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September 19, 2022 
 

PUBLIC NOTICE OF PENDING ACTION 
COASTAL DEVELOPMENT ADMINISTRATIVE PERMIT 

 
The Mendocino County Coastal Permit Administrator will report proposed issuance of the below described 
project located in the Coastal Zone to the Board of Supervisors at its meeting to be held on October 4, 
2022, at 9:00 a.m. or as soon thereafter as the item may be considered. 
 
This meeting will be held in the Board of Supervisors Chambers, 501 Low Gap Road, Ukiah, California, and 
virtual attendance will be available via Zoom (pursuant to Government Code section 54953(e)(1)(A)). 
Meetings are live streamed and available for viewing on the Mendocino County YouTube page, at 
https://www.youtube.com/MendocinoCountyVideo or by toll-free, telephonic live stream at 888-544-8306. 
 

CASE#:  CDP_2022-0003 
DATE FILED:  1/27/2022 
OWNER/APPLICANT:  WILL & KY RUSSELL 
REQUEST:  Administrative Coastal Development Permit to construct a 543± square foot single 
family residence, septic system, water storage tank, and vegetation removal of 15± trees. 
ENVIRONMENTAL DETERMINATION: Categorically Exempt    
LOCATION:  In the Coastal Zone, 1.30± miles southeast of Mendocino Town Center, lying on the 
southside of Comptche Ukiah Rd. (CR 223), 0.75± miles southeast of its intersection with State 
Route 1 (SR 1), located at 44001 Comptche Ukiah Rd., Mendocino; APN: 119-410-20. 
SUPERVISORIAL DISTRICT:  5 (Williams) 
STAFF PLANNER:  LIAM CROWLEY 
 

The staff report, notice, and related materials will be available for public review 10 days prior to the 
scheduled hearing on the Department of Planning and Building Services website at: 
https://www.mendocinocounty.org/government/planning-building-services/public-notices 
 
All persons are invited to appear and present testimony in this matter. Oral comments may be presented 
to the Board of Supervisors during the public hearing. 
 
In order to minimize the risk of exposure during this time of emergency, the public may participate digitally 
in meetings in lieu of personal attendance. Comment may be made in any of the following ways: via written 
comment using our online eComment platform at https://mendocino.legistar.com/Calendar.aspx, through 
voicemail messaging by calling 707-234-6333, or by telephone via telecomment. Information regarding 
telecomment participation can be found here: https://www.mendocinocounty.org/government/board-of-
supervisors/agendas-and-minutes. All submitted eComments will be made available to the Supervisors, 
staff, and the general public immediately upon submittal. 
 
For details and a complete list of the latest available options by which to engage with agenda items, please 
visit: https://www.mendocinocounty.org/government/board-of-supervisors/public-engagement. 
 
Coastal Development Administrative Permits are considered on the consent calendar, and the 
Board of Supervisors will not conduct a public hearing on this item. 
 
If, at the meeting, at least one (1) member of the Board of Supervisors so requests, the permit shall not go 
into effect, and it shall be referred back to the Department of Planning and Building Services to be scheduled 
for a hearing by the Coastal Permit Administrator.  Public notice for the time and place of the public hearing 
will be provided. 
 
  

 

JULIA KROG, DIRECTOR 
PHONE: 707-234-6650 

FAX: 707-463-5709 
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Action on this permit is not appealable to the Coastal Commission.  Therefore, the permit will become 
effective, and action will be final upon approval by the Board of Supervisors.  If the permit is referred to the 
Coastal Permit Administrator the decision of the Administrator shall be final unless a written appeal is 
submitted to the Board of Supervisors with a filing fee within ten calendar days of the Administrator’s action. 
 
If you challenge the above case in court, you may be limited to raising only those issues described in this 
notice or that you or someone else raised at the public hearing, or in written correspondence delivered to 
the Board of Supervisors or the Department of Planning and Building Services at, or prior to, any hearing. 
Additional information regarding the above noted case may be obtained prior to the Board of Supervisors 
meeting by calling the Department of Planning and Building Services at 964-5379, Monday through Friday. 
 
The County of Mendocino complies with ADA requirements and upon request, will attempt to reasonably 
accommodate individuals with disabilities by making meeting material available in appropriate alternative 
formats (pursuant to Government Code Section 54953.2). Anyone requiring reasonable accommodation to 
participate in the meeting should contact the Department by calling 463-4441 at least five days prior to the 
meeting. 
 
Additional information regarding the above noted item may be obtained by calling the Clerk of the Board of 
Supervisors at 707-463-4441, Monday through Friday, 8:00 a.m. through 5:00 p.m. Should you desire 
notification of the Board’s decision you may do so by requesting notification in writing and providing a self-
addressed stamped envelope to the Clerk of the Board of Supervisors. 
 
JULIA KROG, Director of Planning and Building Services 



 
 COASTAL PERMIT ADMINISTRATOR SEPTEMBER 14, 2022  

 STAFF REPORT- ADMINISTRATIVE CDP CDP_2022-0003 
 

  
SUMMARY 

 
OWNER/APPLICANT: WILL & KY RUSSELL 
 120 5TH AVE 
 SANTA CRUZ, CA 95062 
 
REQUEST:  Administrative Coastal Development Permit to construct 

a 543 square foot single family residence, septic system, 
water storage tank, and vegetation removal of 15± trees. 

 
LOCATION:  In the Coastal Zone, 1.3± miles southeast of Mendocino 

Town Center, lying on the southside of Comptche-Ukiah 
Rd (CR 223), 0.75± miles southeast of its intersection with 
State Route 1 (SR 1), located at 44001 Comptche-Ukiah 
Rd., Mendocino; APN: 119-410-20. 

 
TOTAL ACREAGE:  3.4± Acres 
 
GENERAL PLAN:  Rural Residential 10-Acre Minimum (RR:10) 
 
ZONING:  Rural Residential (RR) 
 
SUPERVISORIAL DISTRICT:  5 (Williams) 
 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt    
 
RECOMMENDATION:  APPROVE WITH CONDITIONS  
 
STAFF PLANNER:  LIAM CROWLEY 
 

BACKGROUND 
 

PROJECT DESCRIPTION:  Administrative Coastal Development Permit to construct a 543 square foot 
single family residence, septic system, water storage tank, and vegetation removal of 15± trees. 
 
RELATED APPLICATIONS:   
 
• CDP_2007-0052: Coastal Development Permit approved construction of a single-family residence, 

septic system, and improvements to an existing well but expired in 2010 

• CDPR_2007-0052: Renewal of CDP_2007-0052, residence and septic system were constructed but 
the residence was destroyed by fire 

• CC21-05: Certificate of Compliance, established 2 lots including the subject lot 

• MS65-77: Minor Subdivision created what is now APN 119-410-19 and 119-410-16 

• CE26-2008 for a test well  

• Septic Permit ST24786 expires 9/30/2022 
 
SITE CHARACTERISTICS: The project site is located on a marine terrace south of Big River Estuary. The 
site is flat and heavily forested with second growth redwoods. There is an existing driveway, small pump 
house, and well on the property. The site is accessed via Comptche-Ukiah Road (CR 223). According to 
the application, a single-family residence was formerly located on the property, but was destroyed by fire. 
The site borders Mendocino Headlands State Park to the south. 
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SURROUNDING LAND USE AND ZONING: 

 
PUBLIC SERVICES: 
Access: Comptche-Ukiah Road (CR 223) 
Fire District: Mendocino Fire Protection District  
Water District: None 
Sewer District: None 
School District: Mendocino Unified 
 
AGENCY COMMENTS: On June 22, 2022, project referrals were sent to the following agencies with 
jurisdiction over the project. Any comment that would trigger a project modification, denial, conditions of 
approval, or required permits are discussed in full in the following section. 
 

REFERRAL AGENCIES COMMENT 
  

Air Quality Management District No Response 
Assessor’s Office No Response 
Building Division (Fort Bragg) No Response 
County Addresser No Comment 
Department of Transportation (DOT) Comments 
Environmental Health (Fort Bragg) Comments 
Mendocino Fire Protection District No Response 
Planning Division (Fort Bragg) No Response 
CALFIRE (Land Use) No Response 
CALFIRE (Resource Management) No Response 
California Coastal Commission No Response 
California Dept. of Fish & Wildlife Comments 
California Dept. of Parks & Recreation No Response 
Cloverdale Rancheria No Response 
Redwood Valley Rancheria No Response 
Sherwood Valley Band of Pomo Indians No Response 

 
LOCAL COASTAL PROGRAM CONSISTENCY 

 
Land Use: The subject lot is classified as Rural Residential 10-Acre Minimum (RR:10) as outlined by the 
Mendocino County Coastal Element Chapter 2.2: Land Use Classifications (see attached General Plan 
Classifications). The Rural Residential classification is intended… 
 

“…to encourage local small scale food production (farming) in areas which are not well 
suited for large scale commercial agriculture, defined by present or potential use, location, 
mini-climate, slope, exposure, etc. The Rural Residential classification is not intended to 
be a growth area and residences should be located as to create minimal impact on 
agricultural viability. 
 
Principal Permitted Use: Residential and associated utilities, light agriculture, home 
occupation.” 
 

The proposed project includes development of the lot with a single-family residence, septic system, water 
storage tank, redevelopment of an existing well, and vegetation removal. This scope of work falls within the 

 GENERAL PLAN ZONING LOT SIZES USES 
NORTH Rural Residential 10-Acre Minimum (RR:10) RR 32± Acres Vacant 
EAST RR:10 RR 32± Acres Vacant 

SOUTH Open Space Department of Parks and 
Recreation (OS-DPR) 

OS 113± Acres Open Space 

WEST Rural Residential 2-Acre Minimum (RR:2) RR 2± Acres Residential 
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principal permitted use as residential and associated utilities. The site is dominated by the second growth 
redwood forest, and existing agricultural viability is low. There is no known agricultural use existing on the 
property. Based on the application materials, the total proposed lot coverage would be 643 square feet on 
a parcel 148,104 square feet in size (0.4%). This indicates that the proposed project would have little impact 
on the agricultural viability of the lot. The site of the proposed development would likewise have minimal 
impact. Therefore, the project is consistent with the intent of the RR:10 classification. 
 
Zoning: The subject lot is within the Rural Residential (RR) zoning district as outlined in Mendocino County 
Code (MCC) Chapter 20.376. The RR district is intended “to encourage and preserve local small-scale 
farming in the Coastal Zone on lands which are not well-suited for large scale commercial agriculture. 
Residential uses should be located as to create minimal impact on the agricultural viability.” 
 
The proposed project preserves the integrity of the zoning district for the same reasons mentioned above. 
The small size of development and low existing agricultural viability indicates there would be minimal impact 
on agricultural viability. The proposed single-family residence matches the definition of the “Family 
Residential: Single-family” use type, which is a permitted use in the RR district. The associated 
development (well, water tank, septic system) is considered an accessory use encompassed by the primary 
residential use per MCC Section 20.456.010. The proposed project meets all other requirements of the 
Rural Residential zoning district, including dwelling density, setbacks, height limit, and lot coverage (see 
attached Site Plan). In addition, CDP_2007-0052 previously approved a single-family residence on this lot 
which was found to be consistent with the intent of the RR district. Therefore, the project is consistent with 
the intent and regulations of MCC Chapter 20.376. 
 
Visual Resources: Mendocino County Coastal Element Policy 3.5-1 and 3.5-3 establish review criteria for 
visual resources and “highly scenic areas” in the Coastal Zone. In addition, MCC Section 20.504.015 
mirrors language in the Coastal Element and establishes the extent of Highly Scenic Areas. The following 
description of a Highly Scenic Area appears in both the Coastal Element and MCC Section 20.504.015: 
“portions of the coastal zone within the Highly Scenic Area west of Highway 1 between the Ten Mile River 
estuary south to the Navarro River as mapped with noted exceptions and inclusions of certain areas east 
of Highway 1.” These noted exceptions and inclusions east of Highway 1 are considered a “Highly Scenic 
Area (Conditional).” The project site is within this area (see attached Highly Scenic & Tree Removal Areas). 
However, the following is noted on the Highly Scenic/Tree Removal LCP map: “Between Big River and 
Little River everything within view easterly of Highway 1 is designated Highly Scenic” (see attached Highly 
Scenic LCP Map). Based on this information, it is clear this language establishes the condition upon which 
the project site may or may not be considered a Highly Scenic Area. On June 30, 2022, staff visited the 
entrance to the project site and determined that Highway 1 could not be seen from the site. On the same 
day, staff noted that the project site could not be seen from Highway 1 from a point near its intersection 
with Comptche-Ukiah Road. Therefore, staff determined that the project site is not within a Highly Scenic 
Area and the development criteria for Highly Scenic Areas within the Coastal Element and Coastal Zoning 
Code do not apply. 
 
Coastal Element Policy 3.5-9 states “the location of all new access roads and driveways in rural areas shall 
be reviewed prior to any grading work to ensure safe location and minimum visual disturbance.” The 
provided site plan shows the location of an existing driveway. However, the applicant shall be required to 
construct a new residential driveway approach onto Comptche-Ukiah Road as explained further in the 
section of this staff report titled “Transportation, Utilities, and Public Services.” Presumably, the new 
driveway approach would replace the existing approach. This location would have minimal visual 
disturbance as it would involve paving an area of the existing driveway which is currently shielded by the 
dense forest, and which cannot be seen from Highway 1. 
 
Per MCC Section 20.504.025, the project site is located further than 200 feet from Highway 1 and is not 
within the scenic corridor. The project site is not located within a special treatment area (see attached LCP 
Land Use Map 17: Mendocino). 
 
The application states there will be “two exterior lights. One located at the front door and one at the back 
door, to be downcast, shielded, and operated with a motion sensor.” This indicates the project would be 
consistent with the Exterior Lighting Regulations of MCC Section 20.504.035. Condition #16 memorializes 
this. 
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The scenic and visual qualities of the Mendocino County coastal areas have been considered. There are 
no views from the site to the ocean, there would be little change in existing natural landforms, and the 
development would be compatible with the character of the surrounding area. The project involves 
construction of a single-family residence and associated utilities, which is in keeping with existing residential 
development in the surrounding area. Some vegetation removal would occur, but most of the forested site 
would remain. As such, the project is consistent with Coastal Element Policy 3.5-1. 
 
Staff finds the proposed project to be consistent with Coastal Element and Coastal Zoning Code policies 
and regulations regarding Visual Resources. 
 
Hazards Management: Per Coastal Element Policy 3.4-1, the application has been reviewed to determine 
potential threats from and impacts on the following geologic hazards: 

• Seismic events: The project site is not within a mapped earthquake fault zone. The project is classified 
as Beach Deposits and Stream Alluvium and Terraces according to LCP mapping (see attached LCP 
Land Capabilities & Natural Hazards). According to LCP mapping, this zone produces only 
intermediate shaking. The project is not expected to increase or worsen any impacts from seismic 
events as there will be relatively little ground disturbance. 

• Tsunami runup: LCP mapping does not associate the project site with threats of tsunami flooding. 

• Landslides: LCP mapping includes a landslide icon near the project site which points north-northeast. 
This is likely because the general area surrounding the parcel is a marine terrace which slopes toward 
Big River to the north. However, the site itself is relatively flat (see attached Estimated Slope and 
Biological Scoping Survey). Though there will be some soil disturbance from construction, Best 
Management Practices should be sufficient to prevent any impacts that would worsen an already low 
risk of landslide due to low slope. 

• Beach Erosion: The project site is not located near a beach and is therefore not expected to be 
impacted by or have any impact on beach erosion. 

• Expansive Soils: Expansive soils are those that contain large amounts of swelling clay minerals. The 
project site is underlain by Quinliven-Ferncreek complex soils (see attached Western Soil Classes). 
For this soil complex, the amount of clay present varies depending on depth. For example, at 0-10cm 
deep, Quinliven soil contains 10% clay, while at 46-130cm deep it contains 47.5% clay. Ferncreek soil 
can contain between 9% and 47.5% clay. Based on this information, there is a possibility the project 
site could contain expansive soil. However, staff finds that no further soil investigation or geotechnical 
report is necessary prior to action being taken on the Coastal Development Permit because standard 
compliance with the California Building Code would minimize potential impacts from expansive soil. 

• Subsidence: Cohesive soils, such as those that contain higher amounts of clay and silt, are more 
susceptible to subsidence. Subsidence is often caused by removal of groundwater. However, use of 
the existing well to extract groundwater is not expected to have much impact on subsidence, as 
residential use is not a major source of groundwater extraction. 

 
The project site is not a blufftop location and is not otherwise known to be an area of existing or prehistoric 
landslide. The project site is not within a mapped FEMA flood hazard area. The site is within a High Fire 
Hazard area and is within both the State Responsibility Area and jurisdiction of the Mendocino Fire 
Protection District (MFPD) (see attached Fire Hazard Zones & Responsibility Areas). On June 22, 2022, a 
request for comment on the project was sent to CALFIRE and MFPD. As yet, neither agency has 
responded. 
 
Based on the minimal potential threats from and impacts to geologic hazards, staff recommends Condition 
#11 requiring standard Best Management Practices (BMPs) to be implemented during construction to 
minimize impacts. In addition, standard Condition #4 requires the applicant to secure all necessary permits 
for development, including any necessary permit from CALFIRE to comply with State Fire Safe Regulations. 
With these conditions implemented, staff finds the proposed project to be consistent with Coastal Element 
Chapter 3.4 and MCC Chapter 20.500. 
 
Habitats and Natural Resources: Per LCP maps, the project site is within a Coastal Forest habitat. The 
applicant provided a Biological Scoping Survey conducted by Wynn Coastal Planning & Biology (WCPB) 
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dated June 23, 2021. A survey was conducted by WCPB biologists on May 7th and June 10th of 2021 to 
determine if special status plant communities, plants, wetlands, and/or special status wildlife habitat that 
could be considered Environmentally Sensitive Habitat Area (ESHA) occur within 100 feet of the proposed 
development. The results of the survey concluded that no rare plants, plant communities, or wildlife habitat 
were observed within the study area that would be considered ESHA in the professional opinion of WCPB 
biologists (see attached Biological Scoping Survey). The survey noted that the proposed development will 
be built in a previously disturbed area of the forest where the previous residence burned down. Despite no 
discovery of ESHA, the survey provides recommendations to minimize impacts from development to wildlife 
that may be seasonally or temporarily present within the study area. Staff concurs with the findings of the 
Biological Scoping Survey and recommends the associated recommendations be added as conditions of 
approval. 
 
On June 22, 2022, a request for comment on the project was sent to the California Department of Fish and 
Wildlife (CDFW) with the Biological Scoping Survey attached. CDFW responded with the following 
comments on July 6, 2022: 
 
1. The biological report disclosed no sensitive habitats which would be threatened by this 

development. 

a. Tree Clearing. The trees proposed to be removed are not sensitive species and no habitat 
will be lost due to development. 

2. Cal Fire Guidelines. Was the Cal Fire Defensible space taken into account as part of the 
assessment of impacts? If not, the County should include that in this permit to ensure 
consideration of all potential impacts to resources associated with this development. 

3. Legacy trash removal. CDFW recommends that the project include removal of invasive 
species and any legacy debris/trash that may occur on the parcel be removed. 

 
Given the available information, staff finds that the project site is not within a wetland, ESHA, or any other 
relevant resource area outlined in MCC Chapter 20.496. In response to comments from CDFW, staff notes 
that the Biological Scoping Survey found no sensitive habitat within 100 feet of the proposed project site. 
Therefore, vegetation removal in association with defensible space requirements (typically 30 feet from the 
structure) would likewise not have any impact on a wetland, ESHA, or any other relevant resource area. 
With implementation of Condition #13, any potential impacts from defensible space vegetation removal on 
seasonal or temporarily present species would likewise be minimized. 
 
Therefore, staff finds the proposed project to be consistent with Coastal Element Chapter 3.1 and MCC 
Chapter 20.496. 
 
Archaeological/Cultural Resources: In accordance with Coastal Element Policy 3.5-10 and MCC Chapter 
22.12, the applicant provided an Archaeological Survey Report prepared by ALTA Archaeological 
Consulting dated August 2021. The survey report notes that a field survey was conducted on July 23, 2021. 
No cultural resources were identified as a result of the archaeological field survey. Despite the negative 
results of the investigation, the report notes the existing potential for unanticipated discovery of cultural 
resources and identifies management recommendations should any resources be discovered during project 
activities. 
 
The survey report was presented at the Mendocino County Archaeological Commission meeting on April 
13, 2022. The survey was accepted on the condition that the Discovery Clause shall be adhered to per 
MCC Section 22.12.090 for any unanticipated discoveries. The project was also referred to three local tribes 
on June 22, 2022, including Cloverdale Rancheria, Redwood Valley Rancheria, and Sherwood Valley Band 
of Pomo Indians. As yet, no response has been received from these tribes. 
 
Staff therefore finds that the proposed project, as conditioned, is consistent with Coastal Element Policy 
3.5-10 and MCC Chapter 22.12. 
 
Groundwater Resources: The project site is not within the jurisdictional boundaries of a local water district. 
The project site mapped as Sufficient Water Resources (see attached Ground Water Resources). 
Coastal Element Policy 3.8-1 states that “Highway 1 capacity, availability of water and sewage disposal 
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system and other known planning factors shall be considered when considering applications for 
development permits.” 
 
Coastal Element Policy 3.8-9 states that “approval of the creation of any new parcels shall be contingent 
upon an adequate water supply during dry summer months which will accommodate the proposed parcels, 
and will not adversely affect the groundwater table of contiguous or surrounding areas. Demonstration of 
the proof of water supply shall be made in accordance with policies found in the Mendocino Coastal 
Groundwater Study dated June 1982, as revised from time to time and the Mendocino County Division of 
Environmental Health's Land Division requirements as revised. (Appendix 6)… 
 
Commercial developments and other potential major water users that could adversely affect existing 
surface or groundwater supplies shall be required to show proof of an adequate water supply, and evidence 
that the proposed use shall not adversely affect contiguous or surrounding water sources/supplies. Such 
required proof shall be demonstrated prior to approval of the proposed use.” MCC Section 20.516.015(B) 
mirrors this policy. 
 
Coastal Element Policy 3.9-1 states that “one housing unit shall be authorized on every legal parcel existing 
on the date of adoption of this plan, provided that adequate access, water, and sewage disposal capacity 
exists and proposed development is consistent with all applicable policies of this Coastal Element and is in 
compliance with existing codes and health standards. Determination of service capacity shall be made prior 
to the issuance of a coastal development permit.” 
 
The proposed project is not a subdivision and would not create any new parcels. In addition, the proposed 
project is not commercial in nature, and the residential development is not expected to be a major water 
user. Therefore, Coastal Element Policy 3.8-9 would not apply to this project. 
 
The 1982 Mendocino Coastal Ground Water Study, “though not site specific, has identified coastal areas 
of differing ground water availability…from this information, general guidelines can be drawn to aid the 
planner in reviewing proposed development.” The Study goes on to state that “areas designated SWR 
(Sufficient Water Resources) shall have a minimum lot size of 2 acres (ac); “proof of water” not required.” 
 
According to Coastal Element Policy 3.9-1, the proposed project shall be compliant with existing health 
standards. These standards are outlined in the County of Mendocino Coastal Groundwater Development 
Guidelines prepared for the Environmental Health division. This document contains Table 1: Groundwater 
Investigation Requirements for Land Development. This table states that for single-family residences on 
existing lots of record, no proof of water or groundwater investigation is necessary. The proposed project 
includes development of a single-family residence on an existing lot of record. 
 
The project was referred to the Mendocino County Environmental Health Division (EH) on June 22, 2022. 
EH responded on June 30, 2022, but did not provide any comments regarding water supply or the existing 
well. 
 
Coastal Element Policy 3.9-1 goes on to state that the determination of adequate water service capacity 
shall be made prior to issuance of a Coastal Development Permit. The existing well served the previously 
existing residence and would serve the proposed project. To demonstrate adequate water service capacity, 
the applicant provided a Well Test Report which included information on the recovery rate of the existing 
well. The report noted a recovery rate of 0.8 Gallons per minute, or 1,152 gallons in a twenty-four hour time 
period. Staff finds that this production rate is adequate to support the proposed project. Given the referral 
response from EH and compliance with applicable Coastal Groundwater Development Guidelines, staff 
finds that the proposed project is consistent with Policy 3.9-1. Condition #4 ensures that further 
development of the well shall comply with EH standards. 
 
Staff finds that the demonstration of adequate water service capacity in compliance with Coastal Element 
Policy 3.9-1 is likewise sufficient to demonstrate that availability of water has been considered for this 
Coastal Development Permit in compliance with Coastal Element Policy 3.8-1. 
 
Therefore, staff finds that the proposed project is consistent with relevant Coastal Element Policies 
regarding water supply in addition to MCC Section 20.516.015(B). 
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Grading, Erosion, and Runoff: Effects of the proposed project on drainage patterns, erosion, runoff, and 
sedimentation are expected to be minimal due to the relatively flat nature of the site, though some impacts 
are expected due to ground disturbance from construction, paving, and other project activities. However, 
staff finds that standard BMPs are sufficient to address potential impacts and recommends conditions of 
approval requiring the applicant to follow BMPs during construction. Therefore, staff finds the proposed 
project, as conditioned, is consistent with MCC Chapter 20.492. 
 
Transportation, Utilities, and Public Services: Coastal Element Policy 3.8-1 requires Highway 1 capacity 
and availability of sewage disposal systems to be considered when reviewing applications for development 
permits. Policy 3.8-8 states that new or expanded sewage disposal systems should be designed to serve 
development consistent with that permitted by the Land Use Plan. The proposed project involves a principal 
permitted use and accessory uses. The site is accessed sufficiently by Comptche-Ukiah Road, a publicly 
maintained road (CR 223). The project may have minor incremental impacts on Highway 1. However, these 
impacts were considered when a land use classification was assigned to the site. 
 
The project was referred to EH and the Mendocino County Department of Transportation (DOT) on June 
22, 2022. EH responded on June 30, 2022, with the following comment: “ST24786 to be renewed by 
9/30/22.” This comment indicates that there is an existing permit for a septic system at this site. This 
indicates that there is an adequate sewage disposal system on the site to serve the proposed development. 
No other comments were received from EH. DOT responded on July 6, 2022, with the following 
recommended conditions of approval: 
 

1.  Prior to commencement of construction activities or issuance of a building permit, the 
applicant shall construct a residential driveway approach onto Comptche Ukiah Road (CR 
223), in accordance with Mendocino County Road and Development Standards No. A51A, 
or as modified by applicant and approved by Department of Transportation staff during field 
review, to be paved with asphalt concrete or comparable surfacing to the adjacent road. 
Concrete driveways shall not be permitted. 

 
2.  Applicant shall obtain an encroachment permit from the Mendocino County Department of 

Transportation for any work within County rights-of-way. 
 
Staff concurs that increased intensity of use because of the proposed project warrants compliance with 
DOT standards. As such, Conditions #14 and 15 are recommended to address DOT comments. 
 
Staff therefore finds the proposed project, as conditioned, is consistent with Coastal Element Chapter 3.8 
and MCC Chapter 20.516. 
 
Public Access: Existing shoreline access occurs adjacent to the project site along the Comptche-Ukiah 
Road Inland Trail (see attached LCP Land Use Map 17: Mendocino). Therefore, staff finds that existing 
coastal access is sufficient, and the proposed project would not have any other significant impact on access 
per Coastal Element Chapter 3.6 and MCC Chapter 20.528 
 
Coastal Planning Areas: The project site is in the Russian Gulch to Van Damme State Park Planning Area 
as outline in Coastal Element Chapter 4.7. However, the policies of this Planning Area do not apply to the 
project because it is east of Highway 1 and is not related to power transmission lines (Policy 4.7-1, -2, -3). 
The project site is adjacent to the Comptche-Ukiah Road Inland Trail, but there are no policies within the 
LCP pertaining to this trail. Therefore, staff finds the proposed project to be consistent with the policies of 
Coastal Element Chapter 4.7. 
 

ENVIRONMENTAL DETERMINATION 
 
The California Natural Resources Secretary has found that certain classes of projects have been 
determined not to have a significant effect on the environment and are therefore exempt from the 
requirement for the preparation of environmental documents. Staff finds that the project is categorically 
exempt from the California Environmental Quality Act (CEQA) per California Code of Regulations (CCR) 
Section 15303 and 15304, Class 3(a), Class 3(d), and Class 4(i). Class 3(a) involves “one single-family 
residence, or a second dwelling unit in a residential zone.” Class 3(d) involves “water main, sewage, 
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electrical, gas, and other utility extension, including street improvements, of reasonable length to serve 
such construction.” Class 4(i) involves “Fuel management activities within 30 feet of structures to reduce 
the volume of flammable vegetation, provided that the activities will not result in the taking of endangered, 
rare, or threatened plant or animal species or significant erosion and sedimentation of surface waters.” The 
project includes construction of a single-family residence, septic system, redevelopment of an existing water 
well, and vegetation removal. Though the project does not involve utility extension specifically, the activities 
closely resemble utility extension and therefore should also be found to not have a significant effect on the 
environment. As discussed elsewhere in the staff report, the proposed vegetation removal would not impact 
any endangered, threatened, or rare species. 
 

PROJECT FINDINGS AND CONDITIONS 
 
FINDINGS: 
 
1. Pursuant to MCC Section 20.532.095(A)(1), the proposed development is in conformity with the 

certified local coastal program. As evidenced in the staff report and supplemental materials, the 
proposed project is consistent with the relevant policies of the Mendocino County Coastal Element. The 
project is within the RR land use classification. The proposed project involves development of a single-
family residence, a principal permitted use, and associated utilities as accessory uses, including a well, 
septic system, and water storage tank; and 
 

2. Pursuant to MCC Section 20.532.095(A)(2), the proposed development will be provided with adequate 
utilities, access roads, drainage, and other necessary facilities. The proposed project would be served 
by an existing septic system for which there is an existing permit issued by the division of Environmental 
Health. The proposed project would be served by a well that has been demonstrated to have a 
production rate of 0.8 gallons per minute. Adequate access to the project site exists via Comptche-
Ukiah Road, and conditions of approval would ensure that the project is consistent with health 
standards, Department of Transportation standards, and will utilize Best Management Practices to 
ensure adequate drainage; and 
 

3. Pursuant to MCC Section 20.532.095(A)(3), the proposed development is consistent with the purpose 
and intent of the zoning district applicable to the property, as well as the provisions of this Division and 
preserves the integrity of the zoning district. The small size of the proposed project in relation to the 
total size of the parcel indicates minimal impact to agricultural viability, and the proposed single-family 
residence is a principal permitted use. The associated utilities are permitted accessory uses within the 
RR zoning district; and 
 

4. Pursuant to MCC Section 20.532.095(A)(4), the proposed development will not have any significant 
impacts on the environment within the meaning of the California Environmental Quality Act. The project 
is categorically exempt from the California Environmental Quality Act (CEQA) per California Code of 
Regulations (CCR) Section 15303 and 15304, Class 3(a), Class 3(d), and Class 4(i); and 
 

5. Pursuant to MCC Section 20.532.095(A)(5), the proposed development will not have any adverse 
impacts on any known archaeological or paleontological resource. An archaeological survey was 
conducted on the project site which found no evidence of cultural resources. This survey was 
determined to be acceptable to the Mendocino County Archaeological Commission with the application 
of the Discovery Clause should any unanticipated discovery of cultural resources occur; and 
 

6. Pursuant to MCC 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 
development. The project involves a principal permitted use and accessory uses, the incremental 
impacts of which (to roadway capacity) were considered when the RR land use classification was 
applied to the project site. There are no operating solid waste landfills within Mendocino County, and 
the nearest transfer stations are considered adequate to serve the proposed project. 

 
  



COASTAL PERMIT ADMINISTRATOR  CDP_2022-0003 
STAFF REPORT FOR ADMINISTRATIVE COASTAL DEVELOPMENT PERMIT  PAGE CPA - 9 
 
 
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 Coastal Code. This Coastal Development 
Permit shall expire and become null and void at the expiration of two years after the effective date, 
except where construction and use of the property in reliance on such permit has been initiated 
prior to its expiration. 

 
2. The use and occupancy of the premises shall be established and maintained in conformance with 

the provisions of Division II of Title 20 of the Mendocino County Code (MCC). 
 

3. The application, along with supplemental exhibits and related material, shall be considered 
elements of this permit, and that compliance therewith is mandatory, unless an amendment has 
been approved by the Coastal Permit Administrator. 
 

4. This permit shall be subject to the securing of all necessary permits for the proposed development 
from Local, State and Federal agencies having jurisdiction. 
 

5. The applicant shall secure all required Building Permits for the proposed project as required by the 
Building Division of the Department of Planning and Building Services. 
 

6. This permit shall be subject to revocation or modification upon a finding of any one or more of the 
following: 
 

a. The permit was obtained or extended by fraud. 
 

b. One or more of the conditions upon which the permit was granted have been violated. 
 

c. The use for which the permit was granted is conducted so as to be detrimental to the public 
health, welfare or safety, or to be nuisance. 

 
d. A final judgement of a court of competent jurisdiction has declared one or more conditions 

to be void or ineffective or has enjoined or otherwise prohibited the enforcement or 
operation of one or more such conditions. 

 
7. This Coastal Development Permit is issued without a legal determination having been made upon 

the number, size or shape of parcels encompassed within the permit described boundaries. Should, 
at any time, a legal determination be made that the number, size or shape of parcels within the 
permit described boundaries are different than that which is legally required by this permit, this 
permit shall become null and void. 

 
8. If any archaeological sites or artifacts are discovered during site excavation or construction 

activities, the applicant shall cease and desist from all further excavation and disturbances within 
one hundred (100) feet of the discovery, and make notification of the discovery to the Director of 
the Department of Planning and Building Services. The Director will coordinate further actions for 
the protection of the archaeological resources in accordance with Section 22.12.090 of the 
Mendocino County Code. 
 

9. Conditions approving this Coastal Development Permit shall be attached to any building permit 
application and shall be a part of on-site construction drawings. 
 

10. Standard erosion control Best Management Practices (BMPs) shall be employed during 
construction activities to avoid or minimize erosion and sedimentation from construction activities. 
BMPs shall be shown on submitted site plans for all building permits associated with the project. 
 

11. Prior to issuance of the building permit, the applicant shall specify BMPs to be implemented to 
reduce erosion and sedimentation from construction activities. If the amount of grading on the site 
exceeds fifty (50) cubic yards, the applicant shall cease construction activities and develop a 
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ATTACHMENTS: 
 
A. Location Map 
B. Aerial Imagery (Vicinity) 
C. Aerial Imagery (Detail) 
D. Topographic Map 
E. Site Plan 
F. Zoning Display Map 
G. General Plan Classification 
H. LCP Land Use Map 17: Mendocino 
I. LCP Land Capabilities & Natural Hazards 
J. LCP Habitats & Resources 
K. Post LCP Certification & Appeal Jurisdiction 
L. Adjacent Parcels 
M. Fire Hazard Zones & Responsibility Areas 
N. Wildland-Urban Interface Zones 
O. Wetlands 
P. Ground Water Resources 
Q. Highly Scenic & Tree Removal Areas 
R. Estimated Slope 
S. Western Soil Classes 
T. Biological Scoping Survey 
U. Structural Plans 
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