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STAFF REPORT: PERMIT AMENDMENT

APPLICATION NO.: 1-81-65-A4

APPLICANT: ROBERT BRINDLE

PROJECT LOCATION: U.S. 101 and Idlewood Lane, approximately 6 Miles

south of Orick, Humboldt County (APN 518-062-21)
. DESCRIPTION OF PROJECT
PREVIOUSLY APPROVED: Improvements to the existing Redwood Trails

Resort campground.

DESCRIPTION OF AMENDMENT: Relocate the main entrance road of the Redwood
Trails Resort to a different location within an
agricultural open space easement required to be
offered for dedication as a condition of the
original permit.

SUBSTANTIVE FILE DOCUMENTS: Humboldt County LCP

SUMMARY OF STAFF RECOMMENDATION:

Staff recommends that the Commission approve the amendment request with
special conditions. The principal issue raised by the application is the
appropriate manner to preserve the site's agricultural resources while
allowing non-agriculturally related development, the relocated road, within
open space easement-protected pasturelands. The proposed road will occupy
approximately the same amount of space in the pasturelands as the existing
road, that is proposed for abandonment and removal. The existing road is an
allowable use within the recorded open space easement. The existing access
road will be removed and restored to grazing land, and as a result, the
project will result in no net loss of usable agricultural within the

easement, allowing the relocated road, be recorded over the same lands now
protected by open space easement provisions (Special Condition No. 1), and

. agricultural easement. Staff is therefore recommending that a new open space
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that the abandoned road be restored to pastureland through specified
revegetation methods (Special Condition No. 2). As conditioned, staff
believes that the proposed development with the proposed amendment is fully
consistent with the policies of the certified LCP.

STAFF_NOTES

1. R RE_AND BACKGROUND: Section 13166 of Title 14 of the California
Code of Administrative Regulations states that the Executive Director shall
reject an amendment request if it lessens or avoids the intent of the approved
permit unless the applicant presents newly discovered material information,
which he or she could not, with reasonable diligence, have discovered and
produced before the permit was granted.

The Commission's November 1981 approval of the original project, for
improvements to the existing Redwood Trails Resort, a recreational vehicle
(RV) campground with 110 spaces, included five special conditions intended to
address (a) preservation of agricultural resources (Special Condition 1), (b)
protection of riparian resources (Special Condition 2), (c) protection of
visual resources (Special Conditions 3 and 4), and (d) provision of public
access (Special Condition 5). An amendment to the project which authorized
deletion of a trail easement, construction of an additional 45 campsites,
relocation of the cafe and store, and other minor improvements (CDP No.
1-81-65A, approved by the Commission on December 1, 1983), modified Special
Condition 4, to require additional visual resource protection measures, and
deleted Special Condition No. 5.

Two subsequent permit amendment requests were submitted. The first of these,
Amendment Application No. 1-81-65A2, was submitted in April 1984 and was
withdrawn later in that year. The next amendment request, Application No.
1-81-65-A3, was approved by the Commission in October 1984, and authorized the
conversion of 96 of the previously allowed 155 total RV spaces to membership
only use, and the conversion of another 14 of the previously authorized spaces
to membership only long-term lease use. The amendment also required the
provision of 14 new RV spaces reserved for the public. The total number of RV
spaces authorized by the original permit and the two subsequent amendments is
therefore 169 spaces (of which 59 spaces, or 39% of all spaces, are reserved
for public use).

Special Condition No. 1 of the original permit required, prior to issuance of
the coastal permit, that the applicant record an irrevocable offer to dedicate
an open space easement on the western portion of the campground property,
subject to use restrictions, to ensure that certain portions of the Redwood
Trails Resort property would remain available for agricultural use. The
offer-to dedicate (OTD) open space easement was properly recorded and Special
Condition No. 1 was satisfied.
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The OTD was accepted and recorded by the Coastal Conservancy in 1984. The
Conservancy thus holds the easement for the people of the State. The open
space easement runs with the land. The recorded easement document indicates
in applicable part that:

No construction shall be permitted within this dedication area except
for agriculturally-related structures or development approved under the
terms of this permit.

The proposed amendment is to relocate one of the resort's existing main
entrance roads from one location in the easement to a different location in
the easement. This proposed change will not avoid the intent of the
Commission in approving the original permit with Special Condition No. 1 in
that the agricultural use of the area covered by the easement will be fully
protected. The existing access road will be removed and restored to grazing
land, and as a result, the project will result in no net loss of usable
agricultural within the agricultural easement. Consequently, the Executive x
Director found that the amendment request would not result in a lessening or
avoidance of the intent of the approved permit, and accepted the permit
request for processing.

2. STANDARD OF REVIEW: The certified LCP is the standard of review for
this amendment request. At the time the original permit application was acted
upon by the Commission, the LCP for Humboldt County was not yet certified.
Thus, the standard of review for the original permit application was the
Coastal Act. Since that time, the Humboldt County LCP has been effectively
certified (1986). Pursuant to Coastal Act requirements, after effective
certification, the standard of review for all coastal permits and permit
amendments is the LCP.

I. MOTION, STAFF RECOMMENDATION AND RESOLUTION:

The staff recommends that the Commission adopt the following resolution:

1. Motion:

I move that the Commission approve the amendment to Coastal Development
Permit No. 1-81-65-A3 subject to conditions:

2. Staff Recommendation of Approval:

Staff recommends a YES vote and adoption of the following resolution
and findings. The motion passes only by affirmative vote of a majority
of the Commissioners present.
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3. Resolution to Approve Permit Amendment:

The Commission hereby approves the amendment to the coastal development
permit, subject to the conditions below, on the grounds that the proposed
development with the proposed amendment is consistent with the provisions of
the Humboldt County Local Coastal Program, and will not have any significant
adverse impacts on the environment within the meaning of the California
Environmental Quality Act.

II. Standard Conditions: See attached.
I11. 1 Conditi

The following Special Condition shall replace Special Condition No. 1 of the
original permit:

1. Prior to issuance of the amended coastal development permit:

a) The applicant shall dedicate to the California Coastal Conservancy
an open space easement over portions of Humboldt County Assessor's
Parcel Number 518-062-21, shown in Exhibit 8. No construction shall be
permitted within this dedication area except for agriculturally-related
structure or development approved under the terms of this permit, as
amended. The dedication shall be recorded free of all liens and
encumbrances except tax liens, and shall run with the land binding the
landowner, his heris, assigns, and successors in interest to the subject
property. Prior to recordation, the form and content of the document
shall be reviewed and approved by the Executive Director.

Special Conditions 2 through 4 of the original permit remain in effect. The
following special condition shall be added to the original permit:

5. Roadway Re n_Plan

Revegetation of the abandoned Meadow Ranch Road shall conform to the
recommendations set forth in attached Exhibit 7's “Landscaping Plan
Design Specifications," contained in the Menzies' Native Nursery
"Revegetation of Existing Pasture Land" report.

IV. Findings and Declarations.
The Commission hereby finds and declares:
1. Site Description

The Redwood Trails Resort is an existing + 220-acre recreational vehicle (RV)
campground in a rural portion of northern Humboldt County. The campground,
approximately six miles south of the town of Orick, is less than a mile south
of Stone Lagoon and is adjacent to Humboldt Lagoons State Park, just across
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Highway 101 to the west. See Exhibits 1-2. The campground is situated on the
alluvial bottomlands of the MacDonald Creek Valley. Adjacent land uses
include commercial timber production and agriculture. There are several
residences on the adjoining parcels.

Two entrances provide access from the highway to the campground. One of these
is Idlewood Lane, a private driveway, located about 200 feet north of the
property's south property line at McDonald Creek. The other entrance, another
private road, is Meadow Ranch Road, approximately 750 feet north of Idlewood
Lane and 100 feet north of McBrindle Creek.

There is no sensitive habitat on those portions of the site where the proposed
road and associated developments, including the removal of Meadow Ranch road,
are proposed. However, both McDonald Creek and McBrindle Creeks are sensitive
riparian habitats. Additionally, an area of grazed seasonal wetlands is
located between Idlewood Lane and McBrindle Creek.

2. QOriginal Project

The Commission's November 1981 approval of the original project, for
improvements to the existing Redwood Trails Resort, a recreational vehicle
(RV) campground with 110 spaces. An amendment to the project authorized
construction of an additional 45 campsites, relocation of the cafe and store,
and other minor improvements (CDP No. 1-81-65A, approved by the Commission on
December 1, 1983).

A subsequent permit amendment (CDP No. 1-81-65-A3, approved by the Commission
in October 1984) authorized the conversion of 96 of the previously allowed 155
total RV spaces to membership only use, and the conversion of another 14 of
the previously authorized spaces to membership only long-term lease use. The
amendment also required the provision of 14 new RV spaces reserved for the
public. The total number of RV spaces authorized by the original permit and
the two subsequent amendments is therefore 169 spaces (of which 59 spaces, or
39% of all spaces, are reserved for public use).

Existing development at Redwood Trails Resort includes 110 developed RV
camping spaces, of the total 169 spaces authorized by the Commission in the
original permit and the two subsequent permit amendments. Existing
development at the site also includes an administration building, a recreation
hall, a general store, parking area, caretaker residences, and other
outbuildings and recreational facilities. See Exhibit 3.

Special Condition No. 1 of the original permit required that the applicant
record an irrevocable offer to dedicate (OTD) an open space easement on the
western portion of thé campground property, subject to use restrictions, to
ensure that certain portions of the Redwood Trails Resort property would
remain available for agricultural use. The two pre-existing access roads,
both of which pass through pasturelands in the western portion of the
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property, were allowed by the original coastal development permit to remain
within the open space easement. The OTD was accepted and recorded by the
Coastal Conservancy in 1984. The Conservancy thus holds the easement for the
people of the State. The open space easement runs with the land.

3.  Proposed Amendment

The proposed amendment to the permit is the development of a new main
entrance/exit road that will be located north of Meadow Ranch Road. The
purpose of the proposed road relocation is to accommodate and facilitate
increased traffic movement, to and from the highway associated with
development of 59 RV spaces authorized recently by Humboldt County through a
separate coastal development permit. The amendment also proposes to abandon
the existing Meadow Ranch Road and return it to pasture land after the new
road is completed, and install a gate at Idlewood Lane to limit access on that
road to emergency use only and for historic deeded access for logging puposes
to properties inland of the campground. The existing and proposed access
roads, all located in the recorded agricultural open space easement, are shown

in Exhibit 4.

The proposed access road includes the incorporation of left-turn
channelization features in its design at the road's Highway 101 intersection.
These features, required by the California Department of Transportation
(Exhibit 5), include the tapering of the highway's northbound lane to provide .
for the gradual transition to a broad expanse of pavement for ingress and
egress at the highway end of the road. The tapering will be accomplished by
widening the east side of the highway for a distance of approximately 540 feet
to the north of the road's intersection with the highway and for
approximately 400 feet to the south of the intersection. The narrowest points
of the tapered edge would be at the north and south ends of this almost
1,000-foot length of highway widening. See Exhibit 6.

The road relocation is proposed because the alternative of simply upgrading
either of the existing access roads to include the channelization features
would result in the need to widen one or the other of the highway bridges over
McDonald and McBrindle Creeks. These bridges, 200 feet and 100 feet,
respectively, from the current Idlewood Lane and Meadow Ranch Road alignments,
would not accommodate the approximately 390-foot-long left turn line tapers
unless they were widened to do so. HWidening either bridge would involve
distubances to creek banks and possibly to stream beds. By relocating Meadow
Ranch Road approximately 320 feet to the north of its current alignent, the
south terminus of the south taper can end just north of the the McBrindle
Creek bridge's north end, thus avoiding the need for any bridge alterations.
The applicant has stated that "a main entrance in the area of Meadow Ranch
Road (instead of in the area of Idlewood Road) is recognized as the preferred
area to accomplish this (channelization) with nominal change to the existing
land as it is presently used." The proposed road relocation and abandonment
project also includes the relocation of an entrance sign and the installation .
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of new lighting at the road's entrance. The applicant also proposes that the
existing agricultural open space easement be amended to allow for the other
proposed changes. The holder of the easement, the California Coastal
Conservancy, has given preliminary approval to the applicant to change the
easement to accommodate relocation of the entrance road (see Exhibit No. 12).

4, Agriculture

The Humboldt County LCP North Coast Area Plan land use designation for the
western portion of the campground property, where the access road relocation
is proposed, is Agricultural Exclusive/Prime Lands. The rest of the property
is designated Commercial Recreation. LCP zoning for the project portion of
the property is Agricultural Exclusive.

Agricylture Policy 3.33.A.1. of the North Coast Area Plan states in part:

Lands outside the Urban Limit Lines that are prime agricultural lands
based on the adopted definition of prime lands of the State of
California shall be planned for continued agricultural use, and no
division or development of such lands shall be approved which would
lower the economic viability of continued agricultural operations on
them.

Agriculture Policy 3.33.B.1. of the North Coast Area Plan states in part:

The zoning of all agricultural lands shall not permit any use that would
impair the economic viability of agricultural operations on such lands;
and a conditional use permit shall be required of any proposed use not
directly a part of agricultural production of food or fiber on the
parcel.

The western 6-acre portion of the property, through which the existing access
roads pass, is currently used as pastureland. These roads pre-~date the 1981
permit for campground improvements that included the condition (Special
Condition No. 1) that required the applicant to record an irrevocable offer to
dedicate (OTD) an agricultural open space easement over this western portion
of the property. As mentioned above, the OTD was accepted and recorded by the
Coastal Conservancy in 1984, Exhibit 4 shows the approximate extent of the
recorded open space easement.

The recorded easement document specifically states, in applicable part, that:

No construction shall be permitted within this dedication area except
for agriculturally-related structures or development approved under the
terms of this permit.

Although the pre-existing roads within the easement are not “agriculturally
related" the original coastal permit for additional campground facilities
allowed them to remain within the easement.
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Because the easement is situated between the campground and Highway 101, there
are no feasible less environmentally damaging alternatives to provide the
required access to the RV campground that would not also require changes to
the agricultural open space easement. For example, modifying one or the other
of the existing access roads to handle increased traffic volumes would
necessitate bridge reconstruction and widening to accommodate the left turn
lanes required by Caltrans, resulting in more filling and disruption of
environmentally sensitive riparian habitat. Furthermore, there are no other
public roads near the parcel that the development could tie into to provide
the necessary access. ‘

The County's January 23, 1998 findings for the conditional use permit for
proposed improvements to the campground, which include, in the County' project
description, the proposed road relocation, do not specifically address the
proposed road relocation's consistency with the County's LCP. Rather, the
findings state as “evidence" that "the proposed project is in conformance with
all applicable policies and standards found in the North Coast Area Plan," and
"is consistent with the purposes of the zone in which the site is located":

The only development activity in the AEP land use designation (and the
AE zoning district) is the relocation of the existing sign to the north
side of the new main entrance/exit. This sign was permitted under the
original CUP and State CDP. Otherwise, a review of the submitted plot
plan and North Coast Area Plan Land Use map (and the applicable zoning
‘map) indicates the park expansion is not located in the Agricultural
Exclusive/Prime Lands designation (or the Agriculture Exclusive zone).

It is not clear why the County limited its discussion of development within
the property's agricultural use areas to the sign, when clearly the proposed
road is within the same area.

In any event, since the proposed road will occupy approximately the same
amount of space in the pasturelands as the existing road that is to be
abandoned now occupies, it will not displace any more pastureland than does
the existing road.

In addition, the applicant proposes to restore the road to be abandoned to
pasture land. The applicant's botanical consultant has prepared a
"Revegetation of Existing Pasture Land" report, with recommendations,
concerning the proposed restoration. The report, prepared by Robert H.
Menzies, Botanical Consultant (see Exhibit 7), describes the existing
pastureland vegetation as "no apparent sensitive specie grasses, just browse
remains and some buffalo grass with intermix subclovers and rye," and
recommends a "self regeneration” approach for converting the "to be" abandoned
road to pastureland. This approach involves transferring the existing top
soil and soil horizon material from the area where the new road will be
located to the abandoned road site. Once the abandoned road's surface is
removed, the transferred soil material will be "folded back into the abandoned
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road," allowing for the self regeneration of existing browsing grass seeds
that are already present in the top soil that will be transferred to the
restoration site.

The botanical report states that, "Given the amount of browse by the existing
elk herd the existing material will actually be hardier than were we to try to
seed from scratch the same area." Furthermore, the report notes that given
the site's flat topography there is little danger of soil erosion, even during
the winter months, to interfere with the self regeneration process.
Nonetheless, the report's recommended "Landscaping Plan Design Specifications"
include, as a precaution "to ensure that during construction ... no debris or
sedimentation will enter McBrindle Creek," the recommendation that
construction occur only during summer months.

Restoration to agricultural lands of the strip of land upon which the existing
access road is located will ensure that no net loss of agricultural land will
result from the proposed construction of the new access road. By transferring
the productive top soil from the location of the new road to the old road and
otherwise providing for restoration of the site to pastureland as proposed,
the proposed amendment would also not result in any net diminishment of the
agricultural productivity of the land. The number of animals grazed on the
site will not need to be reduced to accommodate the proposed relocation of
access roads, and should the site ever be used for crops, the same amount of
productive agricultural land would be availabe for this purpose as before.
Therefore, the Commission finds that if the development with the proposed
amendment is carried out as proposed by the applicants, the development with
the proposed amendment will not lower or impair the economic viablity of
agricultural operations on the agricultural lands at the site, consistent with
agricultural policies 3.33.A.1 and 3.33.B.1 of the certified Land Use Plan.

The recorded open space easement document does not allow for the development
of new roads within the easement area unless the road is
"agriculturally-related," which the proposed road is not. For the proposed
road to be allowed, therefore, it is necessary (Special Condition No. 1) to
record a new open space easement over the pastureland to specifically provide
for the relocated road within the easement-protected agricultural lands within
the subject property. The Commission attaches Special Condition No. 1, to
require that a new open easement over the pastureland be recorded that would
specifically provide for the relocated road within the easement-protected
agricultural lands within the subject property. To ensure that the space now
occupied by Meadow Ranch Road, once it is abandoned, is successfully restored
to productive agricultural use as proposed by the applicant, the Commission
attaches Special Condition No. 5, requiring project revegetation in
conformance with the submitted "Landscaping Plan Design Specifications. As
conditioned, the Commission finds that the project is consistent with the
Humboldt County LCP North Coast Area Plan's agricultural protection policies.
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5. CEQA:

Section 13096 of the California Code of Regulations requires Commission
approval of Coastal Development Permit applications to be supported by a
finding showing the application, as modified by any conditions of approval, to
be consistent with any applicable requirements of the California Environmental
Quality Act (CEQA). Section 21080.5(d)(2)(A) of CEQA prohibits a proposed
development from being approved if there are feasible alternatives or feasible
mitigation measures available which would substantially lessen any significant
adverse impact that the activity may have on the environment.

As discussed above, the proposed development with the proposed amendment, as
conditioned, will not have any significant adverse effect on coastal resources
or on the environment. Therefore, the Commission finds that the proposed
development wih the proposed amendment can be found consistent with the
requirements of the Coastal Act to conform to CEQA.

EXHIBITS

1. Regional Location Map

2. Area Location Map

3. Site Plan

4. Access Roads and Open Space Easement
5. Caltrans Letter

6. Channelization Plan

a. South End

b. North End
7 Botanical Report and Recommendations
8. Proposed Open Space Easement
9. Original Staff Report
10. Staff Report for CDP No. 1-81-65-A
11. Staff Report for COP No. 1-81-65-A3
12. Conservancy Letter
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STATE OF CALFORNIA—BUSINESS, TRANSPORTATION AND HOUSING AGENCY PETE WHSON, Governor

*

. EXHIBIT NO. 5

DEPARTMENT OF TRANSPORTATION

DISTRICY 1, P.O. 8OX 3700
EUREKA, CA  $3502.3700
PHONE 707 /4456463

) 4456413

December 10, 1997

1-Hum-101-114.457
Brindle/Redwood Trails
CDP-13-97/CUP-05-97/SP-09-97
APN 518-062-07, -21

Ms. Michelle Niclsen | Ej iE @ ﬂn’ E @

Planning Department

County of Humnboldt D:;: ] U QY.
3015 H Street 1597
Eureka, CA 95501 HL A o7 Cgm oy

Dear Ms. Nielsen: £ty :‘3 Coamnssign
This letter is to inform you about a meeting that we had with Ralph McKionon on November 19, 1997 .

concerning the proposed 59-unit expansion of Redwood Trails RV Park near Stone Lagoon. Attending the

meeting from Caltrans were Linda Evans, Transportation Planning; John Tatum, Traffic Operations, and Charlie

Fielder, Hydraulics.

Mr. McKinnon requested the meeting to discuss Caltrans' recommendations in the letter we sent to the
County dated October 6, 1997. We discussed the recommended lefi-turn channelization and stated that we had not
completed a warrant analysis but felt reasonably certain that warrants would be met for channelization. 'We offered
that Mr. McKinnon could either accept that recommendation and pursue designing and planning the channeliza~

. tion or he could have a traffic study prepared to complete the analysis.

We also stated that channelization design requirements foz the length of taper would result in the need to
widen the bridge over McDonald Creek, because of the proximity of the McDonald Creek bridge to the existing
intersection of Idlewood Lane and Route 101. We suggested a method to avoid the bridge widening would be to
move the opening of Idlewood Lane farther to the niorth, away from the bridge. Mr. McKinnon suggested
shternatively that the existing unnamed private road to the north could serve as the primary access instead. We
responded that the alternate road would probably work as far as Caltrans is concerned, but would still need
channelization at the developer's expense. We suggested that he work with the County in determining whether the
alternate access road would be acceptable to the County and whether it would fit within the provisions of the Open
Space Easement. Detailed engineering plans would need to be snbmitted with an Encroachment Permit
application. The application for an Encroachment Permit would not be considered until after local permits have
been approved. Mr. McKinnon requested that they be able to use the existing access at Idlewood Lane while the
improvements are being madc to the alternate access and channelization, should the construction phase enter into
next summer's camping season. We stated that our preference is for mitigation measures 1o be implemented prior
to impacts being realized as a result of construction of the proposed RV park expansion.

We provided Mr. McKinnon copies of pages from the Highway Design Manual concerning channelization
design requirements, copies of the right of way maps and aerial photos of the highway adjacent to the project site.
We also introduced him to Royal McCarthy, Encroachment Permit Engineer, who gave him copies of the
application forms,

We informed Mr. McKinnon that Caltrans has been discussing existing drainage concerns with the
California Department of Fish and Game. Since this is an existing dsainage concern, not one created as a result of
the proposed RV park cxpansion, we made it clear that we werc not asking for mitigation of existing problems and
that cur discussion was merely informational. Minor drainage improvements may be needed in conjunction with
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access opening improvements. Mr. McKinnon expressed a willingness to work cooperatively to improve the flow
of drainage for reducing the chance of flooding and for improving fish passage.

If you have questions about this letter and what was discussed at the meeting, please give me a call at

(707) 4456412,
Sincerely,
n - . f .
(et
. A EVANS
Associate Transportation Planner
cc:Dave Mcl.eod ,
Californiz Department of Fish and Game
619 Second Street

Eurcka, CA 95501

LGE:scl
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BOTANICALS - NATIVE & RARE LANDSCAPES
P.O.BOX 9 10716 N.OLD STAGERD. WEED, CA 96094-0009
(916) 938-4858 FAX (916) 9384777

MENZIES’ NATIVES NURSERY m

o

California Coastal Commission : om0 T T
45 Fremont Street Suite 2000 ERR NI I T
San Francisco, Ca 94105-2219 N

4 APR 271998

CALSCANEA

As per Permit Amendment Application # 1-81-65-A4 COASTAL COnid SSION

~‘Mr Bob Merrill:

After designing the landscape for native plantings on this project, there seems to be several
areas that you still need additional infcrmation. These areas of concern are as follows:
Revegetation of existing Pasture Land:
There seems to be no apparent sensitive specie grasses, just browse remains
and some buffalo grass with intermix subclovers and rye. This project will see
the existing top soil and soil horizon material from the new road area to be
pulled off and stored to use on the ‘to be’ abandoned road . Within this
material there should remain a sufficient amount of grass species seed that
will naturally regerminate when the material is folded back into the abandon-
ded road. This will allow for a self regeneration, with our management of re-
vegetation, to naturally sustain and perpetuate itself. Given the amount of
browse by the existing elk herd the existing material will actually be hardier
than were we to try to seed from scratch the same area.lt seems with the
present topography and soils response that | have observed, there is no real
erosion to this site at present, nor is there during the winter months when
is of greatest concern to our environment and surrounding habitat
Were we 1o add seed to the material for enhancing, a mix of Lynn perennial
rye, festuca rubra (red fescue), festuca ovina (sheep fescue) and a clover of yet
undetermined specie would be suggested. We would want to ask the local
Fish and Game botanist what she would recommend for this clover .
As to watering the area of seeding and planting material, just the coastal
dew point will be sufficient to germinate these soils with seed. When our water
trucks are working on the grading of the roads, we will water to better establish
this revegetative regermination of existing native species.
Himalaya berries will be removed during this process as this is an invasive
alien and also interferes with the sight corridors.
In those areas ,other than the above that are disturbed, we will utilize our seed
mix to fill in and enhance so a better, and more complete integration of the
habitat occurs. This will allow a more natural statement to the end product.

This area is an ‘easy’ revegetaion project as there really does not appear to be an
erosion problem scenario.

nd consideration inm these matters | remain,

EXHIBIT NO. 7
APPLICATION NO.

1-81-65~A4

BOTANICAL REPORT
(p. 1 of 3)




COASTAL DEVELOPMENT PERMIT NO. 1-81-65-A4 .

LANDSCAPING PLAN DESIGN SPECIFICATIONS
PER ATTACHED LETTER AND ENGINEERING LANDSCAPE PLAN

1.Meadow Ranch Rd and all fencing, signs, and lighting that are existing will be
removed and the grounds and area will be returned to natural pasture as per letter
description and plans. Existing Road (Remove)

2. Precautions will be taken to ensure that during construction and removal of items in
#1, no debrus or sedimentation will enter Mc Brindle Cr.
a. No debr left on site during construction.

b. Construction will occur during summer months; protection provided for, if it
rains. (There is no drainage into Mc Brindle Creek, even during the winter from this site.)
¢. Revegetation (per Menzies description) will be introduced as quickly as

possible.

3. Relocation of existing signage with new signs and lighting as shown on plans.

4. Removal of fencing near the HWY, including the Himalaya Berries near the road to
improve line of sight and to eliminate an alien species of plant. .

5. The replacement and repair of disturbed pasture area affected by construction of the
project as (per Menzies description).

6. There are no trees in the affected area and no plans to plant in the area. This will
avoid conflict with sight distances on the HWY.

7. Minimum shoulders with pasture grasses right next to the new road will reduce the
visual aspect of the road and enhance water perculation in the area. (There is very
good perculation in this whole site particilarly as the new road is at the high point of
this site).

8. Topo aspect (contour @ 1 foot intervals) shows that the main road areas of
construction are almost level.

9. No erosion or erosion possibilities are likely at this site, due to the topograpy and soil
characteristics of good perculation. (As noted in letter and on plans).

10. Precautions of quick and sustained revegetation will always be of the highest
priority for the winter months.

EXHIBIT NO. 7
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State of Cab rcia, Edmund G, Br:{’ . Governor FILE( a/a/a1 _—
49th 1ed 11/27/81

Colifr.rna Coastal Commission STAY" RECORT 10/20/81
Norin Coast [istrict ' A HEARING DATE 11/5/81
. €56 Union Street, Room 130 . STAFF ANALYST Tim Ash
ureka, California 95307 -B?:j 7 I
707)443-1823 PC/DD
EXHIBIT NO. 9
APPLICATION NO.
COASTAL PERMIT: REGULAR CALENDAR
1-81-65-A4

STAFF REPORT AND PRELININ/ARY RuCOLIEIDATION
. . Uriginal otaft

Report (page 1 of §)

PPLICATION 110, 1-81-65

APPLICENT: Robert Brindle AGENT: Trump & Sauble, Inc.
Star Routel, Box 280 202 M Street
Trinidad, CA 95521 Eureka, CA 95501

FRCJLOT DRSCRIPTICH

PROJEST LOCATICT: Located east of US 101 at Stone Lagoon, éix miles south
of Orick, Humboldt County.

PROJECT DESCRIPTICN: Improvements to an existing campground to include: 7,400 sq. ft.
general store/cafe; 2,000 sq. ft. pool shelter and swimming pool; installation of water,
sewer (leachfield) and electrical lines to existing campsites; conversion of 912 sq. ft.

arn to recreation hall; construction and relocation of 3 signs; use of Stone Lagoon
hoolhouse as a museum/gift shop; a 1 acre parking lot and tennis courts.

IOT AREA 114 acres ZONTiG lUnclagssified

azing, crops and open

‘ gr
BLDG. COVERAGE _ 4,000 sq. ft (LCF) PLAN DESIGNATION pges, 1 unit/20 acres
PAVRIENT COVERLGE __ N/A PROJECT DENSITY N/A

LANDSCAPE COVERAGE _ N/A HEIGHT ABV. FIN. GRADE N/A

. LOCAL APPROVALS RECEIVED: Humboldt County Planni Regi at

pu—— -

SYNOPSIS OF RECOMMENDATION

Recommendation: Approval with conditions. The proposed project raises issues
relating to protection of coastal visual resources and the maintenance of water
quality. Conditions requiring structural setbacks from streams, landscaping and
open space easement offer will protect these resources consistent with Coastal

Act policies, The applicant is in opposition to the open space easement condition
because it may require renegotiation of his financing with the previous owner.

SITE CHARACTERISTICS: See findings
SURROUNDING LAND USE: See findings

.GOASTAL ACT ISSUES: Visual Resources, Marine Resources, Local Coastal Program,
STANDARD CONDITIONS: See attached.

SPECTAL CONDITIONS: See attached.
RESOLUTION: The staff recommends the commission adopt the following resolution:
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Regular Calendar
1-81-65
Page 2

I. Approval with Conditions

The Commission hereby grants a permit for the proposed development, subject to the
conditions below, on the grounds that, as conditioned, the development will be in
conformity with the provisions of Chapter 3 of the California Coastal Act of 1976,
will not prejudice the ability of the local govermment having jurisdiction over the
area to prepare a Local Coastal Program conforming to the provisions of Chapter 3

of the Coastal Act, and will not have any significant adverse impacts on the environ-
ment within the meaning of the California Environmental Quality Act.

1, Prior to issuance of a coastal development permit and therefore prior to
construction:

a. The applicant shall record an offer to dedicate to a public agency or
private association approved by the executive director an open space
easement over portions of Humboldt County Assessor's Parcel numbers
302~171-28 and 29 shown in Exhibit 2, No construction shall be permitted
within this dedication area except for agriculturally-related structures
or development approved under the terms of this permit, The offer to
dedicate shall be recorded free of all liens and encumbrances except tax
liens, shall be irrevocable for a period of 21 years running from the
date of recordation, and shall run with the land binding the landowner,
his heirs, assigns, and successors in interest to the subject property.
Prior to recordation, the form and comtent of the document shall be .
reviewed and approved by the executive director of the commission.

2, Proposed development, except development consisting of improvements to existing
structures, shall not be constructed within 100 feet of any streams on the subject

parcel,

3. All utilities to be constructed under the terms of this permit shall be undergrounded.

4. Prior to the issuance of the permit and therefore construction, applicant shall submit
to the executive director for his approval:

a, Plans detailing the size, design, location and materials to be used in
construction of the proposed tennis courts.and swimming pool shelter,
Those plans should insure that the proposed structures are subordinate
to the enviromment and do not detract from the scenic values
of the MacDonald Creek valley.

b. Landscaping plans designed to mitigate the potential adverse impacts of
development allowed through this permit. Said plans shall include informe
ation detailing the location, age and species of proposed plantings. The
plantings shown in these approved plans should be maintained and replaced
where necessary due to damage or disease. Necessity in this case should be
defined by the vegetative screens effectiveness in screening the
proposed project from views from US 101. .

¢. Revised plans showing locations of two on-site signs.



Regular Calendar
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‘age 3
FINDINGS AND DECLARATIONS

1, Development Description: Improvements to an existing campground to include:
7,400 sq. ft. general store/cafe; 2,000 sq. ft. pool shelter and swimming pool;
installation of water, sewer (leachfield) and electrical lines to existing camp-
sites; conversion of 912 sq, ft. barn to recreation hall; construction and
relocation of 3 signs; use of Stone Lagoon Schoolhouse as a museum/gift shop;

a 1 acre parking lot and tennis courts.

2, Site Description: The project site is bordered by Dry Lagoon State Park and
agricultural lands to the west and north, timberlands to the east, and timber-
lands and residences to the south along MacDonald Creek Road, MacDonald Creek
and its unnamed tributary flow through the parcel to Stone Lagoon. The regional
commission heard four permits for the project site, approving NCR-74-A-208 (Mead),
NCR-75--A-26l, (Mead), 75-P-115 for improvements to the campground, and denying
NCR-77-C~13) (Dutra) for division of agricultural lands and the project site.

The state commission has heard one appeal, 141~-78, Arras, approving a single
family home on an adjacent parcel,

3. Development: Section 30250 of the Coastal Act states, in part:

"New residential, commercial, or industrial development, except as
otherwise provided in this division, shall be located within, contiguous
with, or in close proximity to, existing developed areas able to accommo=
. date it or, where such areas are not able to accommodate it, in other
areas with adequate public services and where it will not have significant
adverse effects, either individually or cumulatively, on coastal resources.
In addition, land divisions, other than leases for agricultural uses,
outside existing developed areas shall be permitted only where 50 percent
of the usable parcels in the area have been developed and the created
parcels would be no smaller than the average size of surrounding parcels,”

"Wisitor-serving facilities that cannot feasibly be located in existing
developed areas shall be located in existing isolated developments or at
selected points of attraction for visitors."

The proposed porject consists of improvements to an existing visitor-serving
facility. The project site is located adjacent to Dry Lagoon State Park.

The regional commission in previous action on the subject parcel found that the
dedication of an open space easement was necessary in order to minimize potential
adverse impacts of the previously permitted development. The open space easement
was to be recorded prior to the issuance of the portion of the permit for road
improvements. The road improvements to date have not begun; the open space
easement has not been recorded., The commission finds that while the proposed
project will have significant adverse effects on coastal resources, those effects
will be mitigated by conditions of approval including landscaping, plantings and
open space easement offers.

.A. Visual Resources: Section 30251 of the Coastal Act provides:

"The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall
be sited and designed to protect views to and along the ocean and scenic
coastal areas, to minimize the alteration of natural land forms, to be
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visually compatible with the character of surrounding areas, and, where
feasible, to restore and enhance visual quality in visually degraded
areas., New development in highly scenic areas such as those designated
in the California Coastline Preservation and Recreation Plan prepared
by the Department of Parks and Recreation and by local govermment shall
be subordinate to the character of its setting."

The project area is identified as a highly scenic area in the California Coast-
line Preservation and Recreation Plan and as a coastal scenic area in Humboldt
County's visual resources technical study. The visual resources of the area
include views of the open pasturelands and wooded hillsides of the valley of
MacDonald Creek which are visible from US 101, particularly the northbound lanes
descending from Truckman's sink., Humboldt County's local coastal program calls
for the dedication of an open space easement over the agricultural portions of

the subject parcel to maintain and protect the scenic qualities of the MacDonald
Creek valley. The proposed project, as conditioned, will provide for substantial
improvements to the existing visitor-serving facility while at the same time
providing for the long term maintenance and protection of scenic values on the
subject parcel. The open space easement is necessary, in light of the extra—-
ordinary scenic values, to insure that it is clear to the present owner and to
subsequent owners, that structures that are contemplated to be built on the
parcel in the future, if any are permitted, must be built only on specified
portions of the property. This legal stipulation would appear to be particularly
important in view of the applicant's history of repeated development on the parcel
without the benefit of a coastal development permit, Additional conditions .
requiring undergrounding of utilities, Submissionof additional plans for design
review will insure that scenic values in the project area are protected.

Included in the applicant's proposal is a relocation of two signs previously
approved by the regional commission in a previous permit (79-P-115) and the
construction of an additional sign, The relocation would in the case of one

of the signs (the southermmost) also entail an amendment of the six foot height
limitation. The new proposed site is lower in topography than the roadbed. A
sign having a height of greater than the earlier limitation of six feet in this
location would have an impact similar to the impact of a six foot sign at the
previously approved location. These two signs have already been erected without
a coastal development permit and it is evident to the commission that the signs
in their new locations are sited in a manner that is protective of the scenic
qualities of the area; perhaps more so than in their previous locations. The
additional sign applied for by the applicant, however, is not consistent with
the intent of the previously issued permit which limited the applicant to two
on-site signs. Nor is the additional sign in conformance with the policies in
Humboldt County's local coastal program for on-site signs in scenic coastal areas.

Those policies call for a 40 square foot limitation on on-site signs, The
applicant s approved signs exceed this figure by a factor of seven, The commission
finds that approval of the applicant's proposal would be inconsistent with past.. = __ .
commission action, action that was neither appealed by the applicant nor contested

at the public hearing. The approval would set a precedent for other exceptions .
to the proposed sign policies that would result in a cumulative degradation of

visual resources. The commission therefore finds that the proposed third sign

is inconsistent with Section 30251 of the Coastal Act and finds that submission
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of revised plans deleting the third advertising sign is necessary in order
for the proposal to be consistent with Chapter 3 policies of the Coastal

Act,

California Envirommental Quality Act; Alternatives to the proposed project
include:

1) No project
2) A project of greater scope
3) A project of lesser scope
A) Relocation of proposed structures

The proposed project, as conditioned, includes measures that will mitigate any
potential significant adverse envirommental effects. Vegetative screening and
the requirement that structural designs be subordinate to the enviromment will
minimize adverse impacts on visual resources,

Coastal Access: The coastal trail is proposed to pass through the subject parcel.
At this time, the location of the trail has not been determined. The commission
finds that since interagency coordination must occur prior to the siting of the
trail (ICP provision) the requirement of an access easement at this time would
be premature., The lack of such a requirement at this time should not be taken

to indicate that the commission believes the provision of coastal access at the
project site to be unnecessary.

Local Coastal Program: The commission finds that the proposed project, as
conditioned, is consistent with the provisions of Humboldt County's local coastal
program for the project site., The site has been planned for mixed use; the
property will be utilized for visitor-serving commercial use and agricultural

use. The proposed third sign is inconsistent with the local coastal program

and has been eliminated by condition. As conditioned, the proposed project will
not prejudice the ability of Humboldt County to prepare a local coastal program in
conformance with the requirements of Chapter 3 of the Coastal Act,

Coastal Act Violations: The approval of the proposed project does not preclude
the commission from pursuing its legal remedies for any violations of the Coastal
Act on the project site.
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ADDENDUM to =~ 1-81-65 Robert Brindle .

Page 2, Condition 1, line 6. "Humboldt County Assessor's parcels number
302-171-28, 29" should read as follows:

"Humboldt County Assessor's parcel #518-062-21."
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1-21-654 (Fotery crancie)
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-

The staff reccomends that the Commission adopt the following resolutica:
I. Daenlutian w fonrovnl itk Conditiong

Tne Commiszicn naredy zraimss en amendment Sor ihe grogoss
subject to the ccnditiens balo.:, s the grounds that, as cendil
ment z':_}_l te in cenformily wilh the provisions of Crhzgter 5 of
Coastal £zt of 1676, is in conformance with the certified Incal
ard '«:ill nct have any siznificent adwverse impacis on the enviro
meaning of the ifornia Invirommental Quelity ict.

.

II. Conditicns

rd

1. Protesticn of Tisual Fesources. Condition 4 of permit 1-81-65 is
revised to provide:

Prior to the issuance 02 the permit and therefore construction
shall submit to the Ixecutive Director for his approval:

ok
o o
o
(4]
"ty
g
&

a) I.ar?.ds"an::::g plans das:‘.gn d to mitizzte the potential zdverse impacts
of develorment 2llgued t':ro;‘n this permit. S2id plans shall include
informztion deua:.l_.b the locaticn, age and speciss of ::ro;.:csed plantings.
The plantings shown in these approved plans should be mzint ined and

replaced whers nacessary Gue to dzmage or disease. Nacessity In this case
should be defined by the vege'cat:.ve creen's effectiveness in screening
the propossd project from views frem U.S. 101.

L)

b) Revised plans shom".ng locztions of two on-site signs. .

c) Final plans iden "“‘ﬁn; the materials and colors of exterior facades
of the stors and cafs to subordinate this £ructure to its setting and

..o

“ensure its compatibdility with the Stone La"om .,choo,.hcuse.

A1l vork corducted under this p“r"‘.i’b shall be cons:.ste*m with uhese
reviced plans as approved by the Executive Director. Recuired lan

! scaping shall be :mstal‘!.ed prior to cperation of the campsite, stcre,
and cafe. : : : ‘

2. Public ccess. Condition 5§ of permit 1-81-65 is deleted.

3. . Cther Conditicns. The findinzs and conditions, permit 1-81-65,
with the excepticn of cenditions 4 and 5 as revised sbcve, are incorgorated into
this azendmeni. T a ‘p‘ sant shal.. abide by the svandard cenditions and special

conditions 1, 2, and 3 in the original pem:z. .

(

»

III. Findings and Peclarzticns 4 B

The Commission finds and declares as follows: .

. .

»
»

A. Project Descriction. Redwoed Trails is an existing recreational vehicle
park located a\.gace..t, 0 Humtoldt T"'-acns State Park a2t the interseciion of U.S. 101

- and Tdlewild Ilazne, approximztely six milas south of C"'?c\: in Humboldtl Comnty. ':_."c:'.st“i

develormen: zt ?.::...oc_:d Trails includes 11) spzce recrezticnszl vehicls spaces,
¢ in the restorsd Stone lagcon Schoolhou se, a store, barn, parking ares,
<«

4]

»

ruseun loczte
enceg, and other outtuildings.

“two resids

R

M November 5, 1981, the Commicsien arproved a coas"al development pernit for
improvements at Radwocd Trails, iIncludins censtructicn of a 7,400 squzre foot cafe
Al sbmen A D YWY crriarma 'AAT CIS mmiry rmaml ama Al eRaldave m oMo amcwa wawles me
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t and tennis courts, Installzticn of utilities to existing czmpsites, conversicn
he barm 0 2 recreaticn hzil, consiructicn end relccaticn of three sizns, and
of the schcolnousze as a2 gift shop.
The progosed =zmendzeni would authorize the relecation of the proposed siore znd cafe,
gdditicn cf L3 campezizes, construction of 8 4,700 scuere fooif ncrze tam, rozd
improvezsnts, and a i¢nd, 202 dsietion of ihe gazeto end a recuired olfar of
dedicaticn of trail ezsemenis. .
The proposed store and cale would be relccated f-om a site east of the existing
parking arsa and adjaceni to the bam to a sile wast of the paridng lot and atout
75 feet east oI the rzsuiored schcolhouse. Fecently plzntad landscazing locatad
between the scheoolhouse and the neuwly provesed lecaticn of the stors amd cals
will, when fully gzrowm, screen the store and cafe from the scheelnouss and fron
the views of travzlers cn U.S. 101. A gazebo which haé been proposed as part of
the develozment of the cafe and store would be deleted.
The proposed czrmpsites will te develored cn 2bout four acres of presently undevelcre
land located south of the private lane extending east from Tdlewild Pozd. Devzlornment
of this area for a swimming pool and tennis ccurt had been suthorized under the
rermit.  As prorosed by the amendment, the new campsiies

existing ccastal develernmen W <
would include 32 recreaiional vehicle spaces and seven tent sp2ces. As proposed, ithese
campsites will te available to the general public. Landscaping would te planted

along the western boundary of the new campsites to screen them from the view of

-.'.ravelers on U.S. 101.

Road improvements on the site would incluvde widening of Idlewild ILane, a County
maintained roazd, from the present twelve feet to twenty-four feet in widith. Thess
road improvements were required by Humbcldt County as a conditien of rezening of

the site. In zdditicn, a graveled lane would be constructed aleong the eastemn

margin of the McDonzld Creek bectiemlands, leading from the campground to a locaticn
about 1,300 fest to the south. A one acre pond end a 3,7CO squere foot horse bam
would be constructed at the southern terminus of the lane. .

Finally, 2 recuired offer of dedication of an access easement 2long a potential coastal
trail route would be deleted. The proposed easement would have linked the Iry Lagcoen
portion of Humboldt lagoonms State Park with recently accuired State parklands east

of Stone ILz2goon. : T e . .

of the MacDernald Cresk velley. Thess bottcmlands are presently ussd for cattle ¢
and have been menaged for dairy production in the past. The soils at the site ar
Kerr sili lozms, a prime agrievliiural soil with a Storie index rating of G0 and

a Soil Conservation Service capadility classification of Class I. The project site
includes épproxcimately 1i0 acres of these agricultural lands.

~
3

-

&

.Ihe project is boundesd cn the west and north by Humboldt Iagoons State Park.

Recreational day use arsas within the park are located et the Dry lLagoen beach to
the west of the project site and along the shoreline of Sione lagcon to the norta.
The Depariment of Park znd Sesriaticn's Humbold: lageons State Park general management
plan progoses devalepment of an interpretive center, picnic area, and recraat
boating facilities av Stone Lzgoon, and a new. enrouie camping.area at Dry L2goon.

Ammal
P e
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Coastal szt Zecticn 20241 p*ov::‘.,s, in part:

-~ by l‘ - &

"The maxizmun ancuni of orime agriculivral lznd
o
e

aod s
in egriculiural praduciion $o zssures the protectiicn of the areats
agr:.cu.*u:'ﬂ economy, and conflicts shall be miminmized betwsen
egriculturzl and urtan land uses through all of the Ifollowingz:

« o « (d) By developing availadble lands not suited for agriculture
pricrto the conversicn of agricwliural lends o . & ,

(f) By assuring that 211 divisions of prime agriculiural lands
except those coaversions :.c;ro**od tursuanit o sutdivisicon (:
secticn and 211 develcorment ad;,c.w..‘c L0 prime =gr:.c..:_tu:'al
not diminish the procuc ..*r:.ty of such prine agriculiurzl 1

- .

Coasta.l Act Section 30250(c) provides:. .

:
-
-
-
i
-~

"Visitor-serving facilities thzt cannot feasi‘aly be located in existing
developed areas shall te located in exisiing isolated develorments or at
selected poinis raction for visitors.”

In addition, Coastal Act Section 20223 provides:
"Upland areas necessary to support coastal recrsational uses shall be :
. reserved for such uses, where feasible.

t1:.1mbc:ld’c, County's certified Hcrthcoast Ar°a larnd use plan irplements these policies .
. by designating those poriions of the site's bott cmlards nves-..\,ly in ac‘*"'cul"“*a.l

use for exclusive a**mcul‘ur The si e's existing recrsaticnal d°vezoc.‘.-n§ and the
wooded uvplards to tnn east are designated for commercial recresticn use. Stables and
watershed rznagenent ac:rr‘v_es are permitted as ccndiflionzl uses within the

exclusive ag::.cx.ltn:a, designation. Visitor-serving develerment is permitted within
the cemmercial recreation d=si;::at:'.o~1. The plan's peolicies p-o'r:.u- that visitor-
serv:.na develo“rent. of rural commercial recreaticn lands may be permitted when:

n(a) The proposed development includes adequate on~-site services for water,
~ waste d:x.spo<al, parm.nc' and other facilities necessary to serve the proposed
uses

- ‘- - - »

4= (b) The p*‘ocosed d%elocraent world nct creaste traffic flows detrimental to
~ egriculiural or for vI7 uses in the plamning area; except that where the
proposal includes 2 ..uC-Y :g that such adverse impacts will be mitigated th
road improvements or cther means within iwo years of nro,]ﬂct approval, tne
develo::ne:*t shall te approved;

‘.

1

(c) Mo location within the urban limit area is more feasible.

(d) The development coes not constitute conversicn of agricultural or timber
lards incensistent with the reguirements of this chapter. ..

. o~ o . sz e . s . R
(e) In the case of visitor serving facilitiss, thalt an estzblished re reavz.cz‘.a‘
- n ﬂ.

or ser = ° d rec
) : s » I E/
use exists in the imm ::ate arsa, or 1l be providad by the dewvelepment, 20T
~ '3 3 > (P} >
ng facility is an zppropr J.t.e cermarcial service.”

which the visitor-sarvrin
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of the Comty road for access to the commercial ﬁ.—‘aOSI’l..I‘.QS east of the develczment.

- . - -

Fbr these reasons, the pro3ect, as amended, conforms to Coastal Act Sections

30223, 30241, end JOZ‘O(C)

C. Visuzl P,esou:"“*s. The project area includes veluzble scenic resources.
The open past ~ds znd vwocded hillslopes of the M2cDenald Creek valley provicds
8 pastoral setting for highway travelers and visitors to Humbolcdt Lasoons State
Park. The Cld S‘o'xe Iagccn Schoel, loczted on the site, is a historic s,..n:*'*“
of Yocal significen The scheool was constructed near the turm of the century
" and serves as a rare end very visible example of the architecture of the cne rocoa

-
.

wers ¥ -
-

schools which once dotted rural Ruboldt County. The school is the cenirzl site

of the book, Scheolmalan: The Tetters of Tlasmer Tmhel Trzey, by }-,arv:'_et Deleng.

The site's visusl resources are rscognized by the Department of Parks and Fecreztion's
(DPR) California Ceas:lf:re Presesvztion ard :'232‘9?.’01(2 ) ’v’.‘,e_ . DFR's general mamagamenc
plan for Humtoldt lzgocons State Fark empnasizas the isporcance of the pasturelands

el ld B

and wooded h:v._.lslo*es to the area's scenic valt.es ard pregoses to maintain bo
within the park adjaceat to the project site a2s open pastures.

[VECTINYSS

.

o » . .

. Coastal Act Secticn 30251 provides:
‘#The scenic and visual qualities of coastal areas shall be considered and
protected as a rescurce of public importence.. Permitied develorment shall

znis
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. be sited and desizned to protact views to and aleng the ccean znd goenic
coastal areas, sinimize the alteraiicn of natural l:n Jeras, Lo e vieuzlly
co....,:.t:.:le with the character of s:::‘:“‘:r::.':g areas, 2and,. where fezsitla,
to restore zni enhznce <eu2l cuzlizy In vwizually r'=g:"’:ad zrezs. llew
devel o:r.‘.er:: in pizniy ssenic ar such =3 those dasignated in ths Califomida

L)
v
twm

ccas3~lﬂna Dmarprmiae S aen e Tamoe in-\ 1 T cv;na\ngfl Qj L“vu‘ 3

— .- W [T VR OO P Oy SO ol -
Parks and Zecrezaziizn znd by local ~:v'e::'me~:‘; sh2ll be sutorcinzte to th
character of its ssiting.n

-

In addition, Section 202:10(b) states, in.part:

"Davelcrment in areas adjacent 40 . . . parks and recreat
be sited and designad to prevent impacts which would sisnifican
such arezs. « ."
Humbeldt County's cer uz.::.ed Morthcoast Arca Iand Use Plen implements these policies
by including the project site and surrovnding lands in dasignated coastal scenic
and coastal visw areas. The policies of "1° plan’provice for desizn review of
.~ new developzent wilnin these areas, and require, amcng other things:

'3

(2) That the exterior desigm, 1i
the overall zppearance compatidl
the road.. \

(3) Tat no develorment, other than Tardscan.'.ng, signs, Ltilities, wells,

fences and a 0......V":2'aj ...or access to ..ne pudlic road where required, be

located within.fifty feet of the public road.

(4) That all feasible steps have been taken to minimize the visiblity of .

htingz end landsceping combine to render
with the natural setiing as seen from

z
£
2

- parking areas fron the pudblic road.
"+ (5) Exterior lighting shall be shielded so ’chat it is not directed 'beycnd
the boundaries of the parcel.

-
-

~ -

"In ac@diticr;, specific policies applicable to development at.Redwood‘ Treils provide:

.The Qld Stone Lascon Schcolhouse shall be maintained as close to its h* storic
appeara..ce as is feasidble. T

-

New s*mc Lures and develorment nct scr ened by existing vegetation shall be
g veg
planted for screening from Highway 101. '
As noted earlier, ithe policies 21so provide for the dedication of cpen space or
?

s
conservation ezsements over the agriculiu-zl portions of the bottomlends to ensure

the prctection of the s::ce' cp '1, pascorzl setting.

o s — -

The ex’:.er'ov facades of the cafe znd store autho ;....ed wde'" this permit are

" modeled afier agriculiural siructures associzted with the site's sa:to"._l setiing
(Bhibvit 2). The resiting of this structure as pro;osec‘. in this amendment will

relocate the buvilding shout ", feet closer to U.S..101 than is authorized by the

present pem..t. As resited, the tuilding will be located 350 feet frem U.S. 101

and 75 faet from the restored schocinouse. As resited, the building will 2e nore
visible z*c-z U S. 101 =nd remboldi l2gocns State Fark, and will appear larger in ’::u.
vhen viewed Ircam the highway and park than would be the case if the ;n._":.a.l site we

ry el
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. Bzcause the permii, 2s zmended, includes landsceping to screen the development

.. from U.S. 101 and H=xboldt lagoon's State Park and proposes a structural design
subordinate to and cempztible with its sefling, the project conforms to Coastal
Aot Sections 30251 and 30240(b). - :

, D. Coastal !ccess. The access component of Ruwboldt County's certified
Northcoast Area lznd Use Flen provicdes for 2 ccastal trail route Xinldine Dry
lagoon to the Stete pariklands east of Sicne Lagoon and continuing through the
adjacent Pzdwcod National Park. (One poteniiel route for such a trzil is through
the Padwood Trails development. The land use plan policies applicable to Redwocd

Trails provide that:

- In cooperation with State Parks and Recrestien, Peducod Naticnal Perk,
and other approprizte agencies, the developer shall investigeate
opportunities and participate in the provision of access from Mrmboldi

. Lagoons State Park to Redwood Naticnal Park. : .

-

Coastal Act Secticn 30212 provides, in part:

#(a) Public access from the nearest rublic rezdway to the shorsline

and 2long the coast shall be provided in new development prcjects except

~ where (1) it is inconsistent wiih public safsty, military security neads,
- or the protection of fragile cosstal resources, (2) adecuate access exists
. nearby, or (3) agriculture would be adversely affected.

In conformance with this policy znd the provisicns of Eumbeldt County's Morthccast
Area land Use Plzn, the conditions of the project's coastal develcorment permit
require an oifer of dedicaticn of an access easement aleng this trail route.
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In June, 1923, the State Parks and Facreaticn Commissicn adspted 2 new general
:
. - PR .‘ & ) » LS - . N v - . Ty
managerent plan Jor Homboldl izgocnz' Slate Park. The adopised plan provideg .
- E ) . - . 4 f » ¥ 2 * I} ° .‘ M
for develogment of the ccastal ireil roule cacoribed in the Couniy's IUT z2nnirsly
zntirs
PO SS - tottoaos N
on the State paric lznz.  or this reasen, dsdizatica I0 an access ezsemsznt for a2
- ] - -~ -~ - e T - Yok . e 5 ~ 3 3 -
coastal trzil rcule asross the project sile is unnecessary. The cenditiisn reguiring
.

-
such dedicziicn Is rexmgved by tials azencnent.

»

-t -y - <= - -4
The adopted park manazexzent plan encourazes provisicn of a trz
trailer paridng aresa af Paduced Trails Lo Trovide ecuestrizn access to the park

&
lands east of Stone I2zocn. However, the sczle and lecetion of ecusstirian frails
within the State park znd adjecent radersl park lands is still wnceriain, :

£
10
tJo
0
cr
(1]
(5
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Because of this uncertainty, it
o

I~ w W 5
- ‘. a . - . -
Redwocd Tr2ils for the trailhezd and pariding zrea recomnmended bty the St
oy 2 -

4

si

ate park
plan. These facilities can test be devslopsd in coorerziion iith the park agencies
vwhen their ecuesirian trail prozran is sufficiently developed te permit adsquate . .
identification of a desirsble lccaticn, sice, and desizn for the recemmended facilities.
For these reasons, cdedication cr develcpment of these facilities is not recuired zs

a cerndition of this pemit.

0

E. Relationshin o Coastal Sct Violations. The project is on a site vhere
: T 1ons are ceing pursusd for activity which has occurred
on this percel. This permil in no wey will aifect the adbiliiy o pursue ary
v:z.olatmns vhiich have cecurred or reflect upon the allowebility of such actions. Nor
Will it prejudice separate action upon coastal permits for past or future activity
on_this parcel. ) - e T -
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PROJECT DESCRIPTION

PROJECT LOCATION: Redwood Trails, at the intersection of U.S. 101 and Idlewild lLane,
approximately six miles south oi Orick, Humboldt County.

. PROJECT DESCRIPTIQ!: Coastal Develooment Amendment for the conversion of 96 public
recreation vehicle sites to membership only, conversion of 14 pubdblic sitves vo.long-
term lease by members only and retention of 45 previously approved recreation ve-
hicle sites for public use.

IOT AREA 220 acres ZONING Exclusive A«zi‘iculture-‘-ﬁi.c:_hway cormercial
BLDG. COVERAGE  N/A ' (LQP)' PLAN DESIGNATICY Exclusive Arriculture

" PAVESENT COVERAGE N/A PROJECT DEISITY N/A
LANDSCAPE COVERAGE  N/A HEIGHT A3V. FIN. GRADE N/A

LOCAL APPROVALS RECZIVED: Humboldt Countv Conditional Use Permit

SUBSTANTIVE FILE DCCUMENTS: Northccast Area (Humboldt County) Land Use Plan: Ceneral
Management Plan: Dry Lagoon State Park and Harry A. ierlo State Recreaticn Aresz; Dralt
Redwood National Park General lManagement Plan; Development of Tourism at Orick: A
Marketing Study (D. C. Allen). .

STAFF NOTES: On November 5, 1981, the Commission approved a coastal development permit
for: improvement to the existing 110-unit Redwood Trails campground. The new development
authorized by the rermit included a 7,400 square oot general store and cafe; 2,000
.squarc foot swimming pool and pool shelter. ustallation of water, scwer (leachfield)
and clectrical lines to existing campsi*.<; conversion of 912 square foot bamm to
recreation hall; construction and r-ication of three signs, use of Stone Lagoon

i
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Schoolhouse as a museum and gift shop; and construction of a one acre parking lot
and tennis court. . ..

On Dzcember 1, 1923, the Commission approved an amendment to the project's coastal
developnment permit asucthorizing construction of an additional 45 ca2mpsites, relocation
of the cafe and store, and other minor improvements. (Attachment A).

In Cctober, 1983 staff for the first time became aware that Redwood Trails was
operating as a campground available exclusively to members. Tne applicent informed

_ the staff that the 45 new units proposed in Descember 1923 amendment, houwever, would

. be open to members of the general public, and the public availability of the newly
permitted campsites was noted in the Commission's findings. The staff at that time
informed the applicant that a coastal development permit would be recquired for 14

. long-term memberships which were a subdivision and lease of the affected campsites.
The staff did not inform the applicant that a coastal development permit was required
for the conversion of the remaining 96 existing campsites, as staff believed that ths
45 newly permitted campsites would provide an adequate balance of publicly available
and exclusively membership facilities. . '

"In February, 198L the applicant expressed his desire to develop the 45 newly permitted
spaces for membership only use. The staff informed the applicant that amendment of
his coastal development permit would be required for this conversion.

The applicant applied for this request in April, 1984 but as the application was incom-
was for denial for the conversion of the 45 unconstructed sites to membership only and

the applicant requested continuance of the hearing. The applicant has since dropped
this request; the 45 already approved sites will remain for public use, and the re-

. maining 96 sites be designated membership only and 14 sites being designated as long-

term lease for members only. As the applicant already has Commission approval for
the 45 public sites (1-81-654), attachment A) the only issues are the 96 sites being
and designated membership only and the 14 long-term lease sites. The 110 (96 + 14)
sites have been converted to membership only as well as the applicant selling the 1i
sites as permanent sites (see attachment B).

Preliminary Staff Recommendation:

Staff recommends that, following a public hearing the Commission adopt the following
resolution and findingss: . ‘ »

I. Approval with Conditions

The Commission hereby grants a permit for the proposed development subject to the

- conditions below, on the grounds that, as conditioned, the development will be in
conformity with the provisions of Chapter 3 of the California Coastal Act of 1976,

will not prejudice the ability of the local government having jurisdiction over the

area to prepare a Local Coastal Program conforming to the provisions of Chapter 3

of the Coastal Act, and will not have any significant adverse impacts on the environ-

ment within the meaning of the California Environmental Quality Act. , .

" CONDITIONS:

1. Prior to transmittal of this ameﬁdment the applicant shall record a deed re-
striction in a form subject to the approval of the Executive Director which' states
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that the previously approved L5 sites (l«Sl-éSA) an§ the 14 publig sites
required in condition #2 chall be utilized for public use only. The
deed restriction shall be binding on the applicants and all successors

in interest.

2. The applicant shall create 1) new public recreational vehicle sites to
offset the loss creztad by the designation of the 14 leng-term lease sites. The
11 new sites chall not be located within the designaied open space area or any
envirormentally sensitive habitat area. ’

3, The applicant shall furnish, within é0 days of transmittal of this permit,
a final site plan showing the following: .

. A
a) final location of all previously approved projects and this
amendment.

b) final lanscaping design, including but not limited to, species,
placement and management procedures to insure continued survival. The
landscaping must commence prior to Jure 1, 1985 and be completed

by September 1, 1985, The landscaping shall be designed to provide
maximum screening from Highway 10l.

C) Spaces 3@;., ldq,, 1;5, l;,é, 3.}7, 14'81 1—}93 50, 531 51{-1 55; 57) 581 and 711
shall be designated as long-term leases for members onlye.

d) The location of the previously approved 45 public use sites and
the 14 new public use sites required as a condition of this permit.

e) The final site plan, after acceptance by the Executive Director, shall
be nolorized and signed by the applicant and shall supercede all other
plans on file regarding this pemmit. '

f) Two small signs added to the existing highway signs advertising
public campground sites.

4. The applicant shall, upon request, furnish to the Executive Director, or his
successor, a monthly receipt log showing the sites are being utilized by the public.

5 The applicant shall provide the recuired public campsites by August 1, 1985 or
furnish an equal number of public campsites within the existing Redwiood Trails
Campground.
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II., FRIDLGS A'D DECLARATICNS

A, Project Dnznriction, The project amendment is for the conversion of 110 .
recreational venicle spaces Ifrom public use to membership only and the
designation of 14 of the 110 spzces as long term lease for members only.

The 1L spaces are existing units of the already developsd Keiwcod Trails
Campground. The "owmers" of these spaces already have a signed contract

with the applicant that states there will be no limitation on the memtars
length of stay in the space assigned. The members right to use a specific
space extends to the year 2271 (see attachment B). The remaining $6 spaces
are on a membership only basis which allows the members to use the facilities
of Redwood Trails and its affiliated resorts on a space available basis.

At the present time, excluding the 14 psrmanent members, there are 763
memberships sold to members of Redwood Trails,

Coastal Act Section 30106 defines development as including a change in the
density or intensity of use of land. The conversion of these spaces to
membership only is such a change in use. dJudicial determinations have

emphasized that mere "quantitative" changes in use should not 1limit the
requirements of the Coastal Act., Instead, the court has determined that
"qualitiative" changes could irrevocably commit coastal resources to uses
inconsistent with the Coastal Act, defeating clear legislature directives
(Stanson _v. San Dieco Coast Regional Ccrmission (1960) 101 Cal. App. 3d,

38, 47, citing Friends of Hammotn). The conversion of a campgreound to a

facility available exclusively to members creates such a qualitative change

in the use of that property, as it will no longer be available to members

of the general public but only to those who can afford to pay a membership .
and maintenance fees for the privilege of camping there. The cunulative

effects of such changes could drastically alter the nature of the public's

use of the coastal zone. Such cumulative impacts have been judicially recognized
as a legitimate concern in approving and denying coastal development (Stanson,
supra, 101 Cal. App. 3d 38, 48)., Pursuant to PRC Section 3779, the _entire
Coastal Act, including the definition of *"development™ must be liberally con—
strued to accomplish the purposes and objectives of the Coastal Act.

This project is in some respects analogous to a time-ghare conversion., Although
portions of the application do not recreate separate legal interests in land
and therefore are not tecynically a land division, its effect is similar to
that of the conversion of a hotel or motel to time-share use., This conversion
has been legally structured in such a manner that no Department or Real Estate
review is required, Therefore, it is even more important that its impact on
public access and coastal resources is reviewed under the Coastal Act., The
legislature has specified that certain time-share projects have adverse impacts
on public access and therefore has recognized the need to analyze time-share
projects under Coastal Act policies (PRC Section 32610(h)). This intent should
not be frusirated where the impacts are analagous and jurisdiction can be

asserted.
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The counties of Sonoma and Marin have determined that similar conversions of
existing campcrounds within their coastal areas are develoment within the
Coastal Act's definition. The Commicssion has also previcusly determined that
such conversions are development (permit 2-83-26, Thousand Trails, Inc.).

B, Public Becreation and Visitor-Servinz Uses, The project site is located
adjacent to rHumzoldt Lagoons State rari approximately six miles south of Orick
(Exhibit 1). Cther parks and public recreation lands, including Redwood

National Park, Harry A. Ferlo State Recreation Area, Big Lagoon County Park,

and Patricks Point State Park, cccupy 23 miles of coastline in the project area,
extending from the Humboldt-Del liorte County line 16 miles north of the project
site to Patricks Peint 7 miles to the south, The area receives substantial
recreational use by local resilents and many visitors drawn by the region's
coastline, redwood forests, and the {ishing and recreational bosting opportunities
of Redwood Creek and Freshwater, Stone, and Big Lagoons. In 1983, azbout .5 million
visits were recorded in Redwood National Park and in Prairie Creek Redwood State

Park,

Public recreation and tourism is increasing in the area, Recreational use of the
area is projected to increase by 20 percent to 8l psrcent betwesen 1982 and 1990
depending on the assunptions and metheds used in the projections (tourlsm at
Orick, a marketing study, D, C., Allen), :

Overnight accommodations for visitors to the region are limited. Public parks
in the area include 263 overnight campsites. Five motels near Orick offer

6L, rooms and 19 recrsational vehicle spaces. According to park officinls, public
campsites in the area are filled to capacity from mid-dJune through Labor Day.
Accurate data on the number of psrsons turned away from park campsites in un-—
available, but one indication of the shortfall of overnight units in the region
is the number of campers utilizing informal parking areas along the Freshwater
Spit. According to Park officials, an average of 150 vehicles and peaks of up to
200 vehicles parked along the spit nightly in summer, 1983.

Opportunities for new coastal public camping and coamercial visitor-facilities
in the area are limited., Plans for public parks in the area propose addition of
only 80 additional campsites, Humboldt County's certified Northcoast Area Plan
designates only one additional site, 20 acres adjacent to Freshwater Lagoon, for
commercial recreation use. This site is presently cccupied by the Orick Boat

Club, a small membership resort.,
Coastal Act Section 30213 provides in part:

"ower cost visitor and recreational facilities shall be provided,
encouraged, and, where feasible, provided. Developments providing
public recreational opportunities are preferred.”

In addition, Coastal Act Section 30210 provides, in part:

®, , , maximum access , . . and recreational orportunities shall
be provided for all people . . . (emphasis added)."
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Finally, Coastal Act Section 20222 provides, in part:

"The use of privete lands suitable for visitor-serving commercial .
recreational facilities designed to enhance rmublic oprortunities

for coastal recrsstion shall have priority over private rasidential,

general industrial or general commercial development . . ."

(PRC Section 37222, emphasis added).

This project involves the conversion of 110 sites to membership only with

14 of these 110 sites being designated long-term lease for members only,
According to the applicant, membership in Redwood Trails requires an initial
fee of approximately $4,770. According to some of the permanent members the
.initial fee for their long term lezse ranged from approximately 38,000 to
$12,000., Existing public campground fees range from $8.70 to £1L.70 ver night,
The project raises a quesiion of whether lower cost visitor and recreational
facilities would be protected, and whether public recreational opportunities
will be enhanced. : -

Of the 155 (110 + 45) existing and proposed spaces, 45 would be made available

to and for the public in addition. As conditioned, the applicant must create

1), additional public sites within the park area to compensate for the 14 sites

that were sold by the applicant on long term leases. Thus, in total, 59

spaces would be made available to the public in an area where past practices

by the applicant has excluded the public by creating a membership only campground.
Thus, as conditioned, the project would not significantly reduce the availability

of affordable recreational facilities in the area. In fact as conditioned, this .
project would make available 14 additional sites that do not exist within the

area at the present time.

If the applicant was allowed to do a total membership only conversion, its
adverse impacts to public recreation could not be mitigated by providing new
sites at public parks. Most public park facilities proposed for the area are
either already funded or cannot be constructed until other related projects,
such as presently unfunded road improvements, are completed. The applicant
already enjoys the benefits of prior conversion of 110 existing sites to
membership only status. Thus, by creating L5 public sites (already approved)
and requiring 14 additional sites (to replace the permanent sites) the Commission
would make approximately 39% of Redwood Trails available to the public,. thus,
allowing a responsible mix of public, membership, permanent sites and insuring
conformance with Coastal Act Sections 37210, 37213, and 37222,

€. local Coastal Proeram. Humboldt County's certified Northcoast area land
use plan (LUP) designates the Redwood Trails campground and the adjacent
hillslopes for commercial recreation use. The land use plan describes the
purpose of the designation as:

nto protect sites suitable for the development of commercial recreation
facilities, and for visitor-service facilities appropriate to assure
recreational oprortunity for visitors to the area" (emphasis added )
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The plan incorporates the Coastal Aet policies on public access and
recreation facilities including Sections 37210, 37213, and 37222 cited
above. The plan does not include srzcific provisions affecting time-share
or membership facilities, as these tyres of uses were not anticipated when
the plan was developed. Specific provisions conirolling these uses could be
developed in the LCP's zoning phase to implement the Coastel Act policies

incorporated in the plan,

The area plan, in Section 3.36B, includes policies controlling residential
use of recreational facilities., The plan provides:

"In an approved recreational vehicle park, the residential

occupancy of recreational sites by mobile homes shall be allowed

up to 20% but not to exceed a total of 10 such existing sites from
June through August and up to-80%, but not to exceed 40 from September

through May."

Thus, as this policy is written, the designation of 14 sites as permanent
sites may be inconsistent with the policy except for the fact that all 14
sites are very seldom occupied at the same time during the summer months. In
fact, all 1/ members of Redwocd Trails have primary residences in other parts
of the state, The applicant, has in the past, bought up prior permanent
sites as they became available, With the condition requiring the creation of
14 new sites to off'set the loss of the 14 long term lease site and the fact
the newly created sites must be made available to the public, 3%% of the park
would then be public use. Section 3.36 C of the LUP provides:

"It is the policy of this County to prefer the private section as

the provider of visitor-serving facilities, To this end, land has been
reserved, as shown on the plan map, for private commercial visitor—
serving uses; and the County discourages public agencies from es-
tablishing visitor-serving facilities, beyond the level of overnight
campgrounds and picnic areas in public parks."

Implementation of this LUP policy would, as stated,require the private sector
to carry the largest burden of public usage visitor-serving facilities. This
can be done if the private sector is allowed to diversify his visitor-serving
uses., To require a facility to be completely available to the publiec is

an excellent idea in the summer time but without much merit in winter months
when tourist travel is light or non-existent. On the other hand, to a2llow

the private sector parks to be membership only would deprieve the traveling
_public adequate visitor-serving facilities but at the same time, generate

year round revenue, i.e., membership fees to the park ovmer. The Commission
in 2pproving this permit has struck a balance where as the needs of all parties
are protected. The backbone of the park (psrmenent members) are allowed
continuous use of the park at the specific site they bought in 1981/82.

About four more sites than allowed under the LUP but still a small enough number
so as not to change the percentage breakdovm of the overall park membership.
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The general m,mbcrship will continue to have their use tothe park subject to
the conditions of their ccniract and the traveling publie will have 53 sites
(45 previcusly 2prroved and 1L replecement sites) available. The park owners
will be assured of a yesar round cach flow and will be more able to plan for
the future of tnhe par The Coastal Act policies regarding vizitor serving
facilities will ke enforced in that a total of 59 new spaces will be created
within an area that has tsen identified as needing these types of facilities.
Coastal Act Section 30001.5 states in part that:

"9b) assure orderly, balanced utilization and conservation of
coastal zone resources taking into account the social and economic

need for the people of the State."

The project as conditioned meets this section of the Coastal Act and the
project as conditioned is in conformance with other applicable sections of
the Coastal Act and the County of Humboldt certified land use plan, north

coast segment.

E. Relationshiv to Coastal Act Violations. The project is on a sile where
alleged Coastal Act violstions are being pursusd for activity which hes
occurred. This permit does not affect the ability to pursue any violations
which have occurred, nor will it prejudice separate action upon coastal permits
for past or future activity on this parcel,

~
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13 April 1998

Robert S. Merrill, Chief of Permits
North Coast Area Office
California Coastal Commission

45 Fremont, Suites 1900 and 2100
San Francisco, CA 94105-2219

RE: Relocation of the Redwood Trails RV Park Access Road
Coastal Development Permit Amendment Application No. 1-81-65-A4

Dear Mr. Merrill:

Conservancy staff has received and reviewed Chris Kern’s letter to Ralph McKinnon dated
April 1, 1998 regarding the above referenced project at the Redwood Trails Resort located
near Stone Lagoon in Humboldt County. Mr. Kemn’s letter requests "preliminary approval”
from Conservancy staff regarding the proposed relocation of the entrance road and the need to
amend the agricultural preservation easement which the Conservancy holds for the people of
the State of California.

Based on discussions with Mr. McKinnon and the information he has provided our office, our
preliminary analysis indicates that we will be able to accommodate his request. This approval
is contingent upon and subject to compliance with additional information requested in our
letter to Mr. McKinnon dated February 25, 1998. Once we have received the requested
information including copies of all permits (i.e. Coastal Development Permit) or other
regulatory approvals regarding the proposed project, an amendment to the existing easement
will need to be recorded by Mr. McKinnon.

I hope this information is adequate to meet your requirements. Please do not hesitate to
contact me at 707.441.5884 if you have any additional questions. '

Sincerely,

Mark E. Wheetley \é’/—\

Project Manager

cC: Ralph McKinnon, Quality Resorts of America, Inc.

€hris Kemn, CA Coastal Commission 1330 Broadway, 1 1th Floor
Qakland, California 94612-2530

510:286+1015 Fax: 510:286:0470

i for nia St at e Coastal C€Conservamnecy







