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MEMORANDUM

DATE: DECEMBER 22, 2022

TO: COASTAL PERMIT ADMINISTRATOR

FROM: PLANNER JULIANA CHERRY

SUBJECT: CDP_2022-0033 REVISED REQUEST TO TEST FOUR ADDITIONAL WELL SITES

BACKGROUND: Coastal Element Policy 4.7-4 requires the property owner to demonstrate a sufficient
supply of water prior to the issuance of a coastal development permit. In September 2022, the applicant
filed application CDP_2022-0033, a request to drill a fourth production well and repair and test three existing
wells on-site. During November and December, the applicant talked with staff about the juxtaposition
of Well #4 to a Bishop Pine Forest and neighboring leach lines. On December 19, an updated site plan
was filed showing four additional well sites. These are proposed Test Wells A, B, C, and D (See
Attachments B and C).

UPDATED APPLICANT’S STATEMENT: Requesting (1) to repair and maintain existing wells; (2) to drill
up to four test wells and demonstrate adequate water supply ...; and (3) proposing that the first well to
produce sufficient water will be converted to a residential production well. If individual wells fail to satisfy
Policy 4.7-4, then the tested well yields would be combined to facilitate an efficient and sustainable rate of
output. (4) Proposing avoidance measures to protect on-site sensitive habitats. See Attachment C.

CLARIFICATIONS TO PUBLISHED REPORT: As shown on Site Plan Sheet 1, the site is highly
constrained by existing habitat and buffers intended to protect them. Staff Report Section 4 analysis
supports that there are no other feasible sites available on the parcel for a new well, except within ESHA
buffers and as proposed, the application suitably addresses local regulations intended to protect sensitive
coastal resources (see page CPA-5).

With the approval of the revised request, the applicant can proceed to repair existing wells and install
additional wells, as needed to satisfy Coastal Element Policy 4.7-4 (See Staff Report Section 1). As the
December 22, 2022 CPA Staff Report for CDP_2022-0033 analysis can be extended to the revised project,
staff does not recommend substantial changes to the Findings and Conditions, as published.

RECOMMENDATION: Pursuant to the provisions of Chapter 20.532 and Chapter 20.536 of the Mendocino
County Coastal Zoning Code (MCC), staff recommends the Coastal Permit Administrator approve
CDP_2022-0033, which requests to drill up to four additional production wells, repair three existing wells,
and avoids sensitive habitat areas, and adopt findings and conditions with recommended
clarifications (Attachment A).

ATTACHMENTS:

A. Clarifications to recommended Findings & Conditions

B. Site Plan Sheets 1 and 2, revised December 12, 2022

C. Revision to project description. Wynn Coastal Planning. December 19, 2022


https://www.mendocinocounty.org/home/showpublisheddocument/54466/638053942067730000
mailto:pbs@mendocinocounty.org
http://www.mendocinocounty.org/pbs
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PROJECT FINDINGS AND CONDITIONS

December 22, 2022

Memorandum Attachment A describes clarifications the recommended action and revised
findings, including revisions to Findings 1, 2, 5, and 8 and revisions to Condition #13. Noting
stricken-text indicates deletions; underlined text are additions.

Pursuant to the provisions of Chapter 20.532 and Chapter 20.536 of the Mendocino County Coastal Zoning
Code (MCC), the Coastal Permit Administrator approves CDP_2022-0033, which requests to drill up to four
additional production wells, repair three existing wells, and avoids sensitive habitat areas, and adopt the

findings and condltlons Wlth suqqested clarlflcatlonsm&mqeﬁsuedﬂu—aiehmkp%&euen—weu—and—wpa#

. Ground water testing is not subject

to MCC Chapter 20 532

REVISIONS TO RECOMMENDED FININDGS:

1.

Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(2), the proposed project
is in conformance with the Coastal Element and its policies discussed in this report, including Policy
4.7-4 (see Board of Supervisor's Resolution No. 06-020) which requires “the permit issuing authority
and the applicant to substantiate that APNs 118-320-10, 118-320-11, and 118-320-12 have adequate
water supply and septic capacity to serve the proposed development”. Therequest-to-test-the-yield
from-four-wells-is-consistent-Consistent with Mendocino County Coastal Element policies, the property
owner intends to test groundwater extraction rates on four new test wells and three existing wells; and

Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(2), access to utilities,
access roads including County Road 500D, drainage and other necessary facilities is adequate to repair
ofthree-existing wells and to drill afeurth-new production wells; and

Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(3), the proposed project
is consistent with the purpose and intent of the Rural Residential District (Coastal Element Chapter 2.2
policies), the provisions of the Mendocino County Coastal Zoning Code including Chapter 20.376, and
preserves the integrity of the Rural Residential District as maintaining water wells supports the existing
residential use; and

Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(4), the proposed project
would not have any significant adverse impacts on the environment within the meaning of the California
Environmental Quality Act (CEQA) and Class 1 and Class 3 categorical exemptions are recommended;
and

Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(5), the proposed well
testing, drilling, and repair would not have any adverse impacts on any known archaeological or
paleontological resource and on April 13, 2022, the Archaeological Commission accepted Max-Neri's
Samantha Beck’s cultural survey report recommendations presented for CDB_2021-0010 and
CDP_2021-0016, which are applications associated with CDP_2022-0033; and

Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(A)(6), other public services
including but not limited to, solid waste and public roadway capacity have been considered and are
adequate to serve maintaining and drilling a well; and

Pursuant to Mendocino County Coastal Zoning Code Section 20.532.095(B)(1), County Road 500D is
conterminous with a coastal access trail; as proposed the development does not conflict with Coastal
Element Chapter 3.6 public access and public recreation policies; and
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8+%. Pursuant to Mendocino County Coastal Zoning Code Section 20.532.100(A)(1), maintaining existing

wells and drilling a-feurth-production wells will not impact any environmentally sensitive habitat areas
as avoidance measures are part of the project design. Proposed test well locations are Fhe-location-of
WeH—#4—|s—net—conS|stent with MCC Sectlon 20. 496 020(A)(4) as the—weH—wequel—be—eLHHed—m%hm—the
and-there is
no feasible alternatlve Iocatlon on thIS highly constralned S|te The appllcatlon sunably addresses local
regulations intended to protect sensitive coastal resources. As conditioned, the project would be
consistent with Coastal Element Chapter 3.1 policies and MCC Chapter 20.496 regulations.

REVISIONS TO RECOMMENDED CONDITIONS:

1.

This action authorizing CDP_2022-0033 shall become final on the 11" day following the decision unless
an appeal is filed pursuant to Section 20.544.015 of the Mendocino County Coastal Zoning Code. The
permit shall become effective after the ten working-day appeal period to the Coastal Commission has
expired and no appeal has been filed with the Coastal Commission. The permit shall expire and become
null and void at the expiration of two years after the effective date except where construction and or
use of the property in reliance on such permit has been initiated prior to its expiration. To remain valid,
progress toward completion of the project must be continuous.

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.

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 of all necessary permits for the proposed development from
County, State and Federal agencies having jurisdiction.

The property owners shall secure all required building permits for the proposed project, as required by
the Building Inspection Division of the Department of Planning and Building Services.

This permit, CDP_2022-0033, 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 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 permit, CDP_2022-0033, 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 property owner 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
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10.

11.

12.

13.

protection of the archaeological resources in accordance with Section 22.12.090 of the Mendocino
County Code.

Any Building Permit request shall include all conditions of approval of Coastal Development Permit
CDP_2022-0033. Conditions shall be attached to or printed on the plans submitted.

In accordance with MCC Chapter 20.492 and MCC Section 20.500.020(E)(3), all well drilling and
repair, and grading specifications and techniques shall follow the recommendations cited in the
California Building Code; the geotechnical engineer’s report (e.g., Brunsing Associates, Geotechnical
Investigation Proposed Bertrand/Daniel Residence, 11800 Road 500 D, Mendocino, California, May 8,
2019); and satisfy regulations stated MCC Chapters 20.492 Grading, Erosion, and Runoff and 20.500
Hazard Areas.

In accordance with MCC Chapter 20.496, sensitive habitat area buffer widths shall be no less than
100-feet wide. Buffers shall be established for (a) Bishop Pine Forest ESHA, (b) Sonoma Tree Vole
Habitat, (c) off-site Cascara shrubland ESHA, (d) on-site Wetland ESHA, and (e) other sensitive coastal
resources.

Rodenticides, and other products harmful to Sonoma Tree Voles, are prohibited.

The project shall adhere to include-the fellowing-avoidance measures, as described in Wynn Coastal
Planning & Biology’s December 28, 2020, Biological Scoping & Botanical Survey Report section 7 and
Appendix F: Report of Compliance section 4 (preamble):.




MEMORANDUM ATTACHMENT A CDP_2022-0033
CLARIFICATIONS TO RECOMMENDED FINDINGS & CONDITIONS PAGE M-6




MEMORANDUM ATTACHMENT A CDP_2022-0033
CLARIFICATIONS TO RECOMMENDED FINDINGS & CONDITIONS PAGE M-7




MEMORANDUM ATTACHMENT A CDP_2022-0033
CLARIFICATIONS TO RECOMMENDED FINDINGS & CONDITIONS PAGE M-8

14.

15.

16.

17.

18.

19.

In accordance with MCC Chapter 20.480 and subject to Division of Environmental Health permits,
repair and maintenance of the existing wells shall be allowed. (The 1982 Coastal Groundwater Study
recommendation is that existing deep wells may be tested at any time. Testing shallow wells, e.g. less
than 60-feet deep and obtaining water predominantly from cracks and fissures in bedrock, may be
seasonally dependent. The 1989 Mendocino County Coastal Groundwater Development Guidelines
establish “Proof of Water” testing procedures.)

Applicant shall obtain an encroachment permit from the Mendocino County Department of
Transportation for any work within County rights-of-way.

In accordance with the 1982 Mendocino County Coastal Ground Water Study recommended water
conservation measures, the project will incorporate proven water conservation technology in the
construction of the project.

In accordance with the 1982 Mendocino County Coastal Ground Water Study recommended water
conservation measures, the property owner will install and maintain water efficient irrigation systems
that minimize runoff and evaporation, and maximize the water intended to reach plant roots. Drip
irrigation, soil moisture sensors and automatic irrigation systems are methods of improving irrigation
efficiency.

In accordance with the 1982 Mendocino County Coastal Ground Water Study recommended water
conservation measures, the project will either keep rainwater on site in a retention basin to aid in ground
water recharge, or where this is not feasible, the project shall be designed to reduce, retard, and
disperse runoff. This may be accomplished by mulched and or terraced slopes to reduce erosion and
retain rainfall, porous drain swales and paving materials for infiltration, out-sloped roads to spread runoff
evenly down slope, and landscaping with suitable water-conserving erosion control plants that will
protect the soll, facilitate infiltration of rainwater, and reduce runoff.

In accordance with the 1982 Mendocino County Coastal Ground Water Study recommended water
conservation measures and to encourage ground water recharge, the project will preserve existing
natural drainage areas and encourage the incorporation of natural drainage systems in the
development of the site.
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(W RYVIN PLANNING
- "\, &BIOLOCY

703 North Main Street, Fort Bragg CA 95437
ph: 707-964-2537 fx: 707-964-2622 www.WCPlan.com

SUBMITTAL

December 12, 2022

Julianna Cherry

Planning and Building Services
120 West Fir Street

Fort Bragg, CA 95437

RE: CDP_2022-0033
Owner: Camp Bedhead LLC
Site: 11800 Road 500 D

Mendocino, CA 95460
APNs: 118-320-10, 11, and 12

Dear Ms. Cherry:
Thank you for your continued attention to this project.
For your review and consideration are revisions to our Project Description as filed on September 30, 2022:

Propose drilling a four (4) test wells to demonstrate adequate water supply for the Single-Family Residence
requested under CDP #2021-0016. Request that the first well to produce sufficient water will have
infrastructure installed to prepare for its use as a production well in anticipation of future approval of CDP
#2021-0016. Request that if a single well fails to produce more than 1 gallon per minute, additional wells
may be used for production purposes simultaneously in order to facilitate an efficient and sustainable gallon
per_minute output. Also propose repair and maintenance of existing test well (Well #1) to facilitate an
efficient gallon per minute output from existing test well.

Attached is an updated site plan reflecting the updated Project Description.
Discussion:

Proposed Test Wells A& B
1. Proposed Test Wells A&B are within the 50’ Buffer for the wetland on-site.
a. They are adjacent to Well #1 which the applicant is proposing to repair and maintain.
i. Therefore, it is logical that the environmental impact of drilling a new well in this
area and repairing an existing well is comparable.

1. There will be a similar amount of equipment and materials staged in the
area with the drilling of the new wells compared to repair and
maintenance of the existing well.

b. They are more than 100’ from the proposed on-site leach lines.

c. There are no other locations for the wells on-site that are 100’ from leach lines and outside
of geotechnical setbacks.

d. Should Proposed Test Wells A&B not produce sufficient water, the applicant will explore
drilling Proposed Test Wells C&D.

Proposed Test Wells C&D
1. Proposed Test Wells C&D are approximately 75’ from the proposed leach lines.
2. Environmental Health standards require a 100’ distance between wells and leach lines.

PBS Received 12-19-2022 APNs 118-320-10, -11, and -12



McPhillips; Satisfaction of Conditions

MEMORANDUM ATTACHMENT C CDP_2022-00@3|"3P1§§E:¥|-12
age 2 0

a. It is our understanding that waivers to the 100’ distance are considered by Environmental
Health if there are no other feasible locations for a well on-site and if the well casing is such
that a 100’ distance is achieved both horizontally and vertically.

Please note: The applicant understands that the waiver is not a guarantee and will be considered once
Environmental Health has received a Well Permit Application. The applicant understands that if
Environmental Health were to deny well permits for Proposed Test Wells A-D, that the applicant would need
to return to the Planning and Building Department and submit a CDP Amendment.

Sincerely,

A 3 /

Tara Jackson
Senior Planner

Cc: Lavi Daniel, applicant; file
Encl: Wynn Coastal Planning & Biology Site Plan, revised 12/12/2022
PBS Received 12-19-2022 APNs 118-320-10, -11, and -12





