 
3. That each transfer of real property be by means of a quit claim deed containing the following wording 

to be contained within the legal description: 
 

"Any and all lands and any and all interest thereto lying within the following described real 
property (perimeter description of the adjusted parcel(s).” 
 
And, 
 
“This deed is given pursuant to Mendocino County Coastal Development Boundary Line 
Adjustment B 2018-0056 and is intended to create no new parcel." 

 
4. Per Mendocino County Code Section 17-17.5(I) (2): 
 

“That the Treasurer-Tax Collector certifies that all taxes and assessments due on each parcel 
affected by the adjustment have been paid or cleared, and that a deposit to secure payment of the 
taxes and assessments which are due but not yet payable have been made.” 
 

The enclosed Certificate of the Official Redeeming Officer form must be certified by the 
Treasurer-Tax Collector and a copy returned to the Department of Planning and Building Services.   
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