
 
 COASTAL PERMIT ADMINISTRATOR  STAFF REPORT MAY 12, 2022  

COASTAL BOUNDARY LINE ADJUSTMENT B_2021-0058 
 

  
 

SUMMARY 
 
OWNER: MAX BALLANTINE 
 35501 S HWY 1 UNIT 110 
 GUALALA, CA 95445 
 
APPLICANT: VINEET JAGGI 
 1207 OLIVERA TERRACE 
 SUNNYVALE, CA 94087 
 
AGENT: RICHARD SEALE 
 420 REDWOOD AVE 
 FORT BRAGG, CA 95437 
 
REQUEST:  Coastal Development Boundary Line Adjustment to 

reconfigure the boundaries between two lots in Anchor Bay. 
Lot 1 (APN 144-035-06) will decrease to 0.24± acres and Lot 
2 (APN 144-035-07) will increase to 0.34± acres. 

 
LOCATION:  In the Community of Anchor Bay, lying on the east side of 

Hwy 1 (SR 1), 730± feet east of its intersection with Ocean 
View Ave (private), located at 46841 & 46851 Ocean View 
Avenue, Anchor Bay; APN:144-035-06, and -07. 

 
GENERAL PLAN:  Lot 1 & 2: Rural Residential (RR5(SR)) 
 
ZONING:  Lot 1 & 2: Rural Residential (RR) 
 
ACREAGE:  Lot 1 – 0.25± Acres (before) / 0.24± Acres (after) 
  Lot 2 – 0.33± Acres (before) / 0.34± Acres (after) 
 
SUPERVISORIAL DISTRICT:  5 (Williams) 
 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt 
 
RECOMMENDATION:  APPROVE WITH CONDITIONS  
 
STAFF PLANNER:  LIAM CROWLEY 
 

BACKGROUND 
 

PROJECT DESCRIPTION:  Coastal Development Boundary Line Adjustment to reconfigure the boundaries 
between two lots in Anchor Bay. Lot 1 (APN: 144-035-06) will decrease to 0.24± acres and Lot 2 (APN: 144-
035-07) will increase to 0.33± acres. 
 
RELATED APPLICATIONS:   
 
On-Site 
 

• BF_2010-0122 for a deck 
• BF_2003-0996 for a SFR addition and garage 
• BL_2021-0136 for a vacation home rental 
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Neighboring Property 
 

• U_2001-0004 for a SFR and attached garage 
• B_2021-0014 lot merge of APN: 144-032-01 and 144-032-02  
• BF_1997-0979 repair/replace 

 
SITE CHARACTERISTICS:  The lots are located in the Anchor Bay Subdivision approximately 3.5± miles 
north of Gualala. The northwestern edges of the lots front Ocean View Avenue, a private road. The lots are 
located 750± feet northeast of the intersection of Ocean View Avenue and State Route 1 (SR 1). Both lots are 
less than one (1) acre in size. Mapping shows the site sloping downwards towards the sea, southwest of the 
lots (see attached Topographic Map). A creek is located southeast of the lots. According to the submitted 
application, a residence exists at 46841 Ocean View Avenue on Lot 2. 
 
SURROUNDING LAND USE AND ZONING: 

 
PUBLIC SERVICES: 
 
Access: Ocean View Avenue (private) 
Fire District: South Coast FPD, State Responsibility Area 
Water District: North Gualala Water Company 
Sewer District: Mendocino County Waterworks District #2 Anchor Bay 
School District: Arena Union Elementary 
 
AGENCY COMMENTS:    On December 1, 2021, 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 
  

Assessor’s Office No Response 
Building Division (Fort Bragg) No Response 
County Addresser No Comment 
Department of Transportation (DOT) No Comment 
Environmental Health (Fort Bragg) No Comment 
South Coast Fire Protection District No Response 
Gualala Municipal Advisory Council Comments 
Planning Division (Fort Bragg) No Comment 
CALFIRE (Land Use) No Comment 
California Coastal Commission No Response 
California Dept. of Fish and Wildlife No Response 
Redwood Valley Rancheria No Comment 
Mendocino County Waterworks District #2 Anchor Bay Comments 
North Gualala Water Company Comments 

 
  

 GENERAL PLAN ZONING LOT SIZES USES 
NORTH Rural Residential RR5(SR) RR5 0.27± Acres Residential 
EAST RR10 RR10 2.1± Acres Vacant 
SOUTH RR5(SR) RR5 0.24± Acres Residential 
WEST RR5(SR) RR5 0.16±, 0.15± Acres Residential 
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KEY ISSUES 
 
1. General Plan and Zoning Consistency: Both lots have a General Plan classification of Rural Residential 
5 acre minimum (RR5). Both lots are within the Rural Residential zoning district (RR). Lot 1 is currently a legal 
nonconforming lot at 0.25± acres. Lot 2 is currently a legal nonconforming lot at 0.33± acres. The proposed 
project involves a boundary line adjustment which would transfer 160± square feet of land from Lot 1 to Lot 2. 
The lots would remain legal nonconforming after the adjustment. No additional physical development is 
proposed as part of the project. The adjustment would constitute an approximate 1.4% reduction in the total 
area of Lot 1. Therefore, the proposed adjustment is not expected to inhibit future development on either lot. 
In addition, the small adjustment would not create any new parcels or building sites that were not already 
present. As such, the project conforms to Mendocino County Code (MCC) Section 20.516.015 regarding 
boundary line adjustments in the Coastal Zone. Future development on either lot may require a Coastal 
Development Permit. 
 
2. Division of Land Regulations: The project was reviewed by the Mendocino County Subdivision Committee 
on May 12th, 2022 at which time the Subdivision Committee made recommendations concerning approval to 
the Coastal Permit Administrator per the required findings of Mendocino County Code Section Chapter 17-
17.5. No conflicts with the County Division of Land Regulations were identified at the meeting. 
 
3. Natural Resources: Mapping associates the lots with barren habitat. A perennial stream is located 
approximately 50± feet southeast of the lots (see attached LCP Habitats & Resources). No timber or 
agricultural resources were identified on the project site. LCP mapping does not associate the site with any 
sensitive resource areas (see attached LCP Land Use Map 30: Anchor Bay). As such, no known 
Environmentally Sensitive Habitat Areas (ESHAs) are present on the site. The adjustment is not expected to 
create any parcel that would be fully impacted by environmental setbacks or ESHA buffers. Despite the small 
size of both lots, the small scale of the boundary line adjustment is not expected to limit any future building 
sites should an ESHA be identified. If future development is proposed for either lot, further investigation may 
be required to determine if an ESHA occurs on the subject lot. 
 
4. Agency Comments: On December 1, 2021 the project was referred to the Mendocino County Division of 
Environmental Health (EH), who subsequently notified both the North Gualala Water Company and Mendocino 
County Waterworks District #2 Anchor Bay of the project. These agencies have water and sewer jurisdiction 
over the lots, respectively. Both agencies responded without objections to the boundary line adjustment (see 
Exhibit A – Agency Comments). 
 
On April 7, 2022 the Gualala Municipal Advisory Council voted to recommend approval of the project.  
 
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 net loss of density; transferring 160± square feet from 
Lot 1 to Lot 2 will not affect the number of units that may be constructed; 

 
2. The boundary line adjustment will not create any new parcels. In this case, changing the orientation 

of a segment of the side yard boundary to transfer 160± square feet from Lot 1 to Lot 2 would not alter 
either parcel in such a way that would constitute the creation of a new parcel; 
 

3. The parcels subject to the adjustment are not located within an environmentally sensitive habitat area, 
and no fully impacted parcel will be created as a result of the adjustment. The parcels are not identified 
on County Land Use Maps in the vicinity of any sensitive resources; 
 

4. No substandard lot will result from the adjustment. After the adjustment, Lot 1 and Lot 2 will continue 
to be designated as legally nonconforming parcels. The transfer of 160± square feet from Lot 1 to Lot 
2 will not inhibit future development of either parcel, as sufficient space will exist for building sites after 
the adjustment; 
 

5. The lots subject to the adjustment are mapped within an area designated Critical Water Resources 
(CWR) identified in the Mendocino County Coastal Groundwater Study, and is consistent with the 
study. No structures are proposed as part of the project, and the project would not create any new 
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parcels. The lots are within the jurisdiction of the North Gualala Water Company, who responded 
without objection to the proposed adjustment; 
 

6. No pygmy vegetation or pygmy-capable soils were identified on the project site. The lots are not within 
the mapped range of pygmy-capable soils or known pygmy vegetation; 
 

7. The project is not located within a designated “Highly Scenic” area. In addition, there is no physical 
development proposed as part of the project. Therefore, there will be no scenic impacts as a result of 
the boundary line adjustment; 
 

8. The project is an appealable project, as it is a boundary line adjustment and therefore is required to 
be processed as a Standard Coastal Development Permit; 
 

9. Any future development will require a Coastal Development Permit, unless determined to be exempt. 
 

ENVIRONMENTAL RECOMMENDATION: The project is Categorically Exempt – Class 5a: Minor lot line 
adjustments, side yard, and set back variances not resulting in the creation of any new parcel. The project 
involves a boundary line adjustment of 160± square feet from Lot 1 to Lot 2, and would not involve any physical 
change to the environment. The adjustment would not create any new parcel. Therefore, no further 
environmental review is required (Sec. 15305(a)). 
 
COASTAL ELEMENT CONSISTENCY RECOMMENDATION: The proposed project is consistent with 
applicable goals and policies of the General Plan and Coastal Element.  
 
Policy 3.1-3.2 discusses the prohibition of a boundary line adjustment if it is located within an ESHA and (1) 
creates a parcel entirely within an ESHA, or (2) would result in a parcel that does not have adequate building 
site locations. The proposed boundary line adjustment is consistent with this policy because the resulting 
parcel would not be located entirely within an ESHA nor would the resulting parcel provide inadequate building 
site locations. Mapping does not associate the lots with sensitive resources, and the transfer of 160± square 
feet of land from one lot to the other would not substantially decrease the lot size or impact the shape of either 
lot in a way that would prevent future development. 
 
Policy 3.5-3 discusses the necessity of visual resource impact analysis for development in areas designated 
as “Highly Scenic”. The adjusting of boundary lines will not change ocean or coastal views from public areas, 
and there are no structures or any other physical change to the land proposed as part of the project. 
 
Policy 3.8-7 states that “proposed development, including lot line adjustments” shall be approved only where 
a community sewage disposal system with available capacity exists and is obligated to provide service. The 
subject lots are served by the North Gualala Water Company and Mendocino County Waterworks District #2 
Anchor Bay for water and sewer, respectively. These agencies were contacted to determine if there were any 
concerns regarding the proposed boundary line adjustment. Both agencies responded without objections to 
the boundary line adjustment. Therefore, it can be inferred that the community sewage disposal system 
currently in place to serve the lots has available capacity and is obligated to provide service in the event of 
future development. The project is therefore consistent with this policy. 
 

RECOMMENDATION 
 
Staff recommends that the Coastal Permit Administrator approves Coastal Development Boundary Line 
Adjustment B_2021-0058, 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: 
 
FINDINGS: 
 

1. Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(1), the proposed 
boundary line adjustment is in conformity with the certified local coastal program. The proposed project 
would preserve the intent of the Rural Residential land use classification (Coastal Element Chapter 
2.2) because no physical development is proposed. The proposed project is consistent with Coastal 
Element Policy 3.1-1, 3.1-2, 3.1-21, and 3.1-32 as there are no identified sensitive resource areas on 
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the project site, as shown on the LCP Land Use Maps, that would constitute an ESHA. The proposed 
project is consistent with all other applicable policies that discuss boundary line adjustments; and 

 
2. Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(2), the proposed project 

will be provided with adequate utilities, access roads, drainage and other necessary facilities. There 
is no physical development associated with the proposed boundary line adjustment. The adjustment 
involves the transfer of 160± square feet of land, which will not impact the existing and adequate 
utilities provided by North Gualala Water Company, Mendocino County Waterworks District #2 Anchor 
Bay and others, existing access from Ocean View Avenue, drainage, and other facilities that serve the 
lots. Future development that requires a Coastal Development Permit will be subject to further review 
to determine if existing utilities support such development; and 
 

3. Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(3), the proposed project 
is consistent with the purpose and intent of the Rural Residential zoning district, as well as the 
provisions of the Mendocino County Coastal Zoning Code, and preserves the integrity of the Rural 
Residential zoning district. The existing legal nonconforming lots would remain less than the five (5) 
acre minimum of the Rural Residential district after adjustment. No new nonconforming lot would be 
created. As no physical development is proposed, the proposed project would not have any impact on 
the integrity of the district; and 
 

4. Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(4), the proposed project 
would not have any significant adverse impacts on the environment within the meaning of the 
California Environmental Quality Act (CEQA). The proposed boundary line adjustment was found to 
be Categorically Exempt from the provisions of CEQA under a Class 5(a) exemption; and 
 

5. Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(5), the proposed 
boundary line adjustment will not have any adverse impacts on any known archaeological or 
paleontological resource. The proposed boundary line adjustment does not include any ground 
disturbing activities that would impact archaeological or paleontological resources. Additionally, as the 
project is categorically exempt from CEQA, the proposed boundary line adjustment is not subject to 
additional archaeological survey requirements per Mendocino County Code Section 22.12.050(A); 
and 
 

6. Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(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. The proposed adjustment will not result in additional 
parcels beyond what currently exist; therefore, public services remain sufficient. 
 

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 Quitclaim 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_2021-0058 and is intended to create no new parcel."  
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ATTACHMENTS: 
 
A. Location Map 
B. Aerial Imagery 
C. Aerial Imagery (Vicinity) 
D. Topographic Map 
E. Tentative Map 
F. Zoning Display Map 
G. General Plan Classifications 
H. LCP Land Use Map 30: Anchor Bay 
I. LCP Land Capabilities & Natural Hazards 
J. LCP Habitats & Resources 

K. Appealable Areas 
L. Adjacent Parcels 
M. Fire Hazard Zones & Responsibility Areas 
N. Wildland-Urban Interface Zones 
O. Ground Water Resources 
P. Estimated Slope 
Q. Western Soil Classes 
R. Farmland Classifications 
S. Application Form 

 
 
EXHIBIT A 
• Agency Comments 
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