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December 22, 2022

PUBLIC HEARING NOTICE OF PENDING ACTION
STANDARD COASTAL DEVELOPMENT PERMIT

The Mendocino County Coastal Permit Administrator, at a regular meeting to be held on Thursday, January
12, 2023, at 11:00 a.m. or as soon thereafter as the item may be heard, will conduct a public hearing on
the below described project that is located in the Coastal Zone. This meeting will be conducted virtually
and not available for in person public participation in an effort to slow the spread of COVID-19 and pursuant
to the recommendation of the Mendocino County Health Officer and the California Department of Industrial
Relations. In order to minimize the risk of exposure during this time of emergency, the public may participate
digitally in meetings by sending comments to pbscommissions@mendocinocounty.org or via telecomment.
The telecomment form may be found at: https://www.mendocinocounty.org/government/planning-building-
services/meeting-agendas. The meeting is available for viewing on the Mendocino County YouTube page
at, https://www.youtube.com/MendocinoCountyVideo

CASE#: CDPM_2022-0010

DATE FILED: 10/12/2022

OWNER: ROBERT VALLAS & KARA WEISIGER

APPLICANT: ROBERT VALLAS

AGENT: JEFF WALL

REQUEST: Amendment to CDP_2022-0010 which authorized development of a test well on the
site. The amendment includes a request to convert the test well to a production well, construct a
single-family residence and accessory structures, and connect to utility service per the original
request of CDP_2022-0010.

ENVIRONMENTAL DETERMINATION: Categorically Exempt

LOCATION: In the Coastal Zone, 2+ miles north of Mendocino, on the south side of Drifter's Reef
Drive (private), 600+ feet west of its intersection with Point Cabrillo Drive (CR 564), located at
45225 Drifter's Reef Drive, Mendocino; APN 118-200-17.

SUPERVISORIAL DISTRICT: 4 (Gjerde)

STAFF PLANNER: LIAM CROWLEY

The staff report, and notice, will be available 10 days before the hearing on the Department of Planning
and Building Services website at: https://www.mendocinocounty.org/government/planning-building-
services/meeting-agendas/coastal-permit-administrator

As you are an adjacent property owner and/or interested party, you are invited to submit comments, at or
prior to the hearing; all correspondence should contain reference to the above noted case number. Written
comments should be submitted by mail to the Department of Planning and Building Services Commission
Staff, at 860 North Bush Street, Ukiah or 120 W Fir Street, Fort Bragg, California, or by e-mail to
pbscommissions@mendocinocounty.org no later than January 11, 2023. Individuals wishing to address
the Coastal Permit Administrator during the public hearing under Public Expression are welcome to do so
via e-mail at pbscommissions@mendocinocounty.org, or telecomment, in lieu of personal attendance.

All public comment will be made available to the Coastal Permit Administrator, staff, and the general public
as they are received and processed by the Clerk, and can be viewed as attachments under its respective
case number listed at: https://www.mendocinocounty.org/government/planning-building-services/meeting-
agendas/coastal-permit-administrator

The decision of the Coastal Permit Administrator shall be final unless a written appeal is submitted to the
Board of Supervisors with a filing fee within 10 calendar days thereafter. If appealed, the decision of the
Board of Supervisors to approve the project shall be final unless appealed to the Coastal Commission in
writing within 10 working days following Coastal Commission receipt of a Notice of Final Action on this
project. 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 Coastal Permit Administrator at or prior to, the public hearing.
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AMERICANS WITH DISABILITIES ACT (ADA) COMPLIANCE. Mendocino County complies with ADA
requirements and upon request, will attempt to reasonably accommodate individuals with disabilities by
making meeting material available in appropriate alternate formats (pursuant to Government Code Section
54953.2). Anyone requiring reasonable accommodation to participate in the meeting should contact the

Department of Planning and Building Services by calling (707) 234-6650 at least five days prior to the
meeting.

JULIA KROG, Director of Planning and Building Services
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STAFF REPORT- CDP MODIFICATION CDPM_2022-0010
SUMMARY
OWNER/APPLICANT: ROBERT VALLAS & KARA WEISIGER

257 SAN FRANCISCO BLVD
SAN ANSELMO, CA 94960

AGENT: JEFF WALL
43605 LITTLE RIVER AIRPORT ROAD
LITTLE RIVER, CA 95456

REQUEST: Amendment to CDP_2022-0010 which authorized
development of a test well on the site. The amendment
includes a request to convert the test well to a production
well, construct a single-family residence and accessory
structures, and connect to utility service per the original
request of CDP_2022-0010.

LOCATION: In the Coastal Zone, 2+ miles north of Mendocino, on the
south side of Drifter's Reef Drive (private), 600+ feet west
of its intersection with Point Cabrillo Drive (CR 564);
located at 45225 Drifter's Reef Drive, Mendocino; APN

118-200-17.

TOTAL ACREAGE: 2.39+ Acres
GENERAL PLAN: Rural Residential 5-Acre Minimum (RR:5)
ZONING: Rural Residential (RR)
SUPERVISORIAL DISTRICT: 4 (Gjerde)
ENVIRONMENTAL DETERMINATION: Categorically Exempt
RECOMMENDATION: APPROVE WITH CONDITIONS
STAFF PLANNER: LIAM CROWLEY

BACKGROUND

PROJECT DESCRIPTION: CDP_2022-0010 requested a Coastal Development Permit (CDP) to construct
a single-family residence, accessory structures, well, and septic system. However, comments from the
Coastal Commission identified that proof of adequate water supply had not been demonstrated prior to
issuance of the CDP. Therefore, the scope of CDP_2022-0010 was reduced to authorize only development
of a test well. Subsequently, the applicant proceeded with development of a test well and conducted a 17-
hour Proof of Water test in compliance with Mendocino County Environmental Health guidelines to
demonstrate adequate water supply. The applicant now requests an amendment to CDP_2022-0010 to
allow development of the site in accordance with the scope of work originally proposed for CDP_2022-
0010. The only change to the original scope of work is the clarification that the existing well will now be
converted into a production well to serve the proposed single-family residential use. Therefore, much of
staff's review of the proposed amendment has been completed and is contained in the staff report for
CDP_2022-0010. This document will restate those portions that have been previously reviewed. Refer to
the attached staff report prepared for CDP_2022-0010 for further information.
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STANDARD COASTAL DEVELOPMENT PERMIT MODIFICATION

RELATED APPLICATIONS:

On-Site
e CDP_2022-0010 for a test well, finalized 08/15/2022

Adjacent
e APN 118-200-04: CE_1996-0061, test well
e APN 118-200-16: LCP_1992-099, single-family residence
e APN 118-200-16: LCP_1990-045, single-family residence

PAGE CPA -2

SITE CHARACTERISTICS: The project site is in a residential subdivision west of State Route 1 between
Caspar and the Town of Mendocino. Russian Gulch State Park lies to the south of the subdivision. The site
is accessed from the north via Drifter's Reef Drive, a private road. The surrounding lots are either vacant
or developed with single-family residences. The project site is 0.33+ miles east of the bluff edge. A wetland
is present on the southern edge of the lot (see attached Wetlands). The southeastern portion of the lot is

heavily forested with primarily Monterey and Bishop Pine trees. The proposed development
on the northwest portion of the lot to avoid impacts to the nearby forest and wetland
Application Materials).

SURROUNDING LAND USE AND ZONING:

has been sited
(see attached

GENERAL PLAN ZONING LOT SIZES USES
NORTH | Rural Residential (RR:5) | Rural Residential (RR) 1.85%, 1.75+ Acres Residential
EAST RR:5 RR 2.74+ Acres Vacant
SOUTH RR:5 RR 1.14+, 1.2+, 0.98+ Acres Residential
WEST RR:5 RR 3.21+ Acres Vacant
PUBLIC SERVICES:
Access: Drifter’s Reef Drive (private) via Point Cabrillo Drive (CR 564)
Fire District: Mendocino Fire Protection District

Water District: None
Sewer District: None
School District: Mendocino Unified

AGENCY COMMENTS: On October 20, 2022, project referrals were sent to the following

responsible or

trustee 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
5

Air Quality Management District No Response
Assessor’s Office No Response
Building Division (Fort Bragg) No Response
County Addresser No Response
Department of Transportation (DOT) No Comment
Environmental Health (Fort Bragg) No Response
Planning Division (Fort Bragg) No Comment
CALFIRE (Land Use) No Response
California Coastal Commission No Response
California Dept. of Fish & Wildlife No Response
Regional Water Quality Control Board No Response
Cloverdale Rancheria No Response
Redwood Valley Rancheria No Response
Sherwood Valley Band of Pomo Indians No Response
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LOCAL COASTAL PROGRAM CONSISTENCY

Land Use: The subject lot is classified as Rural Residential 5-Acre Minimum (RR:5) by the Mendocino
County Coastal Element Chapter 2.2: Land Use Classifications (see attached General Plan). 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 amendment would not change the land use from what was previously reviewed as part of
the original scope of work for CDP_2022-0010. The single-family residence and accessory structures are
principal permitted uses and the small scale of development in relation to total parcel size would adequately
retain agricultural viability for the remaining portions of the lot (see attached Application Materials). The
proposed amendment is therefore consistent with the intent of the Coastal Element RR:5 land use
classification.

Zoning: The subject lot is within the Rural Residential (RR) zoning district as described in Mendocino
County Coastal Zoning Code (MCC) Chapter 20.376 (see attached Zoning). The Rural Residential 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 amendment would not change the use or location of any structures beyond what was
originally requested for CDP_2022-0010. Therefore, the project would include principal permitted and
accessory uses which comply with the setback, height limit, lot coverage, and parking requirements of MCC
Chapter 20.376. Due to setback requirements and environmental constraints, the most feasible building
envelope is limited to the current proposal, and the site would therefore have minimal impact on agricultural
viability (see attached Application Materials and CDP_2022-0010 Staff Report).

Jug Handle Creek Planning Area: As stated in the staff report prepared for CDP_2022-0010, the policies
of Mendocino County Coastal Element Chapter 4.6 do not apply to the current request.

Visual Resources: The site is not mapped in a Highly Scenic or Conditionally Highly Scenic Area (see
attached CDP_2022-0010 Staff Report). As stated in the staff report prepared for CDP_2022-0010, exterior
lighting would be shielded, downcast, and would not exceed the height of any structure on which it would
be placed. The project site is not within a Special Treatment Area. The proposed amendment is therefore
consistent with the visual resource requirements of MCC Chapter 20.504.

Hazards Management: Mapping does not associate the project site with any of the following: faults, bluffs,
landslides, erosion, or flood hazards (see attached LCP Land Capabilities & Natural Hazards). Per the staff
report prepared for CDP_2022-0010, the site plan identified several stormwater and erosion control
techniques to be implemented during construction (see attached Application Materials).

During review of CDP_2022-0010, the application was referred to both CALFIRE and the Mendocino Fire
Protection District (MFPD). CALFIRE comments provided during this referral shall be incorporated into the
current amendment request, and staff recommends the same conditions of approval. The current
amendment request was also referred to CALFIRE and MFPD on October 20, 2022. No response was
received from either agency. Therefore, the proposed amendment is likewise consistent with MCC Chapter
20.500.
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Habitats and Natural Resources: The requested amendment does not propose any changes to the
development reviewed in relation to the ESHA and wetland identified in the Wetland Delineation survey and
Reduced Buffer Analysis prepared by Jacobszoon & Associates, Inc for CDP_2022-0010 (see Biological
Report & Reduced Buffer Analysis available on file at Planning & Building Services). No site conditions are
expected to have changed between the time of survey and the present. Therefore, the discussion, findings,
and recommended conditions of approval contained in the staff report for CDP_2022-0010 are likewise
recommended for the proposed amendment. The current amendment request was again referred to the
California Department of Fish & Wildlife (CDFW). As yet, no response has been received.

Archaeological/Cultural Resources: The project was referred to the Northwest Information Center at
Sonoma State University (NWIC), an archaeological survey was prepared and submitted, and the survey
was accepted by the Mendocino County Archaeological Commission for CDP_2022-0010 on June 8, 2022.
The requested amendment does not propose any changes to the development reviewed in relation to
archaeological resources for CDP_2022-0010. No site conditions are expected to have changed between
the time of survey and the present. Therefore, the discussion, findings, and recommended conditions of
approval contained in the staff report for CDP_2022-0010 are likewise recommended for the proposed
amendment. The current amendment request was again referred to the Cloverdale Rancheria, Redwood
Valley Rancheria, and Sherwood Valley Band of Pomo Indians on October 25, 2022. As yet, no response
has been received.

Groundwater Resources: The project site is not within the jurisdictional boundaries of a local water district.
The project site is mapped as Critical Water Resources (see attached Coastal Ground Water Resource).

Coastal Element Policy 3.8-1 states that “Highway 1 capacity, availability of water and sewage disposal
system and other known planning factors shall be considered when considering applications for
development permits” (emphasis added).

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)
codifies 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 amendment 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 does 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 states that “areas designated CWR
(Critical Water Resources) shall have a minimum lot size of 5 ac[res] and demonstration of “proof of water”.
All lots less than 5 ac[res] shall demonstrate “proof of water” and may require an environmental impact
statement.”
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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. If Proof of Water is required,
these guidelines establish Professional Qualifications, Pump Testing Requirements, and Estimated Water
Demand, Pump Testing Methods, Pump Test Procedures, Analysis of Data, and Report of Findings.
According to the guidelines, “dry season conditions” are defined to be the period of August 20t to October
31st. According to the guidelines, minimum Estimated Water Demand requirements for a single-family
residence utilizing at least 2,500 gallons of water storage capacity is five tenths (0.5) gallons per minute

(gpm).

CDP_2022-0010 was referred to the Mendocino County Environmental Health Division (EH) on April 7,
2022. EH responded on April 26, 2022 that the project would require a septic system. EH did not comment
on water supply. The requested amendment was referred to EH on October 20, 2022. EH has not yet
responded to the current request.

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. Though EH standards do not require
proof of water for the proposed development, Policy 3.9-1 and the location of the site within a Critical Water
Resources area suggests that proof of water is necessary. This was not demonstrated within the original
application for CDP_2022-0010. Therefore, at the request of the applicant, the scope of CDP_2022-0010
was reduced to authorize only a test well. In this way, water service capacity could be demonstrated and
reviewed appropriately as part of the current amendment.

In reliance on approval of CDP_2022-0010, a test well was developed on the site. On November 9, 2022,
the applicant provided a Proof of Water Certification prepared and stamped by a registered civil engineer
(see Proof of Water Report available on file at Planning & Building Services). The report states that a 17
hour well test was conducted on October 25™. The report states that a minimum six tenths (0.6) gpm flow
rate was achieved for the duration of the test. The estimated sustainable flow rate was thirty-six (36) gpm.
However, the well itself is limited to twelve (12) gallons per minute. Therefore, the test meets the
guidelines established by EH for Estimated Water Demand and Pump Testing Requirements because the
applicant proposes to install a 2,500 gallon water storage tank. Staff reviewed the report and found that it
followed other EH guidelines for Pump Testing Methods, Procedures, Analysis of Data, and Report of
Findings. The report was sent to EH on November 9. No additional comments were received.

Staff therefore finds that adequate water supply for the proposed amendment has been demonstrated in
accordance with the Coastal Element, Coastal Zoning Code, 1982 Coastal Ground Water Study, and
Environmental Health standards.

Grading, Erosion, and Runoff: No changes were made to the plans submitted under CDP_2022-0010. The
submitted plans indicate several Best Management Practices (BMPs) to be implemented during
construction to minimize the effect of grading, erosion, sedimentation, and runoff. As no changes to the
previously proposed single-family residence and other structures were indicated, the same findings can be
made as those contained in the staff report for CDP_2022-0010. Staff therefore recommends the same
conditions of approval contained in CDP_2022-0010 to memorialize the proposed BMPs to be implemented
during construction and finds that the proposed modification is consistent with MCC Chapter 20.492.

Transportation, Utilities, and Public Services: The project would have minimal impacts to traffic and regional
roadways. The cumulative effects of traffic resulting from the single-family residence and its associated
development were considered when the Coastal Element land use designations were assigned. The project
site is accessed via Drifter's Reef Drive, a private road. Drifter’'s Reef Drive is accessed via Point Cabrillo
Drive, a County-maintained road (CR 564). The proposed single-family residence and associated
development is greater than twenty-five (25) feet from the center of Drifter's Reef Drive. The proposed
project includes a twelve (12) foot wide, ninety (90) foot long driveway of permeable gravel (see attached
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Application Materials). The proposed project would not create any new parcels.

On October 20, 2022 the project was referred to the Mendocino County Department of Transportation
(DOT). On November 1, 2022 DOT responded with no comment on the amendment. Therefore, staff finds
the project to be consistent with MCC Chapter 20.516 with respect to transportation systems.

Public Access: LCP mapping does not associate the project site with any proposed shoreline access or
other minimum access locations. Existing shoreline access is located along Point Cabrillo Drive (CR 564)
600+ feet to the east (see attached LCP Land Use Map 15: Caspar). Therefore, staff finds that the proposed
project does not conflict with MCC Chapter 20.528 or Local Coastal Program regulations with respect to
public access.

ENVIRONMENTAL DETERMINATION

The California Natural Resources Secretary has found that certain classes of project 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. The project involves the construction of a 1,152 square foot
single-family residence, 374 square foot attached garage, pump house, water tank, and septic system. The
project would also involve installation of a hot tub, construction of an attached deck and gravel driveway,
connection to utilities, and minor grading of less than fifty (50) cubic yards of material on two (2) to six (6)
percent slopes. CCR Section 15303, New Construction or Conversion of Small Structures, outlines several
examples of exemptions: Class 3(a) for one single-family residence, Class 3(d) for utility extensions and
street improvements to serve construction, and Class 3(e) for appurtenant structures such as garages,
patios, and swimming pools. CCR Section 15304, Minor Alterations to Land, includes the Class 4(a)
exemption for grading on land with a slope of less than ten (10) percent. As proposed, the project features
are consistent with these classes of exemption. Therefore, the project is exempt from further environmental
review.

PROJECT FINDINGS AND CONDITIONS: Pursuant to the provision of Chapter 20.532 and Chapter
20.536 of the Mendocino County Code, the Coastal Permit Administrator approves the proposed project
and adopts the following findings and conditions.

FINDINGS:

1. Pursuant to MCC Section 20.532.095(A)(1), the proposed amendment is in conformity with the certified
local coastal program. The project is located within the Rural Residential land use classification, which
is outlined in Chapter 2.2 of the Mendocino County Coastal Element. The proposed amendment
involves principal permitted and accessory uses that are consistent with the intentions of the Rural
Residential classification, including a single-family residence, garage, pump house, water tank, septic
system, and driveway. The small size of the proposed development in relation to the parcel as a whole
would not significantly detract from the small-scale agricultural potential of the lot; and

2. Pursuant to MCC Section 20.532.095(A)(2), the proposed amendment will be provided with adequate
utilities, access roads, drainage and other necessary facilities. Residential use of the lot is not expected
to result in major water extraction. The existing well, in addition to the proposed water tank, septic
system, and leach field are sufficient to provide water supply and sanitation to the project provided all
necessary permits are obtained. The applicant submitted a 17-Hour Proof of Water Test report which
identified that the existing well has an estimated sustainable flow rate of 36 gallons per minute. The
well itself has a flow rate of twelve (12) gallons per minute. The well was tested to meet the minimum
0.5 gallon per minute rate for project utilizing a 2,500 gallon water storage tank in compliance with
County Environmental Health requirements. The project would utilize roof-mounted photovoltaic panels
as well as a 500+ foot extension of service from a utility company for electrical service. The proposed
single-family residence would be accessed via a proposed driveway extending from Drifter's Reef
Drive, a private road. The project is conditioned to require BMPs during construction to ensure adequate
drainage; and
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3. Pursuant to MCC Section 20.532095(A)(3), the proposed amendment 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. Single-family residential use is a principal permitted use
within the Rural Residential zoning district. All other proposed development is considered a permitted
accessory use. The project conforms to other standards within the Rural Residential district, including
maximum dwelling density, yard setbacks, building height, and lot coverage. Physical and regulatory
constraints resulted in the proposed building location, which nevertheless allows for potential future
agricultural use of the remaining available land; and

4. Pursuant to MCC Section 20.532.095(A)(4), the proposed amendment will not have significant adverse
impacts on the environment within the meaning of the California Environmental Quality Act. The
proposed single-family residence and accessory structures meet the criteria to be Categorically Exempt
from further review under CEQA and would therefore not have any significant adverse impacts on the
environment within the meaning of the act; and

5. Pursuant to MCC Section 20.532.095(A)(5), the proposed amendment will not have any adverse
impacts on any known archaeological or paleontological resource. An archaeological survey was
prepared for the project and deemed adequate by the Mendocino County Archaeological Commission.
No cultural resources were identified as a result of the survey. The project has been conditioned to
require that any discovery of archaeological or paleontological resources during construction or other
activities be handled in accordance with State and local regulations; 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
amendment. Construction of a single-family residence and accessory structures is not expected to
significantly affect demands on public services. The nearest solid waste facility is the Caspar Transfer
Station. Incremental contributions to traffic volumes resulting from the proposed project were
considered when the Rural Residential LCP land use classification was assigned to the site; and

7. Pursuant to MCC Section 20.532.095(B)(1), the proposed development 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. LCP mapping does not associate the project site with any proposed shoreline
access or other minimum access locations. Existing shoreline access is located along Point Cabrillo
Drive (CR 564) 600+ feet to the east. Therefore, adequate access exists nearby. The proposed
development is accessed via a private road and would not interfere with the public’s right of access to
the sea.

CONDITIONS OF APPROVAL:

1. This action shall become final on the 11t day following the decision unless an appeal is filed
pursuant to Section 20.544.015 of the Mendocino County Coastal Code. The permit shall become
effective after the 10t working day appeal period to the Coastal Commission has expired and no
appeal has been filed with the Coastal Commission. 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 Il 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 County, State, and Federal agencies having jurisdiction.
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10.

11.

12.

13.

14.

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.

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 a nuisance.

d. Afinal 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.

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.

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 Coastal Code.

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

The applicant shall comply with those recommendations in the California Department of Forestry
and Fire Protection Conditions of Approval (CAL FIRE file #170-21) or other alternatives acceptable
to the Department of Forestry. Prior to final inspection of the building permit for the single-family
residence, written verification shall be submitted from the Department of Forestry and Fire
Protection (CALFIRE) to the Department of Planning and Building Services that this condition has
been met to their satisfaction.

The applicant shall adhere to the recommendations of the CCC Wetland Delineation, including
Appendix D (“Reduced Buffer Analysis”) prepared by Jacobszoon & Associates and dated October
29, 2020, in order to provide for the protection of identified Environmentally Sensitive Habitat Areas
(ESHAs) and wetlands.

Standard erosion control Best Management Practices (BMPs) shall be employed during
construction activities to avoid or minimize impacts to nearby wetlands. BMPs shall be shown on
submitted site plans for all building permits associated with this project.

Prior to issuance of the building permit for the single-family residence, 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 Grading and Erosion Control Plan for the site and submit it to the
Department of Planning and Building Services for review and approval.

In accordance with MCC Chapter 20.492, a building permit, or grading permit exemption, shall be
required for any grading, including but not limited to, any excavation or filling or combination thereof
involving transfer of more than two (2) cubic yards of material. The Coastal Permit Administrator,
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COASTAL ZONE APPLICATION FORM

/- APPLICANT

name: RODETrt Vallas phone: 419-515-7527 h
Mailing Address. 20/ oan Francisco Blvd.
ary. oan Anselmo Stata/zip: 5 emai: FODErtvallas@gmail.com
\- J
(- PROPERTY OWNER N
name: RODErt Vallrasr phone: 419-515-7527
Malling Address. 20/ oan Francisco Blvd.
oty oan Anselmo ————le emai. FODErtvVallas @gmail.com
\-
AGENT
(N;mw SerE WA phone: 707 387 ~ 2722, h
Maling adaress: #3005 Little River Airport Rd
ary: ittle River State/zip; IO456 emaii:Wall.wc@gmail.com
\
~— PARCEL SIZE STREET ADDRESS OF PROJECT
2.69 B 45225 Drifters Reef Dr. Mendocino, CA 95460
\

ASSESSOR’S PARCEL NUMBER(S)
118-200-17

] certl that the information submitted with this application is true and accura£7

P /N

7
S/gnature of Applicant/Agent Date Signature of Owner Date

|
|
J




COASTAL ZONE — SITE AND PROJECT DESCRIPTION QUESTIONNAIRE

The purpose of this questionnaire is to provide additional information related to the Coastal Zone concerning your
application to the Department of Planning and Building Services and other agencies who will be reviewing your project proposal.
Please remember that the clearer the picture that you give us of your project and the site, the easier it will be to promptly process

your application. Please answer all questions. For those questions that do not pertain to your project, please indicate as “Not
Applicable” or “N/A”.

1)

2)

3)

4)

5)

6)

THE PROJECT

Describe your project and include secondary improvements such as wells, septic systems, grading, vegetation removal,
roads, etc.

-New home construction (single story with Hardie Panel siding and standing metal seam roof) with attached deck (Trex) and attached garage
-New pump house, water tank, and septic system (2 bedroom)
-Grading for 90 foot driveway and slight downslope foundation

-No tree or shrub removal for home, driveway, and accessory structures
-Hot tub

If the project is residential, please complete the following:

Type of Unit . Number of Structures Square Feet per Dwelling Unit
m Single Family House 1512

] Mobile Home Attached garage 374

(] Duplex Pump house 64

O Multifamily Water tank 44

If Multifamily, number of dwelling units per building:
If the project is commercial, industrial or institutional, complete the following:

Total square footage of structures:
Estimated employees per shift:
Estimated shifts per day:

Type of loading facilities proposed:

Will the project be phased? = No [ Yes. If yes, explain your plans for phasing.

Are there existing structures on the property? No [Yes. Ifyes,describe and identify the use of each structure on
the plot plan.

Will any existing structures be demolished? No [l Yes

Will any existing structures be removed? ® No [JYes Ifyesto either question, describe the type of development to
be demolished or removed, including the relocation site, if applicable.




7) What is the maximum height of the structure? Front=20'Rear=22'6" Feet,

" 8) Total lot area (within property lines): 269

9) Lot Coverage:

EXISTING
Building Coverage: square feet
Paved Area: square feet
Landscaped Area: square feet
Unimproved Area: square feet

10) Gross floor area: 1950

11

——

Parking will be provided as follows:
Number of Spaces: Existing:

Number of Covered Spaces: 1
Number of Uncovered Spaces: !
Number of Standard Spaces: 1
Number of Handicapped Spaces: 1

12

—

Utilities will be supplied to the site as follows:

A. Electricity .
] utility Company (service exists to the parcel)

= Utility Company (requires extension of services to the site: 300

= On Site generation, Specify: Photo-voltaic panels on roof

[J square feet

NEW PROPOSED

1950

square feet

1785

square feet

0

square feet

0

square feet

Proposed: 2

Size:
Size:
Size:
Size:

GRAND TOTAL:

= acres

TOTAL

1950
1785

3735

square feet (including covered parking and accessory buildings

Total: 2
9x19
15%20
9x19
15x20
feet miles

O None

B. Gas
= Utility Company/Tank
] On Site generation, Specify:

] None

C. Telephone: = Yes [JNo

square feet
square feet
square feet
square feet

square feet

13) Will there be any exterior lighting? [ No ™ Yes If yes, describe and identify the location of all exterior lighting on

the plot plan and building plans.

Hubbardton Forge dark sky light fixtures: 4 sconces (2 on deck, 1 on front of house left of garage, 1 on side of house next to exit door from garage)

Hubbardton Forge dark sky light fixture: 1 downlight (front entry)

Low voltage LED strip lighting under treads on deck stairs

14) What will be the method of sewage disposal?
1 Community sewage system, specify supplier:

= Septic Tank
O Other, specify:




15) What will be the domestic water source?
] Community water system, specify supplier:
= Well
OJ Spring
[ Other, specify:

16) Is any grading or road construction planned? [0 No ® Yes If yes, grading and drainage plans may be required. Also,

describe the terrain to be traversed (e.g., steep, moderate slope, flat, etc.)
Moderate downslope (6% to 2%) driveway @ 12x90'

Moderate downslope (front of house to back) house 2%

For grading and road construction, complete the following:

A. Amount of cut: 50 cu. yards

B. Amount of fill: 50 cu. yards

C. Maximum height of fill slope: 8"

D. Maximum height of cut slope: 8"

E. Amount of import or export: 40 cu. yards -

F. Location of borrow/disposal site; Fill materials - local rock supplier, Ft. Bragg. Disposal - Wall construction yard, Little River, CA.

17) Will vegetation be removed on areas other than the building sites and roads? ™ No [ Yes If yes, explain:

18) Does the project involve sand removal, mining or gravel extraction? ® No [ Yes If yes, detailed extraction,
reclamation and monitoring may be required.

19) Will the proposed development convert land currently or previously used for agriculture to another use? ® No [ Yes
If yes, how many acres will be converted? Acres (An agricultural economic feasibility study may be required)

20) Will the development provide public or private recreational opportunities? No [JYes Ifyes, explain:

21) Is the proposed development visible from:
A. State Highway 1 or other scenic route? ] Yes [CIX No
B. A park, beach or recreation area? (1 Yes [1 XNo

22) Will the project involve the use or disposal of potential hazardous materials such as toxi substances, flammables, or
explosives? No [JYes Ifyes, explain:

23) Does the development involve diking, filling, dredging or placing structures in open coastal waters, wetlands, estuaries

or lakes?

A. Diking J Yes 1 XNo
B. Filling O Yes COX No
C. Dredging [ Yes ] XNo

24) Placement of structures in open coastal waters, wetlands, estuaries or lakes: [] Yes = No



Amount of material to be dredge or filled? cubic yards

Location of dredged material disposal site:

Has a U.S. Army Corps of Engineers permit been applied for? [ Yes [ No

If you need more room to answer any question, please attach additional sheets.
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oN RECYELED PAPER

+}* GENERAL NOTES

« SITE PLAN NOTES

1 THESE PLANS AND SPEGIFICATIONS ARE AN "OPEN"

IMPLEMENTATION AND CONSTRUCTION OF THIS PROJECT.
THEREFORE, THE BUILDER SHALL SIGN AND HAVE FULL
INTERPRETIVE POWER, AUTHORITY. AND RESPONSIBILITY
OVER ALL ASPECTS OF CONSTRUCTION WHETHER OR NOT
'SPECIFICALLY ADDRESSED WITHIN THESE PLANS, INCLUDING.

LOADS, UTILITY ACCESS & SERVIGE INSTALLATIONS, HEALTH
FIRE & SAFETY REGULATIONS, SANITATION, ENVIRGNMENTAL

FURTHERMORE, THE BUILDER SHALL VERIFY ALL DIMENSIONS,

AND SECURITY CONSIDERATIONS, ETC.

o

WHENEVER AND WHEREVER AN ARPARENT DISCREPANCY

‘CONDITION SHALL HAVE PRECEDENGE.

63 ALL MATERIALS AND WORKMANSHIP SHALL CONFORM TO
THE 2010 CALIFORNIA CODE OF REGULATIONS, TITLE 24
“CALIFORNIA BUILDING STANDARDS CODE" ( CBSC| RE: ‘CODE"
CONSISTING OF THE FOLLOWING PARTS:

2= 2010 "CA. BULLDING CODE" [CBC]

25= 2016 'CA RESIDENTIAL CODE" [CRC| < PRIMARY CODE >

INCLUDING ARPLICABLE (BC &CA. STANDARDS

(mcpes)

MENDOCINO COUNTY PUBLIC HEALTH" . (MCPHD) CONTROLLED IN COMPLIANGE WITH THE STRICTER AUDIBLE & VISUAL ALARM PREOSLY PROPOIED BUOMG ENVELOPE
R oI A e et A R e
" ARACO0.AK 'OR THE CURRENT CALIFORNIA DEPARTMENT OF WATER

G 4 THESE PLANS AND THE DESIGN CONVEYED HEREON ARE
RELEASED TO THE NAMED RESPONGIBLE BUILDER / OWNER
WITH THE LIMITED AUTHORIZATION TO USE AND COPY SUCH
ONLY AS NECESSARY FOR THE ONE TIME USE IN THE

P,

BUILDER SHALL TAKE APPROPRIATE MEASURES
TOMINIMEZE SITE DISTURBANCE IN ORDER TO
PRESERVE EXISTING NATURAL RESOURCES
AND MINIMIZE FUTURE ADVERSE EFFECTS OF
PROPOSED STRUGTURE PER [ CGC 4104.1]

THE GONSTRUCTION SITE SHALL BE IDENTIFIED
AND DELINEATED BY TEMPORARY FENCING OR
FLAGGING TO LIMIT CONSTRUCTION ACTIVITY

7O THE CONSTRUCTION AREA PER [ CGC A4.106.24 |

, BUILDER SHALL TAKE ARPROPRIATE MEASURES TO

MANAGE STORM WATER DRAINAGE DURING
CONSTRUCTION BY USE OF RETENTION BASINS,
SWALES, BARRIERS, WATTLES, OR OTHER METHODS
APPROVED BY THE BIA PER [CGC 41062]

ANY DISPLACED TOPSOLL TO 8E STOCKPILED ON SITE
AND APPROPRIATELY PROTECTED FOR REUSE IN
THE ORDER EXCAVATED PER | CGCA41062.3]

‘SITE SHALL BE DEVELOPED TO KEEP SURFAGE WATER

‘SHALL BE SLOPED MIN. 2% AWAY FROM BUILDING
PER[CRC R013 |

INTOBUREED LINES EXTENDING @ MIN 2% SLOPE TO
PERFORATED DISPERSION LINES IN VEGETATED
SELF:RETAINING AREAS, MIN.5' FROM BUILDINGS
CUTS OR PROPERTY LINES ORWITH SWELLS OR
APPROPRIATE LANDSCAPED FEATURES AS NECESSARY
TOPREVENT ROTENTIAL OFF SITE RUN-OFF OR EROSION

WHEREVER POSSIBLE, AREAS DISRUPTED DURING
CONSTRUCTION SHALL BE RESTORED WITH NATIVE
VEGETATION WITH ANY ADDITIONAL FINISHED

LA ZING MIN.

TOLERANT PLANTS AND TREES AS APPROPRIATE
PER [CGC A416.3]

‘SHOULDANY AUTOMATIC IRRIGATION SYSTEM BE
INSTALLED AT THE TIME OF FINAL INSPECTION, THAT
SYSTEM SHALL BE WEATHER OR SOIL MOISTURE BASED

RESOURCES' MODEL WATER EFFICIENT LANDSCARE
ORDINANCE (MWELO ). PER|CGC4.304.1]

() HEAVY FOREST
MONTERY PINE

SBISHOPPINE _ — 'SER & CONTROL WiTh

- FouNDATIONDRAN
2T O

MANTAN M, 2% SLOPE

SE OVERVIEW
N.TS.

EESE

[ By

EEEEREEE]

A.P. No. 118 - 200 - 17

DEVELOPMENT. COSTING, PERMITTING AND CONSTRUCTION
OF THE DESCRIBED PROJECT AT THE DESCRIBED LOCATION
WITHTHE DESIGNER RETAINING AL OTHER PROPRIETARY
AND COPYRIGHTS THERETO.

NEW MENDOCINO HOUSE

45225 DRIFTERS REEF DRIVE
* MENDOCINO, CA 95460  “*

257 SanFrancisco Bivd. SanAnselmo, CA 84960

(415) 615 - 7527

Robert W. Vallas
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PRokCT

usas conTouR,
ELEVATIONS

ABBREVIATIONS
FOR GLEARITY. THE FOLLOWING STANDARD ABBREVIATIONS
ARE TYPICALLY USED THROUGHOUT THESE PLANS:

W mwcron BocT
AH AR CHANGES PER HOUK
201 ADIONNG

0oL ADTONAL

APF. ABOVE PNGHED FLOOR

5T PORTABLE ANITATION FACWITY

PROJECT DATA
SITE PLAN &
EXTERIOR VIEW

©  cowmmoL JowT
o cenTem une
ae  cmmg

an  cuea

@ roororasn

e’ Canren 70 centen
Eard «js| PROJECT DATA
T oevacen
oF 4 DovmABRRIARCH ‘GRC OCCUPANCY R:3 SINGLE FAMILY RESDENCE :
Y it STORMWATER SELF-RETAINING AREA| CES OCCUPANCY SINGLE FAMILY DETACHED RESIDENCE o7 m%mﬂmﬂ”m{”mﬁﬂzgi g
Dwa  oRAWNG = CES CLMATE ZONE cz1 =
Dow., /MG CRC CONSTRUCTION TYPE VN (TYP. LIGHT WOOD FRAME ) Bt | FLOOR PLANS & SCHEDULES w v
& B e & 2| sozmon sevrons F g
HEC  BECTRG mECTRCA BASIC WIND/EXPOSURE 85mph, EXPOSURE 8 2] EoaDATON AN TLOOR AN = : M“E
B moeaL v
b - FIRE HAZARD SAFTY ZONE STATE RESPONSIBILITY: SRA - H
e MINIMIZE DEGRADATION OF WATER st kAt o 85| (CROSS & LONGTUDINAL SECTIONS % :
o Pt e DR STE VAT by 86| INTERIOR ELEVATIONS & CGCNOTES e
B Enmee €| ELECTRICAL/MECHANICAL PLANS £3 i
. mokwar WWORK SHOULD BE CONDUCTED IN FAIR WEATHER DURING e £ i
B THE ESASOUAL WORKAYNIOW OF APRROUMATELY BUILDING AREAS x1| Accessorv sTRUCTURES -
o POUNGATON TOTAL SITE AREA 117180SQFT =269 ACRE PUMP HOUSE £8 5!
oo mee o SW2. ISOLATE THE CONSTRUCTION AREA FROM FLOWING WATER = oz EXISTING STRUCTURES NONE Qe Az 4L
% he UNTIL PROJECT MATERIALS ARE INSTALLED AND EROSION = FF= == g37 i
R ool PROTECTION IS IN PLACE. — R — S — ADDENDUMS £z ¢ mu*
av ez W v STOREES ONE 22 Siz
o omade WO Wi out SW3, EROSION CONTROL MEASURES SHALL BE IN PLACE AT ALL sk FIRST FLOOR CFA 1504 saift =" o5
o Svissgone TEON._OMT RO EMION/ Ml TIMES DURING CONSTRUCTION. DO NOT START 5 X SECOND FLOOR CFA NiA OF <<
7O PRMARY CODE ARD AUTHONITY REFERENCED 95E (NOTE 03/ ABOVE | ‘CONSTRUCTION UNTIL ALL TEMPORARY CONTROL DEVICES L TOTAL LIVING AREA 1512541t
ALSOREF: ANSL  AMERICAN NATONAL STANDARDS INSTITUTE (STRAW BALES. WADDLES, SILT FENCES. ETC.) ARE IN S NGOHUMIONSD ARES st
e YRGERATON, PLACE DOWN SLOPE OR DOWNSTREAM OF PROJECT SITE. ron>ﬂn—oz g>v GARAGE FLOOR AREA Frasatt
" A CODTIONNG ENGIEERE
AGTM AMERGA GOGETY FOR TEETNG MO MATERILS STANDARDS W4, MAINTAIN ADEQUATE EROSION CONTROL MEASURES TOTAL ENCLOSED BULLDING. Sadi 1886 sqtt
AWPA  AMERICAN WOGD PRESERVERS ABSOCKTION ON SITE TO FACILITATE A QUICK RESPONSE TO ANY GOVERED PORCH AREAS
CAG  CALIFORNA AIR QUALITY STANDANDS 'STORM EVENTS OR N.T.S. HIGH (>30") DECK AREAS 450 sqft
G o asmommon e AT TOTAL BUILDING FOOTPRINT 2361 satt
[EC  INTERNATIONAL GODE CouNGIL SWS USE APPROPRIATE EROSION CONTROL MEASURES TO
HERS  HOME ENERGY RATNG. SYSTENM PROTECT AND STABILIZE STOGKPILES AND EXPOSED NEW ACCESSORY STRUCTURES
W hoMevmamovsamte SOILS TOPREVENT MOVEMENT OF MATERIALS. USE OF PUMP HOUSE (1007) T
UL UNDERWRITERS LABGRATORES DEVICES SUCH AS PLASTIC SHEETING HELD DOWN 2500 GAL WATER TANK: (507) 07-30-2021
WITH ROCKS OR SANDBAGS OVER STOCKPILES, SILT TOTALME I CORBTRUCTION: (25117) —
FENCES OR HAY BALE BARRIERS TOMINIMZE MOVENENT TOTACOVERAGE 94301 [E o]
REFERENCE KEY OF EXPOSED OR STOCKPILED SOLS. O AiE st it
scTio o
SBCTION NUMBER SWE  STOCKPILE EXCAVATED MATERIAL IN AREAS WHERE IT
on SHEET ‘CANNOT ENTER A STREAM GHANNEL OR WATERWAY. DRIVEWAY, PARKING, ETC.
ligile PRIOR TO START OF GONSTRUCTION. DETERMINE AND PERMAE AREAS: 1245 sait
sl VERIFY THAT SUGH SITES ARE AVAILABLE AND DESIGNATED NON-PERMABLE AREAS 540 sqft
AT OR INEAR THE PROJECT LOGATION. TOTAL COVERAGE 1785 saft
(A1) ~—————PLAN GRID COORDNATE
V7% GUTER BONRDER SWOULD WENSURE FRECRELY 3133 77" TAPGRTANT! WY ENGNEER'S CALCULRTIONS, DETALS,

RBK R STATE RESPONSIIITY FIRE WZARD SAVETY Z0WE (F¥GZ) ey _ 0

'VGRIFY PRNT DIMENSIONS & ADSUST SCALIN ACCORDINGLY
NOTE SCALE ADJUSTMENT FACTORS: Xa. e,

'ALL EXTEROR MATERIALS SHALL COWORM TO APPLCABLE Sl PLANS, NOTES ANDOR SPECIFICATIONS
TANATE 1574 W BCANE URBAN DTEFPACE" { s REQURBAENTS

SITE VERIFY ALL DIMENSIONS ~

Y Y T T T BEERATEE TE VERT e
GIVEN DIMENSIONS HAVE PREDEDENCE OVER SCALE _

3 oF T CAUFORA BUSHEDS AND PHOPUSAIONS COOL




R (2]
<} DESIGN & PLAN NOTES CONVENTIONAL BRACED WALL SCHEDULE
WIND DESIGN SPEED: 85-90 MPH AT EXPOSURE: C_/_SEISMIC DESIGN CATAGORY: D1
Bt AL TD ] T REGURED SAENG 1 FRoviDED wERIoR OB REGUIRED SRACHG 1 Terovioea | 1
TO BE FULLY CAULKED OR OTHERWISE SEALED TO LIMIT AIR BRACED BRACING lBwL [BWL [BwL |cONT, EXTERIOR | EDGE |\waii.@ BRACED {8RACING || WND i [mmion.
NFILTRATION AS FER CRC 6724 SPECS: THESE INGLUDE WALLANE BoRD WAL weTHoD | x 404 = RAD SHEATHIN
IOINTS ARGUND WINDOW AND DOOR FRAHES, PLUMBING ———— - =
'AND \WIRING PENETRATIONS, SEAMS BETWEEN SOLE PLATES BAck r 1 o0 | o] o 0] 7 2 3 PAHDZ o TTSIE | \vep | ] 120000 [ o ole i I
AND SUBFLOORIG, BETWEEN BUILONG PANELS, ETC. @ |k 2] 2 | ® | o | ves Jao)isoe | 4¥] 80 azona- 2 |55 —eo T rvsono | osa |1 O @ [House 28] xizeaon | PYwooo|
< WA - THAD | =y P iz
B2 ALLDOORS WNDOWS ANDACGESSES BETWEEN CONDITIONED D) Bk, | we 1w | ves 2o (222 hammac f26] 2 | 37 [[7o [ hivwoon [loeces D@ [ 0 | wo fleo] Taeane | [ 2 |3z o] 2 ove g
'AND UNCONDITIONED AREAS, INCLUDING GARAGES, ENCLOSED ] 5 ~ T T WaF t t 5
® A oL B R T YD o | ves o nn e [0l m S as] 2 [ e < | © = o , o
FULLY WEATHERSTRIPRED AG PER CRC 4.2 SPECS. samact b o e s e = =
& 108 12 = I o e | = | w0 | o] ) - e[
£| o5 mumumcrueovoon o umoowunTsTose ces @D Lo | il IR ol 8l i il ol bt i B o] rouse L I B o il { ©
2 GERTIFIED AND LABELED AS MEETING ANSI AND OTHER TRONT ” = o 1= 7 = | 5 r—
m m APPLICABLE STANDARDS, ( D40 MAX U-VALUE ) AS PER T-24. mHN GARAGE d YES 135 siaexi0x | 56 | 400n2e0 |48 2 =7 PLY SIDING T PANDZ OFFICE wap Ly il & YES |35 x1. 300100 ar i | il
SPECSAND  CRC R306.8 R618 ] LABEL SHALL T BE FROT TEUBA0 2o o] TR EAT o : 7z COX || PAHDZ T E0E o T | i
mm REMOVED UNTIL APPROVED BY BUILONG OFFICIAL @ |neoe: | e w || ves [jas| o |56 | o azeaoe || 84] 2 || az [ oner[[D% Co0 i barax ©® [Sam | wee | 2o [ 2 [ o [ ves [os] WEioe [ HEBE BRI N
~
21 84 aooor aLsziG aLASS TuBAND SHOWER DOORS AND - . T
E ENCLOSURES, ALL GLAZING WITHIN 18" OF WALKING SURFACES WALL BRACING FOOTNOTES 380 A nmma wwaﬂw_uwmﬁ.ﬂ HIGH thwmwr;mm“wnm»_r 3
OR 24" OF DOORWAYS, PASSAGEWAYS, STAIRWAYS, OR EWELE 4
T T ey _ &5 e i UK o g
BE FULLY TEMPERED, GERTIFIED SAFETY GLASS OR OTH ‘CONFIRM COMPLIANCE WITH ANY AND ALL APPLICABLE WIND AND T TO DEFLECT TOIMAX 4" SPACE AT SPAN GENTER .
APPROVED SHATTERPROOF MATERIALS PER | GRC R300. A =
o e T =
BS  PROVIDEEACH HABITABLE ROOM AREAWITH NATURAL LIGHTING = | -
BY GLAZED EXTERIOR OPENNGS (WINDOWS, OfE ) OF MIN. 8% WUI COMPLIANT 2x8 “TREX" O/E DECKING DEGK I BS A@ 6
OF APPLIGABLE FLOOR AREA, PER | CRC RO031 5 0 € —— o € 2
86 ALL SKYLIGHTS OR OTHER SLOPED OR HORIZONTAL GLAZING - | 3 o
‘TEMPERED OR SAFETY GLASS PER | CRC 3060 | y 2 X 20" x 8" EXTERIOR STUD WALL, TYP.
‘SKYLIGHTS TO BE MOUNTED ON MIN. 4"CURB & FULLY FLASHED anc 210 2 ’ STUDS @ 16 OC, UN.D.
@[ €5 = CONTNUOUS SHEATHED BRAGED WALL LINES TO CONFORM WITH CRC. & o S sor a0 70— P S B8 Q o
B7  PROVIDE AT LEAST ONE EMERGENCY ESCAPE AND RESCUE SECTIONG [ RE0210.4 & RED210.5 | r N 1 | CONVENTIONAL WSPERAGE PER SCHEDULE
OPENING FROM EACH SLEEPING ROOM! BY OPERABLE DOOR @ | WALL BRAGING TYPES PER PLAN: = | & . OVERLAY WITH "TYVEK" OIE BULLDING WRAP
OR WINDOW HAVING AMIN. CLEAR OPENNG OF 7 57T WSP = WOOD STRUCTURAL PANEL SHEATHING PER (CRC ROD4| B | g 1 FINISHE WITH EXT PLYWD SIDING & 1x3BATTS @ 12'0C
M, 55 SFT AT GROUND FLOOR ). WITH M, DMENSONS MIN_ WIDTH PANEL PER{GRGTABLE REGZ108 ] OF M. 711 0SB iy 8 T3 ) fe= g - o DAL S i rRATTS
OF 20" WIDE BY 24'HIGH ANDMAX OPENING SILL HEGHT | OR 117 GDX PLYWD OVER 2 STUDS @ 26 OR 16" OC, NAILED ik g v d 4 L B i sy -
OF 44" ABOVE THE FINISHED FLOOR PER ORC R101 | WITH 6 COMMON @ © OC BOUNDARIES, EDGES & 10C FIELD, TYP. 5 T soscoTsegme ) e 2 I OVERLAY 9P, EXT WALLS UNDER SIDIG — 2
@B = GYPSUM BOARD SHEATHING PER (CRC REG23 & R7023: L = et 3] VERL - =, 2
80 provocum zraar arEacosss wTeATIERTPRED MI, 45" WIDE PANEL OF 17 (OR 7 GY. BOARD AP, OVER &Y 7/ & Tl g ULATION 7] 3
TO EACH AT 2 STUDS @ 16" OC, 5 & i = DENoTED WITH YELLOW [[ ] P}
AR 30 SLEAR EASROGM ABOVE ACGLSE | TN W ot AT V) NALS O 117 WODD SOREWS of |15 : , ; g
e o NeORES o AT A o 7o s i : i) =)
B0 UNLESS OTHERWISE SPECIFIED, ALL CABINETRY. FIXTURES. R bt e atalond Ko | =y 3
; : ABW = ALTERNATE BRACED PANEL PER [CRC RSO21032] | o u
APRLANGES, FLOORING, AND FINISHING SHALL BE ACCORDING | MIN. WIDTH PANEL PER  GRC TABLERSG2105] x MAX 10 HIGH ﬁ Lo PCHTOUE hg o g £
TO OWNER'S SPECIFICATIONS AND INSTALLED PER CRC AND e “ |l o g
GES|(T:24) RECUIREMENTS (ARIED ATTH 164 CRMITA @ 1100 (BOUMDARIER, 155 JATIINEY H A ON TILE HEARTH RE: MECH PLAN W 2
(UNLEEG DIRECTLY GUPPLIEDBYTHE OWNER, AFPLICADLE, OF 3 GrONY) & 12 G MIELD, DAL PANEL EDGE SUD8 & ANGHOR & 2g zZz 2
- ) WITHHOLOOWN AP/P. (HDURDS2:, LSOTHDS, OIE ) ATTAGH BOTTOM H ]
TYP. HOLDOWN INSTALLATION x
Gib — PLATE TO CONT. FOUNDATION WITH MIN. (2) 515" A-BOLTS ] ATTAGHED ToBaUALESTUD & &) .
BY DIRECT EXTERIOR OPENINGE. M. 4%OF FLOGR AREA, Fit i INTERMITENT PORTALITANE B JORC RS 34 z 1 = ANGHOR PER DETAL n Ohg|S
UNLESS COMPENSATED FOR WITH MECHANICAL VENTILATION HEWRFH = W TBRACEDTMMBLIRER (| GRS RC2:A00] 4 al 1 HOR PER rmwl = E ~T
DI 098 ACH PER | ORO RIS 114704 SPECS .57 » CONTNUOUS SNEATWED PORTAL FTAME PER ORC 432 10.4] SEE DETAIL I 1 GREAT ROOM L ) 12 =3
- 2" CSAFH = 2 BRACED PANEL PER | CRC RE2105) ) % P > T sqft < 3 e NG
11 PROVIDE WHOLE BULLDING INDOOR AR GUALTTY (1AQ ) VENTILATION @) mxw oF CoWsP, nowe (B T gy e FLAT CIELING, TYP. N @ Zn 3
"SYTEM PER(GES 150003 1520 'NBRACED WALL LINE SHELL BE PERMITTED PER | CRC REG2104 1] ALT. ~— e || = T @ 2 AFF 2 B
RE![ASHRAE 5TD. 122 NOT ALLOWNG FOR NATURAL VENTING IN SUGH CASE THE GREATER BRACING REQUIREMENTS SHALL BE USED === 1 % ]
o PR OES TABLE &3 B MESHANIAL PLAN SHEET 113 (@) BRAGED WALL PANELS SHALL B LOGATED AT THE END OF EACH BRACED WALL LINE B Sy | m o & 53
EXCERTION. PER [ GRC ‘RE2102:21 ), THE BRAGED PANEL MAY SEOR w ¥ —— | ES g%
512 PROVIDE FINE PROTECTION BETWEEN PRATE GARAGE & MAX 10 FROM THE END OF THE BRAGED WALL LNE (CORNR), FROVIDED g _ - = L 25|58 0]l
'DWELLING PER | CRC R302] BY FULLY SHEATHING GARAGE 1. MIN. 24" WIDE BRACED PANEL IS APPLIED TO'BACH SIDE OF THE CORNER, OR. = P b4 f | “W Ve
SIDE OF COMMON WAL AND CEILNG UNDER ATTIC WITH | s sreLoou Mo e iogesT 4 o i e v By, ? g ) & INTERIOR PLUNBING 7 SOUNDIWALL ® s 2 S55
NN 12~ GYP. BOARD. ] | Nor ot & A | =L =
L — e S S e il T ! e oe g 17 o shsoEres _ 28s(Sie
WITHIN SPECIFIED BRACED PANELS: i . | WHS0UND INSLEATION, ENCLOSED CABINET HOUSING g= &=
ey e e, 23 i +200e Tougs T ‘ RSt memer commoien i
. 3 X 3 \ & STORAGE BATTERIES
TOP PLATE WITH A%5 CLIP OIF @ 2¢° OC . STACKED WASHER | DRYES
ALL PENETRATING DUCTS & INSTALLATIONS TO BE STEEL 'SOLID BLOCK ALLHORIZONTAL SHEATHING JOINTS UNLESS PANEL LENGTH bl m x 3 & VENT FO.OUTSIDE | win. 16" ABOVE m»m»nm FLOOR v
COUFORMNG TO{ ORC R28 ‘EXGEEDS TWIGE MR PANEL WIDTH [ RC RE0210.12] OR FOR o 3 b s 8VENT TO BXTERD H "
S HORIZONTALLY INSTALLED GYP. BOARD. F & i : I £ &
i A RUTE WG RATED O 515 O AUTO CLOBNG, y o) I 5 i) -
BELFLATCHNG, AND FULLYWEATHERSTRIPPED. D ¥ g e 7y S o
PER | CRC RA025.1] & CES (T-24 ) SPECS 5 S &
. RECER N PROVIDE 2x12 ON EDGE WALL BLOCKING \B5, =3 o | — 6 8B/ b
B13 oseT AROUND SHOWER & BEHIND TOILET — —— 5 ® p- LOS- ¥ | & |
WITH MIN. 26" CLEAR SPAGE I FRONT OF TOWLET PER [ GPC 407,61 FOR FUTURE INSTALLATION OF GRABBARS | 3 /\ {41 x5 | 2 |
B 2 MAINWATER SUPPLY LINE | | 7 m— = =712 o] s M | 1ol
BE WICUTOFF T 134" SC. WOO i [l UTILTY SERVICE PANEL SMETER z
SURFAGE TOMN. 6T ABOVE FLOOR PER | CRC RI07 24 AT o b i
! . SEPERATE 2' AFS WATER | ﬁln.l. £ o W/ AUTO CL ; & 7 | |
B15  PROVIDE A ONE-PIECE WATERPROOF AND SHATTERPROOF SUPPLY LINE W/ CUTOFF W A 1 —— 3%4' CONCILANDING
FLOOR PAN WITH DRAN, UNDER WATER HEATER TANK AND i L
e T ST T R wescomroL mszrw | | 4y T 2 ! 1| | M
- coats A6 vt o] 1AQ SUMMARY AUDBLES VSUALALARM | | & (R B | o
PROVIDE MIN 42" HIGH WALLS OR GUARDRALLS AS S a |
ON PLANS AND WHEREVER WALKING SURFACE TERMINATES = - |
MORE THAN 30° ABOVE THE ADIOINING GRADE O LOWER a8 | ROEE RS AT ASE oM AN ATH RTURAL TYPICAL 4" INTERIOR STUD WALL \1 ] ['4
F ITHIN 3 FT E PER [CRC R3! —— |
TR W 'OF #OGE PER{; Has) VENTALATION BY DIRECT EXTERIOR OPENINGS, MIN. FULL HEIGHT TO CELING, ~——__] FULLY SHEATHE GARAGE SIDE OF COMMON WALLS L |
%4 OF FLOOR AREA, PER [CRC RX04 1] % \WITH 5/8" TYPE-X FIRE RATED GYP | |
N HEIGHT TO 34" TO 34" ABOVE NOSE OF TREAD AND USED AQ 2 | PROVIDE CONTINUOUSLY OPERATING WHOLE BUILDING INDOOR N 3T MASTER BDRM | (NG CODL AESUIRED BUT ADVISABLE) <l £
N CONJUNCTION O AS THE COMPLYNG HANDRAIL = e LA =] i \ & E: Q
[V I | .
PROVIDE WITH BALUSTERS,INTERMEDIATE RAILS, OR EQUAL TABLE 47, REGARDLESS OF NATURAL VENTILATION 5 E T i i ) -}
WWITH MAX. GPENMNGS LESS TWAN ¢ PER (CRC R3123] RE: 1AQ WHV/ SHEET O g 5 @w S T T oG , un
2 b b, TR GRG0 (T \
CABLERALS TO BE SPAGED AT MAX. I* OC AND PROVDED 403 | WHOLE HOUSE EXHAUST FANS, WHEN PROVIDED, SHALL Nl 52 & @D e L[E [3) | P
WITH TURN-BUCKLES O EQUAL SO THAT CABLE TENSION HAVE INSULATED LOUVERS OR COVERS (MMN. R42) ONT & = © & e 2
MAY BE MANTANED 50 MAX. OPENING SHALL BE 4" WITH WWHIGH GLOSE WHEN FAN IS OFF PER [CGC 4507] 1G85 R = & | E =
T e ] | 1 < - > B 1
. AQ 4 | ALL INSULATION MATERIALS SHALL BE CES [T-24] CERTIFIED AND. L | —T =t . ¢
BT ALL STERS AND STAIRWAYS SHALL BE M. 30 WIDE INSTALLED AS PER CRC AND T-24 SPECS. (MAX FLAME SPREAD " S— —. 50gal ROOF RUNGFF.
RATING OF 25 WITH SMIOKE DENSITY LESS THAN 450) s0galROOF RUNOFF _4E | [P i @ g { C COLLECTION BARREL
BACKING MATERALS. VAPOR ANDIOR MOISTURE BARRIERS, COLLECTION BARREL ™\ i & @ &5 FOR LANDSCAPE 3
TO BE LOCATED ON CONDITIONED SIE. \. it & }-o 5 \E5/ ORI MO =
el e | - e oo 5l
A5 | ALL CONSTRUGTION AND NTERIOR MATERIALS NCLUDNG 25— B e 26 26" L & &
UNDERSIDE AND STRUCTURE WITH MI. 12" GYP. BOARD 'ADHESIVES, SEALANTS, COMPOSIT MATERALS, PANTS. 58 g
‘COATINGS, CARPETING, ETC. SWALL COMPLY WITH APPLICABLE 4
81 PROVIDE CONTINUOUS HANDRAL ALONGHMIN, ONE SIOE OF VOC AND OTHER TOXC LIMITS & AR QUALITY REQUIREMENTS SCALE: 1/4" = 1'0" 200 a
PER (COC 45042-8] RE: CES TABLES 4504../ SHEET 8 gy — 5
T 3 0 FINISHED CONC. ENTRY SLAB __J/° 9 ® a0
. WINDOW / DOOR SCHEDULE enm— ENESTRATION FOOTNOTES £ B
M PONTANT: MANDRAL MUST SE PROVISED N ADDITION Fi . £5 §i
15 GOARDRAL UNLESS THE GUARDRAIL MEETS MANDGRIP " £z g
SIZE & MOUNTING REQUIREMENTS ) i ORENTATION o el SRENTATION TWNGOW & DO0R SIZES AS GIVEN ARE NGWINAL CONFIRW AN CONFORW ROUGH £2 . i1
_ J— LATCH | § FOOTNOTES DESCRIPTION NOMNAL | aLAZING 7. | HEADER| 5| LATCH m FooTNOTES OPENINGS AND INSTALLATIONS TO MFR'S, CRC AND CES SPEC'S a - |
FIRE SPRINKLER SYSTEM ok [N | el i filad 3| /Lock , TYP. COMPOUND UNITS ASSUME 2 NET SPREAD MULLIONS (NON BEARING ), DM. 3= m A
—— e ADIUST DINENSIONNG ACCORDNGLY o R
GARD TRANSIC SEIES Voo™ “TALGARD TRANSIC SERIES V00" TETowE e 2307010 - ¥ WEATHERSTRIPPES, = s3I
FE T TS BULOG SuAL BE EGURPED WiTh A AUTOWATIE FIE W1 | ™ casennent w0 exm 1 [ izaeren W13 Racon 2 B L AN CNTS To B oS GERTFIED A8 WEETNG ANS, AND ALL OTHER 5z gt
SPRIKLER SYSTEM (BY OTHER) CONFORMING TO NFPA 130 ANO W2 | ARG TSR SEES Voo T P T T - TZsseran APPLICABLE STANDARDS E2 =
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COASTAL PERMIT ADMINISTRATOR JULY 14, 2022
STAFF REPORT- STANDARD CDP CDP_2022-0010

SUMMARY

OWNER/APPLICANT: ROBERT VALLAS & KARA WEISIGER
257 SAN FRANCISCO BLVD
SAN ANSELMO, CA 94960

AGENT: JEFF WALL
43605 LITTLE RIVER AIRPORT ROAD
LITTLE RIVER, CA 95456

REQUEST: Standard Coastal Development Permit to construct a
1,500+ square foot single-family residence, 375+ square
foot attached garage, well, pump house, water tank, and
septic system. The project would also include minor
grading and connection to utilities.

LOCATION: In the Coastal Zone, 2+ miles north of Mendocino, on the
south side of Drifters Reef Drive, (private), 600+ feet west
of its intersection with Point Cabrillo Drive (CR 564);
located at 45225 Drifters Reef Drive, Mendocino; APN:

118-200-17.

TOTAL ACREAGE: 2.39% Acres
GENERAL PLAN: Rural Residential 5-Acre Minimum (RR:5)
ZONING: Rural Residential (RR)
SUPERVISORIAL DISTRICT: 4 (Gjerde)
ENVIRONMENTAL DETERMINATION: Categorically Exempt
RECOMMENDATION: APPROVE WITH CONDITIONS
STAFF PLANNER: LIAM CROWLEY

BACKGROUND

PROJECT DESCRIPTION: Standard Coastal Development Permit to construct a 1,500+ square foot
single-family residence, 375+ square foot attached garage, well, pump house, water tank, and septic
system. The project would also include minor grading and connection to utilities.

RELATED APPLICATIONS:

On-Site
e None:
Adjacent
e APN 118-200-04: CE_1996-0061, test well
e APN 118-200-16: LCP_1992-099, single-family residence
e APN 118-200-16: LCP_1990-045, single-family residence

SITE CHARACTERISTICS: The project site is in a residential subdivision west of State Route 1 between
Caspar and the Town of Mendocino. Russian Gulch State Park lies to the south of the subdivision. The
site is accessed from the north via Drifter’'s Reef Drive, a private road. The surrounding lots are either
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vacant or developed with single-family homes. The project site is 0.33+ miles east of the bluff edge. A
wetland is present on the southern edge of the lot (see attached Wetlands). The southeastern portion of
the lot is heavily forested with primarily Monterey and Bishop Pine trees. The proposed development has
been sited on the northwest portion of the lot in order to avoid impacts to the nearby forest and wetland
(see attached Site Plan).

SURROUNDING LAND USE AND ZONING:

GENERAL PLAN ZONING LOT SIZES USES
NORTH RR:5 RR 1.85+, 1.75+ Acres Residential
EAST RR:5 RR 2.74+ Acres Vacant
SOUTH RR:5 RR 1.14+, 1.2+, 0.98+ Residential
Acres
WEST RR:5 RR 3.21+ Acres Vacant
PUBLIC SERVICES:
Access: Drifters Reef Drive (Private Road), Point Cabrillo Drive (CR 564)
Fire District: Mendocino Fire Protection District

Water District: NONE
Sewer District: NONE
School District:  Mendocino Unified

AGENCY COMMENTS: On April 7, 2022 project referrals were sent to the following responsible or trustee
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
I

Air Quality Management District No Response
Archaeological Commission No Response
Assessor’s Office No Response
Building Division (Fort Bragg) No Comment
County Addresser No Response
Department of Transportation (DOT) No Comment
Environmental Health (Fort Bragg) Comments
Mendocino Fire Protection District No Response
Planning Division (Fort Bragg) No Comment
Sonoma State University Comments
CALFIRE (Land Use) Comments
California Coastal Commission No Response
California Dept. of Fish and Wildlife No Response
Regional Water Quality Control Board 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 (RR) 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
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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 a single-family residence and appurtenant structures, including a septic tank,
leach field, water tank, pump house, attached garage, and deck. These uses are all associated with the
principal permitted single-family residence. The size of the lot is similar to surrounding lots (1-3+ acres),
and surrounding uses include other single-family residences. Environmental constraints such as the
wetland and forested areas on site limit feasible building locations. The location of the lot in a subdivision
with relatively small parcels and primarily residential uses indicates that future agricultural use is unlikely.
Lot coverage requirements outlined in the Mendocino County Coastal Zoning Code ensure that the building
envelope would not inhibit the potential of the lot for agricultural use. Indeed, the proposed building
envelope would not cover all potential agricultural land (see attached Site Plan). The proposed project, as
a permitted use, is therefore consistent with the intent of the Coastal Element RR land use classification.

Zoning: The subject lot is within the Rural Residential (RR) zoning district at outlined in Mendocino County
Coastal Zoning Code (MCC) Chapter 20.376 (see attached Zoning Display Map). The Rural Residential
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 single-family residence is considered a “Family Residential: Single Family” use type as
defined in MCC Section 20.316.010. Pursuant to MCC Section 20.376.010(A), this is a principal permitted
use in the RR district. MCC Chapter 20.456 establishes accessory use types that are encompassed by
principal permitted uses. The proposed garage, deck, and hot tub are all accessory uses which are
specifically identified in Section 20.456.015(A), (B), and (F). The proposed septic tank, leach field, water
tank, well, and pump house are all customarily associated with a single-family residence. These accessory
uses are allowable pursuant to MCC Section 20.456.015(0).

All proposed structures for the project are sited greater than twenty (20) feet from any property boundary
(see attached Site Plan). In addition, the single-family residence has a maximum height of twenty two (22)
feet (see attached Floor Plans & Elevations). The proposed project is not mapped within a Highly Scenic
Area (see attached Highly Scenic & Tree Removal Areas). The subject lot has an area of 2.39% acres. The
gross floor area of the proposed project is 2,511+ square feet. This renders a lot coverage of about 2.4%.
Pursuant to MCC Chapter 20.376, minimum setbacks for a nonconforming parcel which is less than five (5)
acres and which is zoned RR:5 are twenty (20) feet. The building height limit in this district is twenty-eight
(28) feet above natural grade in non-Highly Scenic Areas, and maximum lot coverage is fifteen (15) percent
for parcels between two (2) and five (5) acres in size. As proposed, all structures for the project meet the
requirements for setbacks, height limits, and lot coverage for the Rural Residential district.

The proposed project includes two (2) parking spaces, one (1) covered and one (1) uncovered. The
uncovered parking space would be fifteen (15) by twenty (20) feet to meet accessibility requirements. Per
MCC Section 20.472.015, a single-family detached dwelling requires two (2) parking space. As such, the
proposed project is consistent with off-street parking requirements.

Jug Handle Creek Planning Area: The project site is within the Jug Handle Creek to Russian Gulch Planning
Area as described in Mendocino County Coastal Element Chapter 4.6. However, the project site is not
located within Caspar Village, and therefore policy 4.6-1, 2, and 3 do not apply. In addition, the site is not
located on or adjacent to any designated access points, trails, or recreation areas outlined in Chapter 4.6.
Policy 4.6-12 notes that sufficient access is present in the Russian Gulch Headlands area south of the
project site.

Visual Resources: The project is not mapped within a Highly Scenic or Conditionally Highly Scenic Area
(see attached Highly Scenic & Tree Removal Areas). The eastern property boundary for the parcel is 850+
feet from State Route 1 (see attached Aerial Imagery). All proposed exterior lighting will be shielded and
downcast (see attached Lighting Specs). In addition, proposed lighting would not exceed the height of any
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structure on which it would be placed (see attached Floor Plans & Elevations). Per MCC Section
20.504.025, the designated scenic corridor along State Route 1 extends a maximum of three hundred fifty
(350) feet from the shoulder of the road. This is known as a Special Treatment Area. Per MCC Section
20.504.035, no light shall exceed the height limit for the zoning district in which the light is located, and
where possible, all lights shall be shielded in a manner that will not shine light or allow light glare to exceed
the boundaries of the parcel on which itis placed. In addition, no lights shall be installed so that they distract
motorists. Staff finds that the proposed project is not within a Special Treatment Area, and that the proposed
exterior lighting would not conflict with the standards of MCC Section 20.504.035. Therefore, the project is
consistent with the visual resource requirements of MCC Chapter 20.504.

Hazards Management: Mapping does not associate the project site with any of the following: faults, bluffs,
landslides, erosion, or flood hazards (see attached LCP Land Capabilities & Natural Hazards). The project
site plan contains several notes identifying stormwater and erosion control techniques to be implemented
during construction, including a silt fence and fiber roll waddles (see attached Site Plan notes SP3-SP6 and
SW1-SW6). In addition, the site plan notes that the project will conform to the 2019 California Building
Standards Code (see attached Site Plan general note G3).

MCC Section 20.500.025 states that all new development shall be sited, taking into consideration the fire
hazard severity of the site, the type of development and the risk added by the development to the fire hazard
risk. The project site is located in an area classified as Moderate Fire Hazard (see attached Fire Hazard
Zones & Responsibility Areas). Fire protection services are provided by the Mendocino Fire Protection
District (MFPD) and the California Department of Forestry and Fire Protection (CalFire). The applicant
provided CalFire document #406-21 showing conditional of approval for State Fire Safe Regulations,
including driveway standards, address standards, and defensible space standards (see attached CalFire
Conditions of Approval).

On April 7, 2022, the application was referred to MFPD and CalFire for input. On April 14, 2022 CalFire
responded with comments, stating that “the CAL FIRE Mendocino Unit has made a preliminary review of
this project. The project will be required to adhere to the applicable sections off the SRA/VHFHSZ Fire Safe
Regulations.” Staff recommends that a condition of approval be added requiring the applicant to conform
to these standards in order to align the project with State Fire Safe Regulations.

Staff finds that due to the lack of mapped hazards, the planned use of stormwater and erosion control
techniques, and the inclusion of CalFire conditions of approval, the proposed project does not conflict with
MCC Chapter 20.500 — Hazard Areas.

Habitats and Natural Resources: Local Coastal Program mapping does not associate the lot with rare or
endangered plant or wildlife habitat, and classifies the habitat as ‘barren’ (see attached LCP Land Use Map
15: Casper and LCP Habitats and Resources). The nearest record of special status species contained in
the California Natural Diversity Database (CNDDB) occurs 300+ feet south of the parcel (Campanula
californica). National Wetlands Inventory mapping shows a Freshwater Forested/Shrub Wetland along the
southern boundary of the parcel (see attached Wetlands).

A Wetland Delineation survey and Reduced Buffer Analysis was prepared by Jacobszoon & Associates,
Inc. for the subject lot and submitted as part of the initial application. These studies identify potential
Environmentally Sensitive Habitat Areas (ESHAs) and establish the boundary of the wetland within the
project area in accordance with California Coastal Commission (CCC) guidelines. In addition, the Reduced
Buffer Analysis attempts to demonstrate that a fifty (50) foot buffer is sufficient to protect the resources of
an identified ESHA in the project area from impacts of the proposed development.

MCC Chapter 20.496 establishes regulations for ESHAs and other resource areas. Upon identification of
any ESHA, MCC Section 20.496.020 requires a buffer to be established adjacent to all ESHA to protect the
habitat from impacts of future development. Per MCC Section 20.496.020(A)(1), this buffer shall be a
minimum of one hundred (100) feet unless the applicant can adequately demonstrate that a one hundred
(100) foot buffer is not necessary. MCC Section 20.496.020(A)(1)(a-g) established standards for
determining the appropriate width of the buffer area.
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The results of the Wetland Delineation survey found that the CCC wetland boundary extends beyond the
previously mapped National Wetlands Inventory (NWI) wetland boundary within the parcel. The CCC
wetland was found to comprise 0.53+ acres of the southern portion of the lot (see attached Buffer Analysis
Map). Based on the identified wetland, a buffer of one hundred (100) feet was established adjacent to the
wetland. The proposed project was sited outside of the wetland buffer (see attached Site Plan).

The Reduced Buffer Analysis (“analysis”) identifies a Bishop pine/Monterey pine forest ESHA in the
southeast portion of the lot. The Buffer Analysis contains discussion relating to the appropriate size of ESHA
buffers as outlined in MCC Section 20.496.020. The analysis concludes that a fifty (50) foot buffer from the
edge of the Bishop pine/Monterey pine forest is sufficient to address these requirements, and includes
recommended avoidance measures to ensure consistency with MCC Chapter 20.496 (see attached
Reduced Buffer Analysis). In concluding that a fifty (50) foot buffer is adequate, the analysis notes that no
special status plant or animal species were observed during field surveys. However, it notes that the
grassland on site may provide nesting habitat for special-status bird species, and that the adjacent upland
areas do not provide any known specific habitat value for amphibians. These potential impacts can be
avoided through the avoidance measures presented in the analysis. Further justification within the analysis
states that surrounding development suggests wildlife in the area is reasonably adapted to human
disturbance. The proposed residential use of the site is similar to existing uses, and construction of the
single family residence would require minimal vegetation removal. The analysis recommends that straw
wattles be placed along the 50-foot ESHA buffer boundary to prevent sediment from entering the Bishop
pine/Monterey pine forest ESHA. In addition, the 50-foot buffer would protect erosion from entering the
downhill portion of the parcel and towards the wetland.

The analysis notes that septic leach fields and lines would be installed outside of the 50-foot buffer area,
and that “the proposed underground utility lines are not expected to have a detrimental short or long term
impact to the ESHA or buffers.” The location of development was chosen to minimize removal of healthy
native trees and 100 feet from the wetland. Additional mitigation measures noted in the analysis include
provisions to allow young bishop pine, Monterey pine and grand fir trees to become re-established wherever
they are present outside the construction site, and that landscaping on the parcel should only include native
plants compatible with existing plant communities.

There are no established mature trees that would be removed as a result of the project. Six (6) immature
Bishop pine trees under one inch (1”) diameter at breast height may be removed for driveway development.
These trees are not within the 50-foot buffer.

The analysis provides responses to each ESHA development criteria outlined in MCC Section 20.496.020.
Upon reviewing the analysis, staff concurs that the proposed location of development is the most feasible
to minimize ESHA impacts, and that a reduced buffer of fifty (50) feet is sufficient to protect the identified
Bishop pine/Monterey pine forest. Staff recommends that the avoidance measures included in the Reduced
Buffer Analysis be incorporated as a condition of approval in order to minimize any potential impacts to the
wetland and ESHA identified on the site.

On April 7, 2022, the project application (including the biological report and reduced buffer analysis) was
referred to CDFW for comments. As yet, no response has been received.

Archaeological/Cultural Resources: On April 7, 2022, the project was referred to the Northwest Information
Center at Sonoma State University (NWIC) to determine if the project could adversely affect cultural
resources. NWIC responded with comments on April 19, 2022 with recommendations that further archival
and field study of the project area be performed to identify any cultural resources. On May 4, 2022 the
applicant provided an Archaeological Survey Report prepared by Alta Archaeological Consulting for the
subject parcel. The report is dated May 3, 2022, and notes that no cultural resources were identified as a
result of archaeological field survey. The report states that the project, as presently designed, is not
anticipated to have an adverse effect on significant cultural resources.

On June 8, 2022 the Archaeological Survey Report was presented to the Mendocino County Archaeological
Commission, who determined that the survey was acceptable, and that the project shall adhere to the
‘Discovery Clause’. The Discovery Clause requires that, upon any discovery of cultural resources during
construction or other project activities, those activities shall cease and notification of the discovery shall be
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made to the Director of Planning and Building Services. The Discovery Clause has been added as a
condition of approval to ensure consistency with MCC Section 22.12.090.

The project was also referred to three local tribes on April 7, including the Cloverdale Rancheria, Redwood
Valley Rancheria, and Sherwood Valley Band of Pomo Indians. As yet, no response has been received
from these tribes.

Groundwater Resources: The project site is not located within the jurisdiction of a district that provides water
supply or sanitation services. The project site is located in an area mapped Critical Water Area (see
attached Ground Water Resources). The proposed project would include construction of a well, pump
house, water tank, and septic system. On April 7, 2022, the project was referred to the Mendocino County
Division of Environmental Health (EH). EH responded on April 26, 2022 with comments stating that the
proposed project will need a septic system. Staff recommends adoption of conditions of approval which
would require the applicant to secure all necessary permits for the proposed water and sewer facilities. The
proposed project is not commercial in nature, and is not expected to be a major water user.

As conditioned, the project would be consistent with EH regulations and would not conflict with the Local
Coastal Program policies related to groundwater resources found in Chapter 3.8 and MCC Section
20.516.015.

Grading, Erosion, and Runoff: The proposed project would involve grading for the driveway on a moderate
downslope (6% to 2%), and grading for the single-family residence on a moderate downslope (2%). The
application states that a total of 50 cubic yards of cut and fill would occur, both with a maximum height of
eight inches (8"). 40 cubic yards would be imported or exported, with fill materials being provided by a local
rock supplier in Fort Bragg, and materials being disposed of at a construction yard in the Little River area.

The application and site plan note several mitigation measures and Best Management Practices (BMPs) to
be implemented during project construction in order to minimize effects of grading. General Notes G1-G4,
Site Plan Notes SP1-SP8, and SW1-SW6 relate to grading, erosion, sedimentation, and runoff. Also
included are plans to install (1): a silt fence adjoining the 100-foot wetland buffer line to prevent potential
erosion and runoff of excavation and construction debris into the wetland, and (2): fiber roll waddles
perpendicular to the grade slope to prevent potential surface erosion and runoff.

MCC Chapter 20.492 regulates impacts of grading, erosion, and runoff in the Coastal Zone. Section
20.492.005 states that “the approving authority shall determine the extent to which the following standards
should apply to specific projects, and the extent to which additional studies and/or mitigation are required...”

Staff finds that the proposed erosion control measures, along with standard and proposed BMPs, are
sufficient to address grading, erosion, and runoff concerns for construction and operation of the project.
Staff recommends a condition of approval memorializing these measures in order to ensure consistency
with MCC Chapter 20.492.

Transportation, Utilities, and Public Services: The project would have minimal impacts to traffic and regional
roadways. The cumulative effects of traffic resulting from the single-family residence and its associated
development were considered when the Coastal Element land use designations were assigned. The project
site is accessed via Drifter's Reef Drive, a private road. Drifter's Reef Drive is accessed via Point Cabrillo
Drive, a County-maintained road (CR 564). The proposed single-family residence and associated
development is greater than twenty five (25) feet from the center of Drifter's Reef Drive. The proposed
project includes a twelve (12) foot wide, ninety (90) foot long driveway of permeable gravel (see attached
Site Plan). The proposed project would not create any new parcels.

On April 7, 2022 the project application was referred to the Mendocino County Department of Transportation
(DOT). On April 18, 2022 DOT responded with no comment on the project. As proposed, the project is
consistent with MCC Section 20.516.015(C) regarding transportation systems.

Public Access: LCP mapping does not associate the project site with any proposed shoreline access or
other minimum access locations. Existing shoreline access is located along Point Cabrillo Drive (CR 564)
600+ feet to the east (see attached LCP Land Use Map 15: Caspar). As proposed, the project does not
conflict with MCC Chapter 20.528.
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PROJECT FINDINGS AND CONDITIONS: Pursuant to the provisions of Chapter 20.532 and Chapter

20.536 of the Mendocino County Code, the Coastal Permit Administrator approves the proposed project
and adopts the following 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. The project is located within the Rural Residential land use
classification, which is outlined in Chapter 2.2 of the Mendocino County Coastal Element. The
proposed project involves principal permitted and accessory uses that are intended for the Rural
Residential classification, including a single-family residence, garage, well, pump house, water
tank, septic system, and driveway. The small size of the proposed development in relation to the
parcel as a whole would not significantly detract from the small-scale agricultural potential of the
lot; and

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. Residential use of the lot
is not expected to result in major water extraction, and the proposed well, water tank, septic tank,
and leach field are sufficient to provide water supply and sanitation to the project provided all
necessary permits are obtained. The project would utilize roof-mounted photovoltaic panels as well
as a 500z foot extension of service from a utility company for electrical service. Gas would be
provided through a utility company and/or tank. The proposed single-family residence would be
accessed via a proposed driveway extending from Drifter's Reef Drive, a private road. The project
is conditioned to require Best Management Practices during construction to ensure adequate
drainage; and

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. Single-family residential use is a principal
permitted use within the Rural Residential district. All other proposed development is considered a
permitted accessory use. The project conforms to other standards within the Rural Residential
district, including maximum dwelling density, yard setbacks, building height, and lot coverage.
Physical and regulatory constraints resulted in the proposed building location, which nevertheless
allows for future agricultural use of the remaining available land; and

Pursuant to MCC Section 20.532.095(A)(4), the proposed development will not have significant
adverse impacts on the environment within the meaning of the California Environmental Quality
Act. The proposed single-family residence and accessory structures meet the criteria to be
Categorically Exempt from further review under the California Environmental Quality Act and would
therefore not have any significant adverse impacts on the environment within the meaning of the
Act; and

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
prepared for the project and deemed adequate by the Mendocino County Archaeological
Commission. No cultural resources were identified as a result of the survey. The project has been
conditioned to require that any discovery of archaeological or paleontological resources during
construction or other activities would be handled properly in accordance with State and local
regulations; and

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. Construction of a single-family residence and accessory structures is not expected
to significantly affect demands on public services. The nearest solid waste facility is the Caspar
Transfer Station. Incremental contributions to traffic volumes resulting from the proposed project
were considered when the Rural Residential LCP land use designation was assigned to the site;
and
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7. Pursuant to MCC Section 20.532.095(B)(1), the proposed development 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. LCP mapping does not associate the project site with any
proposed shoreline access or other minimum access locations. Existing shoreline access is located
along Point Cabrillo Drive (CR 564) 600z feet to the east. Therefore, adequate access exists
nearby. The proposed development is accessed via a private road and would not interfere with the
public’s right of access to the sea.

CONDITIONS OF APPROVAL:

1.

This action shall become final on the 11t day following the decision unless an appeal is filed pursuant
to Section 20.544.015 of the Mendocino County Coastal Code. The permit shall become effective after
the 10th working day appeal period to the Coastal Commission has expired and no appeal has been
filed with the Coastal Commission. 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.

The use and occupancy of the premises shall be established and maintained in conformance with the
provisions of Division Il of Title 20 of the Mendocino County Code (MCC).

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.

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

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.

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 a nuisance.

d. A final judgment 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.

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.

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 Coastal
Code.

Conditions approving this Coastal Development Permit shall be attached to any building permit
application and shall be a part of on-site construction drawings.
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10. The applicant shall comply with those recommendations in the California Department of Forestry and
Fire Protection Conditions of Approval (CAL FIRE file #170-21) or other alternatives acceptable to the
Department of Forestry. Prior to final inspection of the building permit for the single-family residence,
written verification shall be submitted from the Department of Forestry and Fire Protection (CalFire) to
the Department of Planning and Building Services that this condition has been met to their satisfaction.

11. The applicant shall adhere to the recommendations of the CCC Wetland Delineation, including
Appendix D (“Reduced Buffer Analysis”) prepared by Jacobszoon & Associates and dated October
29, 2020, in order to provide for the protection of identified Environmentally Sensitive Habitat Areas
(ESHAs) and wetlands.

12. Standard erosion control Best Management Practices (BMPs) shall be employed during construction
activities to avoid or minimize impacts to nearby wetlands. BMPs shall be shown on submitted site
plans for all building permits associated with this project.

13. 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 Grading and
Erosion Control Plan for the site and submit it to the Department of Planning & Building Services for
review and approval.

14. In accordance with MCC Chapter 20.492, a building permit, or grading permit exemption, shall be
required for any grading, including but not limited to, any excavation or filling or combination thereof
involving transfer of more than two (2) cubic yards of material. The Coastal Permit Administrator, or
their designee, shall review and approve grading permits to determine their consistency with MCC
Chapters 20.492, 20.496, and 20.500 regulations. Grading activities, including maintaining driveway
and parking areas, and any work associated with an Encroachment Permit, shall comply with MCC
Chapters 20.492, 20.496, and 20.500 regulations.

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. This project involves the construction of a
1,512 square foot single-family residence, 374 square foot attached garage, well, pump house, water tank,
and septic system. The project would also involve installation of a hot tub, construction of an attached deck
and gravel driveway, connection to utilities, and minor grading of less than fifty (50) cubic yards of material
on two (2) to six (6) percent slopes. CCR Section 15303, New Construction or Conversion of Small
Structures, outlines several examples of exemptions: Class 3(a) for one single-family residence, Class 3(d)
for utility extensions and street improvements to serve construction, and Class 3(e) for appurtenant
structures such as garages, patios, and swimming pools. CCR Section 15304, Minor Alterations to Land,
includes the Class 4(a) exemption for grading on land with a slope of less than ten (10) percent. As
proposed, the project features are consistent with these classes of exemption. Therefore, the project is
exempt from further environmental review.

YWD o

DATE LIAM CROWLEY
PLANNER |
Appeal Period: 10 Days
Appeal Fee: $2,620.00
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MEMORANDUM
DATE: July 11, 2022
TO: Coastal Permit Administrator
FROM: Liam Crowley, Planner |

SUBJECT: Request to reduce the scope of CDP_2022-0010 (Vallas) to authorize only a test well
at this time.

On July 5, staff received comments from the Coastal Commission expressing concerns about evidence of
adequate water supply to serve the proposed development. A test well has not been completed on the
project site. Coastal Commission comments state that “because there are no supporting findings that the
proposed development will be provided with adequate utilities, including water, there is no basis for
granting this CDP.”

Request: Due to these concerns and correspondence with the applicant, staff recommends that the scope
of this CDP be reduced to authorize only a test well at this time. As such, staff recommends the following
changes be made to the staff report, findings, and conditions of approval to reflect this reduced scope.
That which would be removed is shown with a strikethrough and colored in red. That which would be
added is shown in italics:

A. On page CPA-1 of the staff report, amend the section titled “REQUEST” and “PROJECT DESCRIPTION”
to reflect the following:

REQUEST/PROJECT DESCRIPTION: Standard Coastal Development Permit to develop a test well on the
project site.

B. On page CPA-7 of the staff report, amend Finding #1 though #4 and #6 to reflect the following:
FINDINGS:

1. Pursuant to MCC Section 20.532.095(A)(1), the proposed development is in conformity with the
certified local coastal program. The project is located within the Rural Residential land use
classification, which is outlined in Chapter 2.2 of the Mendocino County Coastal Element. The
proposed project involves principat-permitted-and accessory uses that are intended for the Rural
Residential classification, including a single-familyresidence,garage—welbpump-house—water
tank—septic-system,—and-driveway test well. The small size of the proposed development in

relation to the parcel as a whole would not significantly detract from the small-scale agricultural
potential of the lot; and
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2. Pursuant to MCC Section 20.532.095(A)(2), the proposed development will be provided with
adequate utilities, access roads dra|nage and other necessary faC|I|t|es—Res+dent+al—ase—ef—t-he—Iet

proposed test well would provide the basis on wh/ch to determine if future development would be
provided with adequate water supply and adequate access to the parcel is provided via Drifter’s
Reef Drive, a private road. The project is conditioned to require Best Management Practices
during construction 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

th|s D|V|S|on and preserves the |ntegr|ty of the zonlng d|str|ct Sr-ngJe—ﬁam#y—resrdentral—use—rs—a

eenadered—a—perm—rtted—aeee&ser—y—&se The test weII is cons:dered an accessory use encompassed

by a principal permitted use and may be constructed prior to construction of a dwelling on site per
MCC Section 20.456.010(B). The project conforms to other standards within the Rural Residential
district, including maximum dwelling density, yard setbacks, building height, and lot coverage.
Physical and regulatory constraints resulted in the proposed building location, which nevertheless
allows for future agricultural use of the remaining available land; and

4. Pursuant to MCC Section 20.532.095(A)(4), the proposed development will not have significant
adverse impacts on the environment within the meaning of the California Environmental Quality
Act. The proposed single-family-residence-and-acecessory-struetures test well meet[s] the criteria
to be Categorically Exempt from further review under the California Environmental Quality Act
and would therefore not have any significant adverse impacts on the environment within the
meaning of the Act. The proposed test well is an accessory structure and is exempt per California
Code of Regulations Section 15303, Class 3(e), for New Construction or Conversion of Small
Structures; 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
prepared for the project and deemed adequate by the Mendocino County Archaeological
Commission. No cultural resources were identified as a result of the survey. The project has been
conditioned to require that any discovery of archaeological or paleontological resources during
construction or other activities would be handled properly in accordance with State and local
regulations; and

6. Pursuantto 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. Construction of a single-familyresidence—and-accessery-structures test well is not
expected to significantly affect demands on public services. The nearest solid waste facility is the
Caspar Transfer Station. Incremental contributions to traffic volumes resulting from the proposed
project were considered when the Rural Residential LCP land use designation was assigned to the
site; and

On Page CPA-8 and CPA-9, remove Condition of Approval #5 and #10 as follows. Condition #5 shall be
removed due to redundancy with the existing Condition #4.
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DEPARTMENT OF FORESTRY AND FIRE PROTECTION

MENDOCINO UNIT

17501 N. HWY 101

WILLITS, CA 95451

STATE FIRE SAFE REGULATIONS

CONDITIONS OF APPROVAL

Applicant Name: | Robert Vallas

Review Date: 12/22/2021 APN: | 11-200-17

CAL FIRE #: 406-21 Building Permit #: | Enter Permit Number

The CAL FIRE Mendocino Unit has reviewed this Building Permit application. Based upon the Unit's
review, the following conditions shall be incorporated prior to approval of permit issuance as required
by Title 14 of the California Code of Regulations, Division 1.5, Chapter 7, Sub-chapter 2, Article 1,
§1270.03

You must comply with the following marked (X) standards below to obtain FINAL CLEARANCE

(] ROAD STANDARD §1273.01-§1273.06, §1273.08 - §1273.09

e All roads shall be constructed to provide two 10’ traffic lanes, not including shoulder and striping.

¢ Roadway shall be designed and maintained to support 75,000lb and provide an aggregate base.
Project applicant shall provide engineering specifications to support design if requested.

e The grades for all roads, streets, private lanes, and driveways shall not exceed 16%.

e No roadway shall have an inside radius curvature of less than 50" and additional width of 4‘shall be
added to curves of 50-100’.

e Turnarounds are required on driveways and dead-end roads. The minimum turning radius shall be 40
feet not including parking. If a hammerhead “T” is used the top of the “T” shall be a minimum of 60’ in
length.

e Turnouts shall be a minimum of 12’ wide by 30" long and 25’ tapers on each end.

e All one-way roads shall provide a minimum 12’ traffic lane, not including shoulders. All one-way roads
shall connect to a two-lane road at both ends. In no case shall it exceed 2640’ in length and a turnout
shall be placed at the approximate mid-point.
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STATE OF CALIFORNIA- THE NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR
DEPARTMENT OF FORESTRY AND FIRE PROTECTION

MENDOCINO UNIT

17501 N. HWY 101

WILLITS, CA 95451

Maximum lengths for dead end roads:

Parcels zoned less than 1 acre- 800’

Parcels zoned 1-4.99 acres-1320’

Parcels zoned 5-19.99 acres-2640’

Parcels zoned 20 acres or larger- 5280,

Where parcels are zoned 5 acres or larger turnarounds shall be provided at maximum 1320’ intervals.
Each dead-end road shall have turn around constructed at its a terminus.

DRIVEWAY STANDARD §1273.01(c), §1273.02(b), §1273.03, §1273.05, §1273.06, §1273.09

Minimum 10" wide with 14’ unobstructed horizontal clearance and 15’ unobstructed vertical
clearance.

Driveway shall have an all-weather surface, with no more than 16% grade, and minimum 50’ radius
inside curvature on all turns.

Driveways exceeding 150’ but less than 800’ require a turnout near the midpoint, driveways exceeding
800’ shall provide turnouts no more than 400’ apart. Turnout shall be a minimum of 12’ wide, 30’ long
with 25’ tapers on each end.

A turnaround shall be provided to all building sites on driveways more than 300’ in length and shall be
within 50’ of the building, a 40’ radius turnaround or 60’ hammerhead “T” shall be utilized.

Gates shall be a minimum 14’ wide, all gates providing access shall be located at least 30’ from the
roadway. Security gates shall have an approved means of emergency operation.

[ ROADWAY STRUCTURE/BRIDGE STANDARD §1273.07

All roadway structures shall be constructed to carry at least the maximum load and minimum vertical
clearance as required by Vehicle Code Sections 35250, 35550, and 35750.

The bridge shall be constructed and maintained in accordance with the American Association of State
and'Highway Transportation Officials Standard Specifications for Highway Bridges, 17th Edition.
Bridges and elevated surfaces shall be designed for a live load sufficient to carry the imposed loads of
fire apparatus.

Vehicle load limits shall be posted at both entrances to bridges.

A bridge with only one lane shall provide for unobstructed view from one end to the other with
turnouts at both ends.
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[] SIGN STANDARD §1274.01- §1274.02

Size of letters, numbers, and symbols for street and road signs shall be a minimum 4” letter height, %"
stroke, reflectorized, and contrasting with background color of sign. Visible from both directions of
travel for at least 100’.

Height of street and road signs shall be uniform county wide, newly constructed, or approved public
and private roads must be identified by a name or number through a consistent countywide system.
Signs shall be placed at the intersection of those roads, streets, or private lanes.

A sign identifying traffic access or flow limitations, including but not limited to weight or vertical
clearance limitations, dead end road, one way road, or single lane conditions shall be placed at the
intersection preceding the access limitation and no more than 100’ before such access limitation.

ADDRESS STANDARD §1274.03- §1274.04

Address must be posted at beginning of construction and maintained thereafter.

Minimum 4” letter height, 5" stroke, reflectorized with contrasting background, visible from both
directions of travel.

Multiple addresses on a single driveway shall be mounted on a single post.

Address shall be placed at each driveway entrance

[0 EMERGENCY WATER STANDARD §1275.01- §1275.04 Not Required

Water systems equaling or exceeding the National Fire Protection Association (NFPA) 1142, 2012
Edition and California Fire Code CCR 24 part 9, shall be accepted as meeting the requirements of this
article.

The hydrant or fire valve shall be 18” above grade, 8’ from flammable vegetation, no closer than 4’ and
no further than 12’ from roadway, and in a location apparatus using it will not block the roadway.

The hydrant shali be not less than 50’ nor more than % mile from the building it is to serve, shall be
located at a turnout or turnaround along the driveway to that building or along a road that intersects
with driveway.

The hydrant head shall be 2 %” National Hose male thread with cap for pressure and gravity flow
systems, and 4 74" for draft systems. They shall have suitable crash protection.

A reflectorized blue marker minimum of 3” diameter shall be mounted on a fire-retardant post within
3’ of the hydrant. The marker shall be no less than 3 ‘or more than 5’ above grade.
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DEPARTMENT OF FORESTRY AND FIRE PROTECTION

MENDOCINO UNIT

17501 N. HWY 101

WILLITS, CA 95451

MAINTAIN DEFENSIBLE SPACE AND FUELS MODIFICATION STANDARD §1276.01- §1276.04

e All parcels shall provide a minimum 30’ setback for al buildings from property lines and/ or the center
of the road.

e Fuel modification and disposal of flammable vegetation and fuels caused by site development and
construction, shall be completed prior to road construction or final inspection of building permit.

e Maintain defensible space 100’ from each side and front and rear of the structure(s), but not beyond
the property line. The intensity of fuels management may vary within the 100’ perimeter of the
structure, the most intense being within 30’ of the structure.

e Remove that portion of a tree that extends within 10 feet of a chimney or stovepipe.

e Maintain a tree, shrub, or other plant adjacent to or overhanging a structure.

e Maintain the roof structure free of leaves, needles, or other vegetative materials.

] EXCEPTION REQUEST GRANTED [ EXCEPTION REQUEST DENIED
e See attached letter e See attached letter
Application Reviewed By: Chris A. Vallerga, Fire Captain Mendocino Unit

Please note that the comments noted above are based on a CAL FIRE State Fire Safe Regulation
review only. There may be additional comments or information requested from other County
Departments or Divisions reviewing this application submittal package. Should you have any

questions, you may contact the CAL FIRE Mendocino Unit at (707) 459-7414 or email at
Mendocino4290@fire.ca.gov.

For current State Fire Regulations, please visit https://govt.westlaw.com/calregs.

California Code of Regulations
Title 14- Natural Resources
Division 1.5- Department of Forestry
Chapter 7- Fire Protection
Subchapter 2- SRA/VHFHSZ Fire Safe Regulations
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