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SYNOPSIS: 

A. BACKGROUND AND AMENDMENT DESCRIPTION: 

1. Amendment Description. 

Mendocino County is proposing to amend its Land Use Plan and corresponding 
Implementation Plan text and maps through a variety of additions, revisions, clarifications, 
and deletions. As submitted, Mendocino County's LCP Amendment No. 2-98 (Major: 
Gualala Town Plan) would establish a Gualala Town Plan (GTP) consisting of: (1) 
proposed revisions to the text and land use maps of the Coastal Element of the County's 
General Plan (LUP) providing specific goals and policies intended to guide development 
in the GTP planning area approximately 30 years into the future; (2) an associated change 
to the zoning maps; and (3) an ordinance amendment providing revisions as necessary to 
maintain consistency with the proposed general plan and zone changes, as well as to 
incorporate four newly-created zoning districts and a provision for development of a 
limited number of second residential units in the GTP planning area . 
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The GTP planning area covers the southernmost portion of the Mendocino County coastal 
zone, and includes the small community of Gualala. The planning area is roughly 
bounded by the Gualala River on the south, the Pacific Ocean on the west, Old Stage Road 
on the east, and the Marine View and Pacific View subdivisions, Pacific Woods Road, and 
the Ocean Ridge subdivision on the north. 

The Gualala Town Plan amends the Mendocino County Coastal Element (LUP), providing 
specific goals and policies guiding development in the GTP planning area. The GTP 
reflects community issues such as balancing the residential and commercial development 
within the community, concentrating development within the town plan area, establishing 
a visual community identify, reducing dispersed strip development adjacent to State Route 
1, enhancing scenic opportunities that exist within the town plan area, and creating a 
pedestrian-oriented community by planing for pedestrian/bicycle walkways and trails. 

• 

• 

The proposed GTP will be implemented by the Mendocino County Coastal Zoning Code, 
which is proposed to be amended. Amendments to the Zoning Code will incorporate the 
four newly-created zoning districts proposed to be applied to the Gualala commercial area, 
as well as to accommodate the provision for second residential units in the town plan area 
east of State Route 1. Other provisions ofthe Coastal Zoning Code, such as Use Type 
definitions, regulations pertaining to residential zoning districts, off-street parking, • 
signage, environmentally sensitive habitat areas, etc., unless specifically regulated 
pursuant to the GTP, will continue to apply development within the GTP planning area. 

The major changes proposed by LCP Amendment No. 2-98 include: 

A. Replacement of the existing "Commercial" zoning designation with new zoning 
designations of Gualala Village Mixed Use (GVMU), Gualala Highway Mixed Use 
(GHMU), and Gualala Planned Development (GPD), which allow residential uses as a 
principally permitted use. In the proposed new GPD districts, a minimum of 50% of 
the total lot area must be dedicated to residential uses. Residential development on 
existing commercial parcels is currently a conditional use, requiring a use permit. 

These three new zoning districts provide more restrictive development standards than 
the current commercial zoning. For example, under the current zoning regulations, 
maximum building height in the commercial district is 35 feet. Maximum building 
height in the proposed new GVMU district is 28 feet east of Highway One and 18 feet 
west of Highway One; and is 28 feet in the proposed new GHMU and GPD districts. 
Maximum lot coverage and maximum floor-area ratios are also more restrictive in the 
proposed new districts than in the current commercial zones. 

B. Increasing the potential residential buildout in Gualala by 428 dwelling units, resulting 
from (a) allowing residential uses as principally permitted uses in the Mixed Use • 
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districts; (b) requiring at least 50% of the acreage of Gualala Planned Development 
district parcels to be developed with residential uses; and (c) permitting second 
residential units on all legal parcels within the Gualala Town Plan area, with the 
exception of parcels west of Highway One, up to a maximum of 100 second units 
within the Town Plan area. 

C. Extending the urban-rural boundary to encompass within the urban area the entire 
Gualala Town Plan area. 

2. Background. 

On September 28, 1998 the Commission received the proposed amendment from the 
County of Mendocino. The Executive Director determined that the County's LCP 
amendment submittal was in proper order and legally adequate to comply with the 
requirements of Section 3051 O(b) of the California Coastal Act. 

Pursuant to Section 30512 of the California Coastal Act, LCP Amendment No. 2-98 must 
be scheduled for public hearing and the Commission must take action within 90 days after 
receipt of a complete transmittal. Due to the length and complexity of the submittal, a 
thorough review by staff was not possible in time for the staff to prepare a 
recommendation on the merits of the LCP amendment at the December Commission 
meeting. Co~stal Act Section 30517 and Section 13535(c) ofthe California Code of 
Regulations states that the Commission may extend for good cause the 90-day time limit 
for a period not to exceed one year. Pursuant to this regulation, on December 9, 1998, the 
Commission extended the 90-day time limit for one year. 

The Attachment to the staff report includes the goals and policies ofthe Town Plan, as 
well as the proposed changes to the existing Land Use Plan and Zoning Code. 

SUMMARY OF STAFF RECOMMENDATION: 

The bulk of the proposed Gualala Town Plan and Zoning Ordinance changes as submitted 
are adequate to meet the requirements of the Coastal Act. However, a number of 
modifications are suggested to address limited aspects of the LCP and to further clarify or 
correct errors or inconsistencies in the Plan and Zoning Ordinance. 

Some of the main suggested modifications include deletion of the proposed expansion of 
the urban boundary; requiring design review by GMAC for new development in the three 
new Mixed Use districts; adding a new section on Visitor-Serving Facilities that requires 
the protection of visitor-serving and recreational facilities; adding a new chapter in the 
Policy Section of the GTP for Water and Sewer Services; adding language in the Zoning 
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Code that specifies what the Principal Permitted Uses are in various zoning districts for 
purposes of appeals to the Coastal Commission. 

The Commission's procedures require that ifthe Commission wishes to certify an 
amendment with modifications, the Commission must first deny the LCP amendment 
request as submitted, and then certify the amendment if modified as suggested to 
incorporate the recommended changes. Therefore, staff recommends that the 
Commission, upon completion of the public hearing, deny both the Land Use Plan and 
Implementation Program components of the amendment as submitted, and then certify the 
amendment if modified as suggested. 

The appropriate motions and resolutions to adopt the staff recommendation are found on 
pages 7-9 of this report. 

ANALYSIS CRITERIA 

• 

• 

To approve the amendments to the Land Use Plan (LUP), the Commission must find the 
LUP, as amended, will remain consistent with the policies of Chapter 3 of the Coastal Act. 
To approve the amendments to the Zoning Ordinance, the Commission must find that the 
Implementation Plan (IP), as amended, will conform with and adequately carry out the • 
policies of the LUP, as modified and certified. 

ADDITIONAL INFORMATION 

For additional information about the proposed Amendment, or to receive copies of the 
Draft Gualala Town Plan, please contact Jo Ginsberg at the North Coast Area Office at the 
above address, (415) 904-5260. Please mail correspondence to the Commission to the 
same address. 

• 
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PART ONE: STAFF RECOMMENDATION, MOTIONS, RESOLUTIONS, 
AND SUGGESTED MODIFICATIONS 

I. STAFF RECOMMENDATION, MOTIONS, AND RESOLUTIONS 

A. DENIAL OF LUP AMENDMENT 2-98, AS SUBMITTED: 

Staff recommends that the Commission adopt the following resolution: 

MOTION I: Denial of the LUP Portion 

"I hereby move that the Commission certify Amendment No. 2-98 to the 
Mendocino County Land Use Plan as submitted by the County." 

Staff recommends a NO vote. A majority of appointed Commissioners is required to pass 
the motion . 

RESOLUTION 1: 

The Commission hereby denies certification for Amendment No. 2-98 to the Mendocino 
County Land Use Plan for the specific reasons discussed below in the findings on the 
grounds that, as submitted, it does not meet the requirements of and is not in conformity 
with Chapter 3 of the Coastal Act. 

B. APPROVAL OF LUP AMENDMENT NO. 2-98 IF MODIFIED AS 
SUGGESTED: 

Staff recommends that the Commission adopt the following resolution: 

MOTION II: Approval ofLUP Amendment 2-98 if Modified as Suggested 

"I move that the Commission certify Amendment No. 2-98 to the Mendocino 
County Land Use Plan as submitted by the County, if modified as suggested." 

Staff recommends a YES vote. An affirmative vote by the majority of the appointed 
members of the Commission is required to pass the motion. 

RESOLUTION II: 

The Commission hereby certifies Amendment No. 2-98 to the Mendocino County Land 
Use Plan, if modified as suggested, for the reasons discussed in the findings below on the 
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grounds that, as modified, the Land Use Plan as amended meets the requirements of 
Chapter 3 of the Coastal Act. This amendment, as modified, is consistent with applicable 
decisions of the Commission that guide local government actions pursuant to Section 
30625(c) and approval will not have significant environmental effects for which feasible 
mitigation measures have not been employed consistent with the California Environmental 
Quality Act. 

C. DENIAL OF IMPLEMENTATION PROGRAM AMENDMENT NO. 2-98, AS 
SUBMITTED: 

Staff recommends that the Commission adopt the following resolution: 

MOTION III: Denial of the IP Portion 

"I hereby move that the Commission reject the Implementation Program of the 
Mendocino County Local Coastal Program." 

Staff recommends a YES vote, which would result in the adoption of the following 
resolution and findings below. An affirmative vote of the majority of the Commissioners 
present is needed to pass the motion. 

RESOLUTION III: 

The commission hereby rejects the Implementation Program of the Mendocino County 
LCP on the grounds that, as submitted, it does not conform with and is inadequate to carry 
out the provisions of the Land Use Plan as certified. There are feasible alternatives or 
feasible mitigation measures available that would substantially lessen any significant 
adverse impact, within the meaning ofCEQA, that the approval of the Implementation 
Program would have on the environment. 

D. APPROVAL OF IMPLEMENTATION PROGRAM AMENDMENT 2-98 IF 
MODIFIED AS SUGGESTED: 

Staff recommends that the Commission adopt the following resolution: 

MOTION IV: Approval of the IP Portion 

"I hereby move that the Commission approve the Implementation Program of the 
Mendocino County Local Coastal Program, if modified as suggested." 

• 

• 

• 
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Staff recommends a YES vote, which would result in the adoption of the following 
resolution and findings below. An affirmative vote of a majority of the Commissioners 
present is needed to pass the motion. 

RESOLUTION IV TO CERTIFY THE IMPLEMENTATION PROGRAM IF 
MODIFIED: 

The Commission hereby approves certification of the Zoning and Implementation portion 
of the Mendocino County LCP, if modified as suggested, for the reasons discussed in the 
findings below on the grounds that, as modified, the zoning ordinance, zoning map, and 
other implementing materials conform with and are adequate to carry out the provisions of 
the Land Use Plan as certified. There are no feasible alternatives or feasible mitigation 
measures available that would substantially lessen any significant adverse impact, within 
the meaning ofCEQA, that the approval ofthe Zoning and Implementation Program if 
modified would have on the environment. 

II. SUGGESTED MODIFICATIONS: 

KEY FOR MODIFICATIONS TO COUNTY LANGUAGE: 

The attachment presents a complete set of the policy and zoning code amendments 
proposed by the County, showing by italics and strike-through how the proposals would 
alter the existing LCP text. In this Section, however, the resulting re-worded text 
proposed by the County is shown in plain type, while additions suggested by the 
Commission are italicized, and suggested deletions are stm•k tarGl:lgh. 

A. SUGGESTED MODIFICATIONS TO THE LAND USE PLAN: 

SUGGESTED MODIFICATION NO. 1: Section 1.1 shall be modified as follows: 

1.1 GUALALA TOWN PLAN 

Gualala is a small coastal community situated in the southwest comer of Mendocino County at the 
mouth of the Gualala River. The town of Gualala is a service center for the south coast of 
Mendocino County and for The Sea Ranch and northern Sonoma County. While ser-Ving a regional 
population of about 2,500 persons, the scenic beauty and recreational opportunities of the Gualala 
area attract many thousands of visitors each year. 

Gualala is located within the unincorporated area of Mendocino County. Land use decisions are 
governed by the Mendocino County Local Coastal Program (LCP) and the Mendocino County 
General Plan, as interpreted by the County Planning Commission and Board of Supervisors . 
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The Gualala Town Plan amends the Coastal Element of the Mendocino County General Plan, as 
adopted and certified in November 1985 and revised in March 1991. The regulatory ordinances for 
implementation of the Gualala Town Plan shall be adopted as amendments to the Mendocino 
County Coastal Zoning Code (Title 20, Division II of the Mendocino County Code). The Gualala 
Town Plan provides planning goals and policies establishing a scenario for growth within the 
Gualala Town Plan area over a 30-year planning horizon. 

No land, building, structure, or premises shall be~ developed or reconstructed in a 
manner ¥l.1:J.ieh that is inconsistent with the Gualala Town Plan or the associated zoning 
ordinance. 

SUGGESTED MODIFICATION NO. 2: Section 1.4 shall be modified as follows: 

1.4 How to Use This Plan 

Following this introductory chapter, Chapter 2 provides an overview of the planning issues and 
goals for the Gualala Town Plan area. Chapter 3 establishes policies for future development in the 
Town Plan area. Chapter 4 defines the land use classifications for the Gualala Town Plan. Chapter 
5 provides definitions, and Chapter 6 contains the appendices. 

The Gualala Town Plan amends the Mendocino County Coastal Element, providing specific goals 
and policies governing development in the Gualala Town Plan area. It should be noted that both 
goals and policies are intended to be the standard of review utilized by the permit issuing 
authority, including the Coastal Commission in its review of an appeal of a project approved by 
the County within the Town Plan area. The Town Plan is consistent with the established goals and 
policies of the Coastal Element which pertain to environment and resources, access and recreation, 
and development. Several minor text amendments in the Coastal Element aAJ Rl'~l'ssary '9 provide 
references to the Gualala Town Plan. Amendments to the Land Use Plan maps lll=l' Re~c&Sa£3' t9 
incorporate the revised land use designation.s for the Gualala Town Plan. Where there is a conflict 
among policies within the Town Plan, or between policies in the Town Plan and in the rest of the 
certified LCP, the more restrictive policy shall apply. 

The Gualala Town Plan is implemented by the Mendocino County Coastal Zoning Code (Title 20, 
Division II). Amendments to the Zoning Code are Rc~essary t9 incorporate the four newly created 
zoning districts for the Gualala commercial area and the second residential units ordinance. Other 
provisions of the Coastal Zoning Code, including but not limited to syeh, as Use Type definitions, 
Residential zoning district regulations, off-street parking regulations, signage regulations, 
environmentally sensitive habitat area regulations, etc., will continue to apply to development in 
the Gualala Town Plan area. 

• 

• 

• 
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~hgy}g the pGpYlatiGR: gww:th rate wr the GYalala TGV.tR: PlaR: plarmiR:g area ex.Qeed :lO 
perQeR:t gf the tGtal grGwth aR:tiQipated by the plaa iR: :my S year iR:QrerR:eR:t gf the plaa' g 

ex.ishmce, a revi~PoJu'J'Ypdate gf the plaa shmdd be iR:itiateg, 

NOTE: This last paragraph has been modified, moved to Section 3.2, Residential 
Development, and renumbered as G3.2-6. 

SUGGESTED MODIFICATION NO.3: Section 2.5 shall be modified as follows: 

2.5 Public Services and Road Capacity 

While it is instructive to look at the total amount of existing and potential residential and 
commercial development in the Town Plan area, it is also important to understand the various 
factors that constrain future growth. Development in Gualala is constrained, in part, by the 
capacity of the infrastructure which serves it. In particular, the capacity of Highway 1, the 
availability of water, and the capacity of the community sewer system limit both the amount and 
location of development in the Town Plan area. 

• Highway 1 Capacity 

• 

In the California Coastal Act of 1976, the California legislature mandated that Highway 1 "in rural 
areas of the coastal zone remain a scenic two-lane roadway" (PRC Section 30254). While this 
mandate serves as an overall constraint to future growth on the Mendocino coast, highway 
improvements within urbanized areas, such as Gualala, can increase the local capacity ofthe 
roadway to accommodate growth. The Gualala Traffic Study (TJKM, February 1995) evaluates 
existing and projected traffic conditions on Highway 1 in the Gualala area. 

The Traffic Study found that under existing conditions, all intersections and road segments on 
Highway 1 in the Gualala commercial district were operating at "acceptable" levels of service 

(LOS) in 1994.1 The heaviest congestion and delays were experienced at the Sundstrom Mall 
entry/Highway 1 intersection, which operated at LOS D. 

The Traffic Study found that projected increases in traffic volumes on Highway 1 resulting from 
buildout of commercial and residential lands under the Gualala Town Plan (under the 75/50% 
Scenario) would degrade operations on Highway 1 from Old State Highway to Pacific Woods 
Road and at five intersections in the commercial district to a level of service F, which is 
unacceptable. However, the Traffic Study found that increased traffic volumes can be 
accommodated if improvements are made to increase the capacity of the Highway 1 corridor 
within Gualala's commercial district. Recommended improvements necessary to accommodate 
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increased traffic volumes from projected buildout under the Gualala Town Plan, while ensuring 
Highway 1 operates at a level of serviceD or better, include: 

• Two-way left-tum lane on Highway One from Old State Highway to Bakertown. 
• Development of parallel roadway east of Highway One (along Church Street 

alignment), with a bridg~ over China Gulch and R.9bi:RgQR Gt\lQ~. 
• Installation of traffic signals on Highway 1 at Old State Highway, Sundstrom Mall 

and Ocean Drive. · 
• Left-tum c;hannelization on Highway 1 at Old State Highway, Center Street, 

Sundstrom Mall, Ocean Drive and Pacific Woods Road. 
• Northbound right-tum channelization on Highway 1 at Old State Highway. 

At a public meeting to discuss the findings of the Gualala Traffic Study and at subsequent Gualala 
Municipal Advisory Council meetings, the general consensus was that traffic signals are 
undesirable, but may eventually be necessary to address public safety concerns. The other 
recommended improvements are considered acceptable, and alternative approaches to reducing 
congestion should be encouraged (such as mixed use developments, pedestrian and bicycle 
facilities, transportation demand management tec~ques, public transportation). 

• 

Goal G2. 5-1 To create safe and pleasant pedestrian circulation within the commercial district and • 
to reduce vehicular congestion and improve safety conditions along the Highway 1 
corridor. 

Water Supply 

The entire Gualala Town Plan area is designated a Critical Water Resource zone by the Mendocino 
County Coastal Ground Water Study (State Department of Water Resources, 1982). Water service 
in the Gualala Town Plan area is provided in most locations by the North Gualala Water Company 
(NGWC), a privately-owned, public utility. The service area of the NGWC presently includes 
approximately 12,000 acres ofland extending from the Gualala River north to the Raven's Neck 
subdivision and Fish Rock Road. The NGWC's primary water source is a production well (well · 
#4) located on the North Fork Gualala River near Elk Prairie. Secondary water sources include two 
surface water sources at Robinson Gulch and Big Gulch. 

The State Department of Health Services (DHS), Division of Drinking Water prepared a recent 
evaluation of the maximum possible source production from the NGWC's water sources. 
Assuming a 250 gallons per minute (gpm) production capacity for well #4, 50 gpm at Big Gulch, 
and 28 gpm at Robinson Gulch, DHS estimated the combined pumping capacity of the three 
existing water sources during low flow periods at 328 gpm. This is sufficient water to supply 
approximately 1,700 connections (equivalent meters), or about 783 additional connections beyond 
the year 1995 service connections. • 
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Standard acceptable engineering practice dictates that a municipal water supply shall be capable of: 
(1) meeting maximum day demand plus fire flow requirements, or peak hour demand- whichever 
is larger; and (2) meeting demands without the availability of the largest single water supply 
source. It is also accepted practice to increase the source incrementally to meet projected demand. 
A safety factor is maintained by only allowing development to reach a point which consumes 80% 
of the peak day demand available, before increasing the source. When the NGWC reaches 80% of 
capacity (1 ,360 connections based on a 328 gpm pumping capacity), a new source should be 
developed. 

Table 2.5 presents information about current water consumption in the NGWC service area and 
projected future water demands within the Gualala Town Plan area and within the entire NGWC 
service area. The water demand projections presented in Table 2.5 exceed the supply projections 
by 543 connections. 

If assessments of the current water supply, combined with future water development projects that 
may be successfully completed, do not demonstrate a sufficient amount of available water, then 
several possible actions may be necessary to achieve a balance between water supply and demands, 
including: 

• • Developing new water supply sources, 

• 

• Developing increased storage capacity for water supply during low flow periods, 
• Increasing water conservation efforts, 
• Restricting the amount of new development. 

The North Gualala Water Company is urged to proceed with the institution of a water 
conservation plan. Additionally, voluntary water conservation measures are encouraged 
for all water users within the planning area. 

The topic ofwater resources is considered in both the County's General Plan and Coastal 
Element. Numerous goals and policies are included within these documents with the 
intention of emphasizing the importance of the protection of the County's water resources. 
Coastal Element Policies 3.8-8 and 3.8-9 pertain to public water supplies, as well as 
"proof of water" requirements associated with development proposals. The General P !an 
Water Resources Chapter contains findings, goals, and policies that address water 
conservation, in-stream water flows, reduction of water pollution, protection of fisheries 
and wildlife, and prioritization of water users. 

NOTE: This paragraph has been moved here from the Development 
Constraints/Thresholds subsection of Section 2.5, Public Services and Road Capacity . 
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TABLE 2.5 
WATER CONSUMPTION & PROJECTED WATER DEMANDS 

FOR GUALALA TOWN PLAN AREA 
1995 connections in North Gualala Water Co. (NGWC) service 

area 1 (a) 917 

DHS-estimate of maximum number of connections which could be 

served by NGWC system 2 (b) 1,700 

Gualala Town Plan Coastal Element 
(March '91) 

Estimated future residential connections within Gualala Town Plan 
area (75/50% buildout scenario) (c) 759 331 
Estimated future commercial connections within Gualala Town 

Plan area 3 (d) 277 887 

Total projected new connections within Gualala Town Plan area 
(c +d)= (e) 1,036 1,218 
Estimated future connections within NGWC service area outside 

of Gualala Town Plan area 4 (j) 290 290 

Total projected future connections in NGWC service area (e +f) 
=(g) 1,326 1,508 
Deficit in connections at bui1dout of Gualala Town Plan, based on 
DHS-estimated NGWC source capacity (b -a- g) -543 -725 

1 Rau & Associates, analysis of Water Supply Requirements for North Gualala Water Company, February 22, 
1996. 

2 The "Engineering Report for NGWC," Sept. 1993, Office of Drinking Water, State Department of Health 
Services, estimates the production capacity of the NGWC system and estimates the number of connections 
which could be served based on historic water demand figures. Assuming low flow production of 250 gpm 
from Well #4, 28 gpm from Robinson Gulch, 50 gpm from Big Gulch, the maximum output would be 0.47 
million gallons per day. Assuming a maximum daily demand of277/gallconnection, approximately 1,697 
connections could be served. 

3 Assuming 1,015,383 sf of commercial development at buildout under the Gualala Town Plan and 185,000 sf 
of existing commercial development, and given an average of one connection per 3,000 sf, approximately 
277 additional connections are necessary to serve future commercial development. As shown in Table 2.2, 
the Coastal Element (March '91) would allow an estimated 2,846,210 sf of commercial development, 
therefore (2,846,210 sf -185,000 sf/3,000 sf/connection} 887 additional connections would be necessary. 

4 Estimate of future demands for service within NGWC service area but outside of the Gualala Town Plan 
Area was provided by Rau & Associates in analysis of Water Supply Requirements for North Gualala Water 

Company dated February 22, 1996 and is based on a 3 percent annual growth rate. 

Sewer Service/Septic Availability 

The Gualala Community Services District (GCSD) wastewater treatment system was completed in 
1993. The GCSD area encompasses approximately 1,430 acres, 550± acres of which are included 

" 

• 

• 

• 
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within the initial Sewer Assessment District boundary. The Gualala Town Plan area includes most 
of the GCSD area. 

Construction of the community wastewater treatment system removed one of the primary 
constraints to commercial development in Gualala. The initial design capacity of the system of 
625 Equivalent Single-Family Dwellings (ESDs) assumed a two percent annual residential growth 
rate and a three percent annual commercial growth rate for a 20-year planning horizon. As of 
S.C?pt~Rlk~r 1 !).!).1 October 1997, approximately 400 460 ESDs were allocated, and the unused 
capacity represented approximately~ 165 remaining ESDs. 

New development within the GCSD assessment/service area cannot proceed unless connection to 
the wastewater treatment system has been authorized by the GCSD. The remaining ESDs may not 
be sufficient to accommodate the demands for sewer connections for the 30-year planning horizon 
of the Gualala Town Plan. As shown on Table 2.3, buildout of residential uses under the Coastal 
Element, March '91 (assuming the 75/50% scenario) would demand an additional331 ESDs. 
Under the Gualala Town Plan (75/50% scenario), buildout of residential uses would require 759 
ESDs. Under both of these scenarios (neither of which account for increased demands from 
commercial uses), the remaining capacity of the GCSD treatment plant would be exceeded . 

When 500 ESDs are in use, the GCSD is required to initiate plans for wastewater treatment plant 
expansion. The treatment plant design was selected, in part, to make future increases in treatment 
capacity possible. A Local Coastal Plan amendment and further environmental review will be 
necessary prior to approval of any expansion of the GCSD facilities. 

Minimum parcel sizes in the coastal zone have been assigned with consideration of septic 
requirements and development on parcels outside of the GCSD assessment/service area requires 
approval of a septic system by the Mendocino County Department of Environmental Health. 

Development Constraintsffhresholds 

Development constraint thresholds are included in the Town Plan for the purpose of linking 
existing and potential development with infrastructure capacity. As the planning time horizon of 
this Plan is approximately 30 years, the timing of mitigation is an integral component ofthe 
comprehensive planning process. For example, it is anticipated that, given a projected growth rate 
of 3. 7 percent in the Town Plan planning area, 80 percent of the remaining water connections 
available from the North Gualala Water Company would be utilized by the year 2007. If 
assessments of the current water supply, combined with future water development projects that 
may be successfully completed, do not demonstrate a sufficient amount of available water, then 
additional actions would be necessary to achieve a balance between water supply and demand. 
Actions could include, but are not limited to, development of new water sources, development of 
increased storage capacity for water supply during low flow periods, increased water conservation 
efforts, and restriction of the amount of new development which increases water usage. Similar 
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analysis and contingency plans are included within the Town Plan relative to the topics of sewage 
disposal and traffic. 

Based upon a projected annual population growth rate within the GTP area of3.7%, ~ 
a.t=J.tigipated. tl:lat development thresholds (80% of point at which development would exceed 
infrastructure capacity) associated with water supply, sewer capacity, and traffic are estimated as 
follows: 

WQ New development shall be permitted only if the infrastructure and resources to support 
it are aGt available, or made available as part of the developer's project plan. 

Th~ tgpi; gfwater resg\ilr;es is QQRSid.efiQ iR 'Qgtll tile C91:ilRt3''s GeReral Pla~t aRQ Cgastal 
slemeQt, PlYHlirQ\illil ggah; aR:Q pg}i;ies are iltQbolQiQ mitlliR tAese QQQ\ilmiR\8 Ji\qtl:\ the 
iRteRtiQR gf empl:lasiiliiRg tae impgrt&;e gftl:\e prgte;tiQR gf tile Cg\illltf s water reSQ\ilfQes, 
Cgastal slemeRt PglhoiilS J.S a aRQ J,a ~ pertaiRtQ pl:il'bli(ij 'JJater s~lies, as u,ren as 
"prggf gf '•\'ater" re'floliremeRts assg;iated. witb iile:v•dgpmeR:t prgpgsaJg, The GeReral Plaa 
\~later ~esQ\ilfQes Cbapter ggRtaiRs i'iRiiliags, ggals, aRQ pgli;ies 'J~idt aiiliilress water 
QQASii'Vatiga, iR stream v;ater il9':Volils fiQ\ilQtiQA gf ');'aiif ji191llolti9R, }il:t:QtiiPtigR gf WSReries 
aRQ wiliilHfe, aRQ prigritiiliatigR gf 'J;ater lolsers. 

NOTE: This paragraph has been moved to Section 2.5, Public Services and Road 
Capacity, Water Supply. 

Goal G2.5-2 To ensure that public services and utilities can be provided for new development 
and that traffic generated by new development will not result in unacceptable levels 
of service on Highway 1. 

Goal G2.5-3 To ensure that water extractions comply with provisions of the Water 
Resources Chapter of the County General Plan. 

SUGGESTED MODIFICATION NO. 4: Section 2.8 shall be modified as follows: 

2.8 SCHOOLS 

The substantial additional residential development proposed within the Town Plan area could result 
in a significant increase in the population of school-age children. The existing elementary school 
and high school serving the Gualala area are in Point Arena. School officials indicate that as of 
1997 the elementary school is approaching maximum capacity. The Gualala area already has the 
largest population of school-aged children attending these schools. Virtlolally all Most children take 
the bus to and from school - a significant expense to the school district. Construction of a local 
school could enable many children to walk to school. The school district presently owns a 10 acre 

11 

• 

• 

• 



• 

• 

• 

MENDOCINO COUNTY 
LCP AMENDMENT NO. 2-98 (MAJOR) 
GUALALA TOWN PLAN 
Page 17 

site adjoining, but outside of, the Town Plan area. It is possible that another site within the Town 
Plan area may be acquired at a future date. 

Goal G2.8-1 To provide for development of needed educational facilities for the anticipated 
growth in the student population. 

SUGGESTED MODIFICATION NO.5: Section 3.1 shall be modified as follows: 

3.1 

G3.1-1 

G3.1-2 

G3.1-3 

G3.1-4 

DEVELOPMENT LOCATION 

The urban-rural boundary for the town of Gualala shall be coincident with the 
G\.lalala TQ'.J.qj, Plaa ar~a eQ\.ladary as iadi•a1:~G QR P'ig1.1n~ 1 , 1 boundary lines 
delineated on Land Use Map 31. 

New development in the Gualala area shall be concentrated within the urban side 
of the urban-rural boundaries, where it can be served by community water and 
sewer systems and will minimize additional traffic impacts on Highway 1. 

New development shall be located in areas where it will not conflict with the goal 
of preserving and protecting land used for timber and crop production outside of 
the Residential Reserve area, and environmental resources, including wetlands, 
steep gulches, stream corridors and coastal views. 

New development shall be located in areas where it will not adversely affect the 
character of existing residential neighborhoods. 

SUGGESTED MODIFICATION NO.6: Section 3.2 shall be modified as follows: 

3.2 RESIDENTIAL DEVELOPMENT 

G3.2-1 Residential uses are encouraged and shall be a principal use in the Gualala Village 
Mixed Use, Gualala Highway Mixed Use, and Gualala Planned Development districts 
to reduce the need for automobile travel by providing a population base in town and to 
provide opportunities for higher density housing types. 

G3.2-2 An inclusionary zoning ordinance should be adopted by the Board of 
Supervisors which requires development of affordable housing units, or in-lieu 
contributions for development of affordable housing units, for major residential 
development projects and major subdivisions in the Town Plan area. These 
affordable housing units shall be developed within the Gualala Town Plan area . 
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An inclusionary zoning ordinance should be adopted by the Board of Supervisors which 
requires development of affordable housing units, or in-lieu contributions for 
development of affordable housing units, for major residential development projects 
and major subdivisions in the Town Plan area. These affordable housing units shall be 
developed within the Gualala Town Plan area. 

Second Residential Units shall be permitted on all legal parcels within the Gualala 
Town Plan area, with the exception of parcels located west of Highway 1, in accordance 
with standards established in the Coastal Zoning Code (Division II). Second 
Residential Units shall not be allowed on parcels located west of Highway 1 to protect 
against the possible conversion of such units to vacation home rentals which may 
adversely affect the character of existing residential neighborhoods. 

" 

• 

G3.2-4 A 480± acre area immediately east of the Gualala commercial district is designated 
"Residential Reserve" and is identified as a suitable area for future residential expansion 
if and when the need for additional residential units, and the ability to provide services 
to support them, are demonstrated (Figure 3.1 ). The land is currently classified RMR, 
FL and RR. Land Use Plan amendments and rezoning would be necessary to enable 
development at higher densities. Guidelines for the Residential Reserve are included in 
AppendixA. • 

G3.2-5 The Gualala Town Plan emphasizes the pedestrian aspect of the community. A future 
school site should be constructed in a location that will permit a maximum number of 
students to walk to school. The School District should install appropriate pedestrian 
facilities adjacent to the school. The County and the School District shall cooperate in 
the development of a pathway network to enable children to safely walk to and from 
school. The County and the School District should develop an arrangement permitting 
use of the school grounds by the public during non-school hours. 

G3.2-6. Should the pflpJtlt;~tiQ14 residential growth rate for the Gualala Town Plan 
planning area exceed 20 percent of the total growth anticipated by the plan in 
any 5-year increment of the plan's existence, a review/update of the plan 
should be initiated. 

NOTE: What is now Policy G3.2-6 was moved here from Section 1.4. 

SUGGESTED MODIFICATION NO.7: Section 3.3 shall be modified as follows: 

3.3 MIXED USE AND PLANNED DEVELOPMENT 

Gualala Village Mixed Use District 

• 
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G3.3-1 

G3.3-2 

G3.3-3 

New development in the Gualala Village Mixed Use district shall be designed to create 
a compact, integrated and walkable shopping district. To achieve this, development of 
commercial uses with pedestrian amenities shall be encouraged on infill sites within the 
Gualala Village Mixed Use district (Figure 3.2). 

New development within the Gualala Village Mixed Use district shall be sited and 
designed to protect and enhance coastal views. 

The siting and design of new development on the west side of Highway 1 in 
the Gualala Village Mixed Use district shall al1Gw tQr t.R-1 Gwalala IJiwffTrail 
iai:~m~llt not preclude completion of the Gualala Bluff Trail along the entire 
bluff as generally shown on the LCP Coastal Access Figure in Chapter 2 of the 
Gualala Town Plan. 

Gualala Highway Mixed Use District 

G3.3-4 Restrictions on commercial development on parcels in the Gualala Highway 
Mixed Use district (Figure 3.2) are intended to limit traffic generation and to 
ensure that new development is ~esigned and landscaped to minimize the 
aesthetic impacts of strip development. 

Gualala Planned Development District 

G3.3-5 Comprehensive planning shall be required on properties with a Gualala Planned 
Development designation. A two-stage planning process requiring a general 
development plan and a Precise Development Plan shall be established to provide 
general and specific criteria regulating future development within the Gualala Planned 
Development districts (Figure 3.2). The Planned Development process allows for 
community review and participation, while streamlining the County's permit-processing 
requirements. 

G3.3-6 The area along Church Street, east of Highway 1, is designated Gualala Planned 
Development and shall be reserved for expansion of commercial and residential uses in 
Gualala. This area provides an opportunity for development of a concentration of 
commercial and residential uses and an alternate street network which should decrease 
Highway 1 congestion and encourage more pedestrian activity in town. 

G3.3-7 The Lower Mill site, located east of Highway 1 and south of Old State Highway, is 
designated Gualala Planned Development, and shall be reserved for a mixture of 
residential and commercial uses, including the development of a concentration of 
visitor-serving facilities. The relatively flat topography of the Lower Mill site 
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establishes it as one ofthe few sites in town which would permit development of 
relatively high-density residential uses. · 

SUGGESTED MODIFICATION NO.8: Section 3.4 shall be modified as follows: 

3.4 DESIGN GUIDELINES FOR MIXED USE AND PLANNED 
DEVELOPMENT DISTRICTS 

The purpose of these Design Guidelines is to assist property owners, developers and designers in 
creating projects within the Gualala Village Mixed Use, Gualala Highway Mixed Use and Gualala 
Planned Development districts that are consistent with the vision for the community of Gualala 
established by the goals and policies of the Gualala Town Plan. These guidelines are further 
intended for use by the Gualala Municipal Advisory Council, County planning staff, Coastal 
Permit Administrator, Planning Commission, and Board of Supervisors as criteria for evaluating 
the merits of new projects on a consistent basis. The guidelines are intended to result in functional 
and attractive site and building designs. The guidelines are organized under the following 
subheadings: 

• 

Site Planning, Architectural Form, Vehicle Access & Parking, Pedestrian Access, On-Site • 
Landscaping, Street Landscaping, Exterior Lighting, Signage, 

Site Planning 

G3.4-l Natural features, such as hillsides, gulches and mature vegetation, shall be considered 
important design determinants in siting development. New development sl:&gQIQ; shall 
minimize site disturbance. 

G3.4-2 The siting and design of buildings shall consider river, ocean and hillside views. 

G3 .4-3 The protection and restoration of public coastal views is paramount. Buildings shall 
provide for maximum preservation of coastal views from Highway 1 (for example, by 
orienting buildings on an axis perpendicular to the highway). Buildings should be sited 
and designed to maintain access to ocean views from neighboring buildings and parcels. 

G3.4-4 Development within the Gualala Village Mixed Use Zoning District between Highway 
1 and the Gualala River shall be sited to provide view corridor(s) to the coast for 
pedestrians and motorists on Highway 1. At a minimum, one unobstructed view 
corridor shall be provided across each parcel. View corridor(s) should be placed at the 
property boundary(s) and adjoin other protected view corridors. 

G3.4-5 Where two-story structures are proposed on the west side of Highway 1, buildings 
should be stepped to provide a visual transition to view corridors. • 
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03.4-7 

03.4-8 

Siting, design and landscaping elements shall be selected to enhance the pedestrian 
environment. Site and landscape designs shall incorporate outdoor pedestrian use areas 
such as courtyards and plazas (which could include amenities such as trellises, raised 
planters, landscaped berms, and creative and inviting, semi-protected outdoor spaces). 
These should be visible from street corridors and pedestrian access routes. These 
requirements are applicable to commercial, industrial and multifamily residential 
projects. 

Where nonresidential uses are adjacent to residential uses, special attention shall be 
given to the design of effective buffering, including appropriate setbacks, landscaping, 
berms, and fences to prevent noise, lighting and privacy intrusion. 

Subject to the constraints in the other Site Planning guidelines herein, structures should 
be oriented to take maximum advantage of site solar access. 

Architectural Form 

03.4-9 New development shall consider relationships between buildings, open space and 
building setbacks. The scale and massing of new development shall be appropriate to the 
context of the community. In new development, clusters of small buildings shall be 
encouraged as an alternative to large buildings. 

G3 .4-10 Building materials shall be selected to harmonize with the natural setting of Gualala. 

G3 .4-11 Roofing materials shall be of non-reflective materials. Roof penetrations for vents and 
ducts shall be grouped and painted to match the roofing materials or architecturally 
screened from view. All rooftop mechanical equipment shall be screened from view. 

03.4-12 Service and loading areas shall incorporate appropriate techniques for visual and noise 
buffering from adjacent uses. Areas which generate objectionable noise and odors shall 
be located where they will not disturb occupants within, or adjacent to, the development. 

Vehicle Access & Parking 

G3.4-13 Street access points should be consolidated to minimize multiple curb cuts. Shared 
access between adjoining properties minimizes disruption of traffic flow, reduces 
potential points of conflict between through and turning traffic, and facilitates the 
control and separation of vehicles and pedestrian movement. 

G3.4-14 Entrances and exits shall be located at a safe distance from street intersections and shall 
not create dangerous situations for pedestrians and motorists. 
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03.4-15 Parking shall be permitted within established view corridors, provided that required 
parking lot landscaping and lighting shall not diminish the coastal views. Parking lot 
design and orientation of parking aisles should provide for unobstructed view corridors. 

03.4-16 Off-street parking shall be screened, either by locating it behind buildings or by 
providing landscaping which separates the parking from the street frontage. A 
minimum of ten percent of the area within or around parking areas shall be landscaped. 

03.4-17 Long, straight uninterrupted rows of parking shall be avoided. Parking areas should 
incorporate internally looped circulation systems, so that drivers will not be dependent 
on public streets when making multiple passes through a parking area. 

03.4-18 All parking area lighting shall be positioned to minimize glare and illumination beyond 
the development. The amount of lighting provided after business hours shall be 
restricted to the minimum needed for safety and security purposes. 

G 3.4-19 Bicycle racks shall be provided as appropriate for the nature and intensity of use . 

Pedestrian Access 

G3.4-20 All new development in the Gualala Village Mixed Use, Gualala Highway Mixed Use 
and Gualala Planned Development districts shall be required to provide pedestrian 
walkways along the street frontages in accordance with the guidelines established in the 
"Circulation, Parking and Pedestrian Access" chapter of the Gualala Town Plan. 

G3.4-21 To encourage pedestrian usage, safe and convenient pedestrian access shall be provided 
from building entries to parking areas and the street. An attractive environment for 
pedestrian use should be provided. This should incorporate street furniture, creative 
outdoor spaces, landscaping, etc. 

On-site Landscaping 

G3.4-22 Landscaping provides many site-specific and community benefits including visual 
screening, definition of spaces, highlighting architectural features and entryways, 
shading and wind protection, buffering between properties and wildlife habitats. 
Developments shall provide for as much landscaped area as feasible. Landscaping 
should be provided around the perimeter of buildings, in parking lots, along street 
frontages, and as buffers between neighboring uses. 

• 

• 

G3.4-23 A landscape plan for on-site and street landscaping shall be required for development 
proposals in the Gualala Village Mixed Use, Gualala Highway Mixed Use, and Gualala • 
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Planned Development districts. Each landscape plan shall identify areas where existing 
vegetation will be retained and areas proposed for landscaping. For landscaped areas, 
the types and sizes of proposed trees, shrubs, groundcover and other plantings shall be 
identified. The landscape plan shall include an on-going maintenance program. These 
requirements are applicable to commercial, industrial and multifamily residential 
projects. 

G3.4-24 Mature trees are an essential element of the Gualala landscape and can take years to 
reestablish once removed from a site. Existing groves of trees should be retained and 
integrated with site development plans, with consideration given to public safety. Trees 
to be saved shall be noted on site plans and appropriate measures shall be identified to 
protect the trees during construction activities. 

G3.4-25 Landscape design should incorporate natural looking clusters of compatible plants. 
Landscape plant selection should have the goal of achieving year-round beauty with 
consideration given to form, color, texture, and ultimate plant size. Plant species that 
are native to the Gualala area and well adapted non-native plants requiring minimum 
maintenance and little or no irrigation are encouraged. A list of plants, trees, shrubs and 
groundcovers meeting these criteria, as well as a list of invasive species inappropriate 
for local landscape plans, are included in Appendix B. 

Street Landscaping 

G3.4-26 Landscaping along Highway 1 and local roadways shall provide an aesthetic 
complement to the pedestrian walkways and partial screening of parking areas and/or 
buildings. 

G3.4-27 Rather than developing a linear tree planting program, cluster landscapes, which form 
dense "landscape pockets" with tall, canopy trees, smaller understory trees and ground 
level shrubs and herbaceous plants, are recommended. Cluster landscapes have the 
following benefits: 

• they can be integrated with existing landscaping and native vegetation; 
• they can help maintain a more "natural" appearance in the town; 
• they can be located in areas where public coastal views will not be blocked; 
• the variety of species in cluster landscapes can help create a microclimate 

conducive to each plant's survival. 

G3.4-28 Existing groves oftrees should be retained and integrated with street landscaping plans, 
with consideration given to public safety . 
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G3.4-29 Landscaping along roadways shall be selected and sited to avoid blocking sight lines at 
intersections and curb cuts. Along utility rights-of-way, plantings shall not disrupt 
service or access to overhead or underground equipment. 

G3.4-30 Highway 1 medians and embankments should be landscaped with ground level shrubs 
and herbaceous plants. Plant materials with seasonal foliage and flower changes are 
encouraged. Plant materials shall be selected, in part, based on low maintenance and 
irrigation requirements. Landscaping within the Highway 1 right-of-way requires an 
encroachment permit from Caltrans. 

Exterior Lighting 

G3.4-31 An exterior lighting plan shall be required for development proposals in the Gualala 
Highway Mixed Use, Gualala Village Mixed Use and Gualala Planned Development 
Districts. The lighting plan shall indicate the location of proposed exterior lighting 
fixtures and provide either architectural drawings or manufacturer's specifications for 
all proposed exterior lighting fixtures. 

• 

G3.4-32 Lighting shall be designed to minimize the effects of cumulative night-time illumination • 
on the night sky. Lighting of building facades, pathways and parking areas shall be 
restricted to that which is necessary for public safety and security. 

G3.4-33 All exterior lighting shall be downcast and shielded to prevent, where feasible, the light 
source from being directly visible from off~site areas. 

G3.4-34 Lighting standards shall not exceed 20 feet in height. 

G3.4-35 Lighting fixtures shall be non-glare and use non-reflective materials where feasible. 

Signage 

G3.4-36 A signage plan shall be required for development proposals in the Gualala Village 
Mixed Use, Gualala Highway Mixed Use, and Gualala Planned Development districts. 

G3.4-37 Signs shall be compatible with the building's style in terms of location, scale, color and 
lettering. All signs shall, where feasible, be made of wood. 

03.4-38 Internally illuminated signs and advertising (including neon, LEDs, etc.) shall not be 
permitted where visible from public walkways and streets. 

03.4-39 Freestanding signs relating to an assemblage of businesses (e.g., retail/office plazas) 
shall be grouped and visually coordinated to reduce confusion. • 
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03.4-40 All signage shall comply with the requirements established in the "Sign Regulations" 
chapter of the Mendocino County Coastal Zoning Code. 

DESIGN REVIEW 

G3.4-41 New development shall conform with the above design guidelines, Policies 
G3.4-l through G3.4-40. In addition, within the Gualala Planned 
Development districts, new development shall conform with the criteria 
established in Chapter 4 of this plan, which provides for the protection of 
sensitive coastal resources within the GPD district, including views from 
public areas such as Highway 1 and the Gualala Point Regional Park, and 
sensitive resources associated with the Gualala River. New development 
requiring a coastal development permit within the Gualala Village Mixed Use, 
Gualala Highway Mixed Use, and Gualala Planned Development districts 
shall be reviewed by the Gualala Municipal Advisory Council or some similar 
advisory council prior to filing a coastal development permit application as 
complete. The advisory council shall forward its findings and 
recommendations to the permit issuing authority prior to action by that permit 
issuing authority. 

SUGGESTED MODIFICATION NO.9: Section 3.6 shall be modified as follows: 

3.6 CIRCULATION, PARKING AND PEDESTRIAN ACCESS 

Circulation 

03.6-1 

03.6-2 

G3.6-3 

Public and private improvements to the Highway 1 corridor shall be required to help 
make Highway 1 a scenic element of the Gualala townscape, to decrease traffic 
congestion and reduce potential safety hazards, and to encourage more pedestrian 
activity in the town of Gualala. Figure 3.3 provides a map illustrating the streetscape 
concept for Highway 1 in the Gualala Village Mixed Use and Gualala Highway Mixed 
Use districts. The "Design Guidelines for Mixed Use and Planned Development" 
chapter provides guidelines for the development of road improvements. 

To help mark the southern entry or gateway into Gualala, a planted median shall be 
provided in the taper south of Old State Highway. The gateway on the north end of 
town shall be comprised of ornamental landscaping on the Highway 1 embankments 
between the Old Milano Hotel and Pacific Woods Road. 

Caltrans' corridor preservation setback in the Gualala Village Mixed Use and Gualala 
Highway Mixed Use districts shall be a minimum 40 foot half-width, as measured from 
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G3.6-4 

the centerline, unless otherwise approved by Caltrans. Consideration of a reduced half
width would be dependent upon a review of constraints associated with topography, 
drainages and existing development. Required building setbacks, parking areas, and 
landscaping shall be designed to accommodate the final Highway 1 right-of-way, as 
shown on the Highway 1 Streetscape Map (Figure 3.3). Street landscaping and 
pedestrian walkways shall be provided within the corridor preservation setback. 
Parking areas, buildings, and associated landscaping shall be located outside of the 
corridor preservation setback. No building setbacks from the Highway 1 corridor, other 
than those mandated by Cal trans' corridor preservation setbacks, are required. All 
development within the Highway 1 right-of-way requires an encroachment permit from 
Cal trans. 

The Highway 1 streetscape cross-section in the Gualala Village Mixed Use and Gualala 
Highway Mixed Use Districts shall include the following elements within a minimum 
80' right-of-way, as shown on Figure 3-4: 

12' landscaping (minimum) on each side 

• 

5' sidewalk (continuous on west side of Highway 1, extending from Old State 
Highway to Gualala Mobile Court on east side of Highway 1) 

5' bike lane/shoulder on each side • 
12' travel lane in each direction 
12' continuous left-tum lane from Bakertown to Old State Highway, southbound 

left tum pocket at Pacific Woods Road) 

Exceptions to the strict application of these standards may be granted by the County, 
with the prior approval of the Cal trans District Director, where existing development, 
site topography or physical constraints mandate a greater or lesser right-of-way width. 

03.6-5 To discourage development of commercial uses which generate high traffic volumes 
and would result in high peak hour turning movements, no "drive thru" commercial 
facilities shall be permitted in the Gualala Highway Mixed Use District. 

03.6-6 Curb cuts along Highway 1 and local roads shall be minimized. Numerous curb cuts 
slow traffic flow and create conflicts between through traffic and turning vehicles. Site 
accessways shall be designed for safety and convenient turning. Shared driveway access 
between neighboring parcels shall be encouraged and driveway access to Highway 1 
shall be limited to one driveway per parcel except in instances where more than one 
access point is necessary for safe ingress and egress and/or efficient on-site circulation. 

G3.6-7 School bus and public transit stops shall be provided in appropriate locations along 
Highway 1. Bus stops shall be provided within the corridor preservation setback, in 

• 
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G3.6-8 

G3.6-9 

lieu of a portion of the required landscaping. The school districts shall be encouraged 
to identify preferred sites for school bus stops within the Gualala Town Plan area. 

A local road network shall be developed in the Gualala Village Mixed Use, Gualala 
Highway Mixed Use and Gualala Planned Development districts east of Highway I to 
provide alternatives to travel on Highway I. A network comprised of the elements 
shown in Fig. 3.5 has been demonstrated to effectively mitigate traffic resulting from 
anticipated development permitted by this Plan; however, other road network 
configurations demonstrated to be equally or more effective in mitigating the traffic 
impacts of new development may be proposed by developers and adopted in lieu of 
road extensions listed below: 

• Church Street extension (south )-connects to Center Street. 

• Center Street extension-connects to Church Street and Moonrise extension. 

• Moonrise extension-connects Ocean Drive, Moonrise, and Center Street to 
Old Stage Road on the ridge . 

• China Gulch Bridge-connects Center Street to Old State Highway. 

Specific alignment and design of road extensions shall be selected to minimize their 
environmental impacts. 

A streetscape concept for local roads is shown on Figure 3.6. Where appropriate, local 
roads in the Gualala Village Mixed Use, Gualala Highway Mixed Use and Gualala 
Planned Development districts shall include the following elements within a minimum 
60-foot right-of-way: 

12' travel lane in each direction, 
8' parking lanes on each side 

1 0' strip on each side containing landscaping and 5-foot wide pedestrian walkway 

On some local streets, parking lanes may not be appropriate due to topographic and 
environmental constraints and/or the presence of structures within the required right-of
way. A 40-foot right-of-way may be acceptable on Center Street, the Moonrise 
extension, and the Church Street extension (north of Ocean Drive, connecting to Pacific 
Woods Road). Where feasible, the following elements shall be included within the 40-
foot right-of-way oflocal roads: 

12' travel lane in each direction 
8' strip on each side containing landscaping and a 5-foot wide pedestrian walkway 



------- ·----------------------

MENDOCINO COUNTY 
LCP AMENDMENT NO. 2-98 (MAJOR) 
GUALALA TOWN PLAN 
Page 28 

An alternative way of creating narrower streets is to restrict traffic to one direction. As 
the road network is expanded in the future, consideration shall be given to the 
possibility of incorporating one-way streets into the local road network. 

G3 .6-1 0 Prior to the implementation of any physical roadway improvements, Cal trans and the 
County shall consider implementation of possible trip-reducing measures. The 
development of pedestrian walkways and bike paths in the Gualala commercial district, 
provision of mixed-use development, and provision of local public transit have been 
identified as the most effective techniques for reducing the number of vehicle trips. 

• 

03.6-11 Level of Service E shall be maintained on all Highway 1 road segments and 
intersections in the commercial district. New development shall not be approved if LOS 
E will not be maintained on all Highway 1 road segments and intersections in the 
commercial district. The five-year review of the GTP should include a review and 
analysis of current highway levels of service and new projections of levels of service to 
determine if there will be any deterioration below Level D for any Highway 1 road 
segments or intersections within the commercial district oft he Town Plan area. If LOS 
D is not being maintained, steps should be initiated to ensure that levels of service are 
improved in the affected areas. The five-year review of the GTP should also consider • 
the development of a cost-sharing plan for traffic mitigation measures. Traffic 
mitigation measures and traffic control measures, including traffic signals, should be 
considered as methods of improving level of service at the intersections of State Route 
1 and Sundstrom Mall, Ocean Drive, and Pacific Woods Road consistent with the 
findings of the Gualala Traffic Study- February, 1995. 

Parking 

GJ,9 11 G3.6-12 

GlJ~ 1:2 G3.6-13 

Pedestrian Access 

Gl.9 1l G3. 6-14 

No on-street parking shall be permitted on Highway 1. County staff shall 
coordinate with Caltrans to develop appropriate signage. 

Off-street parking shall be provided in accordance with the standards 
established in the "Off-Street Parking" chapter of the Coastal Zoning Code. 
The "Design Guidelines 11 chapter of the Gualala Town Plan provides 
additional policies for vehicle access and parking design. 

A continuous pedestrian walkway shall be provided on the east side of 
Highway 1, from Old State Highway to the Gualala Mobile Court and on the 
west side of Highway 1 from Old State Highway to Robinson Reef Road. 
Additional pedestrian walkways may be necessary to serve future • 
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GJ.6 14 03.6-15 

GJ.6 IS 03.6-16 

Q],g 16 03.6-17 

development on the east side of Highway 1 between Gualala Mobile Court 
and Pacific Woods Road. 

Pedestrian walkways may be located anywhere within the designated 
landscaping/sidewalk area, but shall connect with existing walkways on 
adjoining parcels or provide for a reasonable connection to future pathways 
on adjoining parcels. Policies in the "Design Guidelines" chapter of the 
Gualala Town Plan provide guidance for the development of pedestrian 
walkways. 

Pedestrian walkways and landscaping shall be provided along local roads 
within the Gualala Village Mixed Use, Gualala Highway Mixed Use and 
Gualala Planned development districts as illustrated on the Local Roads 
Streetscape Cross-section (Figure 3.6). Where feasible, walkways and 
landscaping shall be located in the public road right-of-way. An 
encroachment permit from the Mendocino County Department of Public 
Works is required for all improvements within County road rights-of-way. 

All pedestrian walkways shall be a minimum of five (5) feet in width and 
shall be constructed of concrete. Exceptions to the strict application of these 
standards may be granted by the approving authority if it is found that strict 
adherence is not feasible or would have significant adverse impacts on 
natural resources, aesthetics, or other environmental factors. 

Land~caping shall be provided along all pedestrian walkways to create 
attractive and usable pedestrian corridors. Landscaping shall be established 
and maintained in accordance with the "Design Guidelines" of the Gualala 
Town Plan. 

Pedestrian crosswalks shall be provided at the following locations on 
Highway 1: 

Sundstrom Center entry Ocean Drive 
Seacliff Center Street 

GJ.6 17 03.6-18 Pedestrian crosswalks shall be constructed of flush pavers. Pavers used at 
crosswalk areas must: (a) be flush with the adjacent paving; (b) be skid
resistant; (c) be contained within a cast concrete perimeter to prevent 
loosening; and (d) have small, tight joints to accommodate wheelchairs and 
strollers . 
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Gl.Q li G3.6-19 All crosswalks and pedestrian walkways shall be accessible to disabled 
persons and meet the requirements of the Americans with Disabilities Act. 

SUGGESTED MODIFICATION NO.lO: Section 3.7 shall be modified as follows: 

3.7 RECREATION AND VISITOR-SERVING FACILITIES, COASTAL 
ACCESS & TRAILS 

Recreation Facilities 

G3.7-1 Within two years of plan certification, the County should initiate preparation of a 
feasibility study~ "Qga;g gf ~lil;pt-rvisg;g g:Qgyld, a:Qg~ app1=9priat~ me;:Aar1isms for the 
acquisition and development of public parks and recreation facilities in the Gualala 
Town Plan area. 

Coastal Access and Trails 

G3.7-2 The Gualala Bluff Trail shall be developed within the 25-foot wide public access 

• 

easements located along the bluff edge west of Highway 1. Offers to dedicate • 
easements for public access shall be obtained to provide for the completion of the 
Gualala Bluff Trail consistent with Coastal Element policies and in consultation with 

G3.7-3 

the Redwood Coast Land Conservancy or other managing agency for the Gualala Bluff 
Trail. 

The parcel located on the north bank of the Gualala River, immediately north of the 
Gualala River Bridge and west of Highway 1, should be acquired for protection of 
natural resources and public access purposes by the County, State Parks, Caltrans, a 
non-profit land trust, or some other public agency or private association, or managed for 
protection of natural resources and public access purposes by its owners. Potential 
development on the site includes development of the Gualala Bluff Trail; fish and 
wildlife habitat management; limited parking for public fishing; and access for 
launching small craft such as canoes, kayaks, rowboats or small boats utilizing trolling
type motors. 

If and when such acquisition occurs, the parcel shall be classified as Open Space in the 
Land Use Plan. Prior to development of any public access facilities on the site, a 
management plan shall be prepared, in accordance with Coastal Element public access 
policies, to ensure the long-term protection of natural resources and maintenance of the 
property. Development of the Gualala Bluff Trail on this parcel may involve use of the 
Highway 1 right-of-way or acquisition of an easement along the bluff of the Lower Mill 
site east of Highway 1 to ensure the protection of environmentally sensitive habitat • 
areas along the Gualala River estuary. 
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G3.7-4 

G3.7-5 

G3.7-6 

G3.7-7 

A pedestrian and bicycle trail which links Gualala and Anchor Bay and connects to 
coastal access trails shown on the Land Use Plan maps shall be developed within 
Highway 1 and Old Coast Highway (CR #513) rights-of-way and easements acquired 
for public access. 

A pedestrian trail providing public access for fishing, hiking, and swimming shall be 
developed on the north side of the Gualala River from Highway 1 to the easternmost 
boundary of the Gualala Arts Center property. Offers to dedicate easements for lateral 
access shall be acquired consistent with Coastal Element access policies and Section 
66478.1 et.seq. ofthe California Government Code. If feasible, this trail shall connect 
to the Gualala Bluff Trail. 

Based on an inventory of existing and potential trail alignments, a network of trails shall 
be designated which connects commercial areas, neighborhoods, visitor 
accommodations, areas of scenic beauty, and recreational facilities. Priority for trail 
alignments shall be along public and private road rights-of-way and trails that are 
currently in use. Access easements shall be acquired from property owners on a 
voluntary basis (i.e., gifts, open space and conservation easements) as conditions 
associated with development (i.e., deed restrictions, offers to dedicate), or by direct 
property acquisition. Trails shall be developed and maintained by the County, State 
Parks, Caltrans, a non-profit land trust, or some other public agency or private 
association. 

GMAC shall review, evaluate, and prioritize the Offers to Dedicate (OTDs) and Deed 
Restrictions which the Coastal Commission has obtained through the coastal permit 
process within the GTP planning area. 

Visitor-Serving Facilities 

G3. 7-8 Lower cost visitor and recreational facilities shall be protected, encouraged, 
and, where feasible, provided. Developments providing public recreational 
opportunities are preferred 

G3. 7-9 The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general 
commercial development, but not over agriculture or coastal-dependent 
industry. 

SUGGESTED MODIFICATION NO. 11: Section 3.8 shall be modified as follows: 
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3.8 PROTECTION OF ENVIRONMENTAL RESOURCES 

03.8-1 The County shall encourage and supporf the protection of fisheries habitat through 
coordination with responsible State and/or Federal permitting agencies regulating water 
supplies to facilitate compliance with permits which are intended to ensure the viability 
of the North Fork of the Gualala River. The County shall encourage a joint effort with 
Sonoma County as well as State and Federal agencies to develop a comprehensive 
fishery restoration plan for the Gualala River. 

G3.8-2 Any wood-burning appliance to be installed as a primary heat source in residential or 
commercial development shall be an EPA certified unit. The County shall encourage 
the use of low pollution heating devices instead of wood-burning heat sources. 

Gl.S l ~R tR.~ J>lgf:lR. Gualala \Vater CgmpaR:~' fia~R.ti gg pc~tRt gfs~r:s.ri~~ Q:ipaQit¥s ag 
dofiatd ia tR.o Dtvtl9pR=u~Rt/CgRsQ=aiiltG Taolt wlill4d iR ~t,tiQR ~ • .S gftQ.is Plan (gr a.J!l?' 
amtadmtRtG iR tR.is Qapa~it3' d-u.~ tg Rt'A' fa~Uitits)1 a41ti9R sQ.gu.ld o~ iaiiiat~d ga Qfl~ gr 
~Qrt gftR.t fgllQWlil!J gptlQRSi 

• 

• DevelgpmeRt gf aew water s~ly sgu~e (WGWC). 
• DtvolgpmeRt gf i~t=tased gtgrag~ ~af1aQit3' tQr n,r.attr supply d.u.R.Rg lgw flgw • 

03.8-3 

ptt:igds (WGWC). 
• IR~rtase water QQRservatiga ifwrts (wat8r u.t:~rs), 
• Rtstt:i41t tltct amg-u.at gfaevl dtv~lgpmtflt wR.i~ ia41t:ca&e& v~ttr -u.sagt (C9Yflt¥)• 

said PlaR. 

New development shall be permitted only if the infrastructure and resources to support 
it are available, or are made available as part of the developer's project plan. 

NOTE: Policies 03.8-3 and G3.8-4 have been moved to other more appropriate sections of 
the Plan. 

SUGGESTED MODIFICATION NO. 12: A new section, Section 3.1 0, WATER AND 
SEWER SERVICES, shall be added, and shall contain the following policies: 

3.10 WATERANDSEWERSERVICES 

G3.1 0-1 When the North Gualala Water Company reaches 80 percent of service capacity, as 
defined in the Development/Constraints Table found in Section 2.5 of this Plan (or any 

• 
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amendments in this capacity due to new facilities), action should be initiated on one or 
more of the following options: 

• Development of new water supply source (NGWC). 
• Development of increased storage capacity for water supply during low flow 

periods (NGWC). 
• Increase water conservation efforts (water users). 
• Restrict the amount of new development, which increases water usage (County). 

NOTE: Policy 03.10-1 has been moved from Section 3.8, Protection of Environmental 
Resources, where it was included as Policy 03.8-3. 

G 3.10-2 Either a hook-up to the North Gualala Water Company or an adequate on-site 
water system, as approved by the Division of Environmental Health, shall be 
available to serve any new development. 

G 3.10-3 Either a hook-up to the Gualala Community Services District or an adequate 
on-site sewage disposal system, as approved by the Division of Environmental 
Health, shall be available to serve any new development . 

G 3.10-4 At such time as a utility company, such as the North Gualala Water Company, 
or the Gualala Community Services District, proposes to expand its capacity, 
the County shall require as a condition of the coastal development permit that 
a certain percentage of the new capacity be reserved for visitor-serving uses. 
The percentage of the new capacity to be reservedfor visitor-serving uses shall 
be commensurate with the percentage of existing visitor-serving uses as 
compared to non visitor-serving uses. This percentage should be calculated at 
the time the service expansion is proposed. 

The capacity of any new infrastructure development shall not exceed the 
buildout potential of the Town Plan. 

G3.1 0-5 A review and possible update of the Plan should be initiated jive years after 
adoption of said Plan. The review should include an analysis of development 
constraints/thresholds for water connections and sewer capacity ESDs. 

SUGGESTED MODIFICATION NO. 13: Chapter 4 shall be modified as follows: 

GUALALA PLANNED DEVELOPMENT 
Map Code: GPD 
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A series of community workshops were held in Gualala to develop a vision of the role of the two 
GPD properties in the context of community-wide development. Although these plans are not 
binding on GPD property owners, they provide an indication of the types of development which 
are likely to engender community support on these two important pieces of commercial property. 
The conceptual plans prepared at the workshops included the following elements: 

GPD District on hillside east of Church Street: 

This area was identified as the prime location for expansion of the commercial district in Gualala. 
Referred to as the Town Center in the conceptual plans, the location of this parcel provides an 
opportunity for creation of an alternate street network (as opposed to the highway strip) and 
development of a concentration of commercial uses which may encourage more pedestrian activity 
in town. 

• 

Generally, the portion of this property fronting Church Street was viewed as appropriate for local
serving commercial uses and public and civic facilities (such as churches, firehouse, medical 
center, post office and possibly a future town hall). A key element included in the conceptual plan 
developed at the workshops was a Village Green located to the northeast of the current 
Moonrise/Church Street intersection. Ideally, the Village Green will be acquired as a public open 
space/recreational facility. The upper hillslopes of this property were identified as potential • 
residential areas, with the possible inclusion of senior housing facilities near the existing medical 
center. 

The Town Plan includes a local road plan which establishes approximate locations for future road 
expansions and connections, and standards for local roads in the commercial district. Development 
on this parcel would require expansion of the local road network, including Ocean Drive, 
Moonrise, Center Street, and possibly a connector to Old Stage Road on the ridge. 

GPD District on the Lower Mill site, east of Highway 1 and south of Old State Highway: 

This property was identified as an appropriate location for a mixture of residential and commercial 
uses, including the development of a concentration of visitor-serving facilities. The flat topography 
of the Lower Mill site establishes it as one of the few sites in town which would permit 
development of relatively high density residential uses. 

Consideration will be given to the effect of development on views from Highway 1 and Gualala 
Point Regional Park, protection of sensitive resources associated with the Gualala River, the need 
for pedestrian and vehicular connections to the core commercial district of Gualala, and 
recreational opportunities associated with the Gualala River. 

Intent: To require comprehensive planning for development of the two large (40+ acre) 
commercial properties in the Town Plan area; to allow for substantial community review and • 



• 

• 

• 

MENDOCINO COUNTY 
LCP AMENDMENT NO. 2-98 (MAJOR) 
GUALALA TOWN PLAN 
Page 35 

comment on development proposals for GPD properties; to establish a flexible and streamlined 
permitting process for the phased development of multiple uses on these properties; to encourage 
imaginative development plans which provide for a mixture of residential, commercial, and 
community recreation/open space uses which is integrated with surrounding development; to 
ensure the provision of adequate infrastructure to serve future development on the GPD District 
parcels, and to coordinate the expanded circulation network necessary to serve such development. 

Development Permitting Process: A two-stage planning process, requiring a Master 
Development Plan and a Precise Development Plan is established for the GPD Districts. The 
development plans will provide general and specific criteria regulating future development within 
the GPD Districts. 

The Precise Development Plans for the GPD Districts can be considered a type of use permit which 
governs the establishment of multiple uses on these large sites. The processing of applications for 
Master Development Plans and Precise Development Plans shall proceed in accordance with the 
procedures established for Coastal Development Use Permits. Conditions may be incorporated 
into the approved plans, similar to the conditions attached to a use permit. The Precise 
Development Plan process incorporates the Coastal Development Permit approval process. Any 
person holding an approved master or Precise Development Plan may apply for an amendment, 
including modification of the terms of the plan, and waiver or alteration of the conditions imposed 
on the plan. 

The Master/Precise Development Plan process represents a streamlining of the County's permit
processing requirements, since once a Precise Development Plan has been approved, no further 
discretionary approvals are necessary. In other words, property owners/developers will not be 
required to obtain individual Coastal Development Permits, use permits, variances, etc. for each 
proposed portion or phase of the development. 

Master Development Plan Requirements: The Master Development Plan shall provide a plan 
for development of GPD District properties and shall incorporate all contiguous land under one 
ownership within the GPD District. At a minimum, the Master Development Plan shall include the 
following elements: 

• Location, types and densities of all proposed land uses, including maximum number of 
residential units, commercial square footage and visitor-serving units 

• General alignments for roadways and utilities 
• Provisions for public access, open space and recreation facilities 
• Determination of availability of water supply, sewer capacity and road capacity to serve 

development 
• Provisions for protection of environmental resources 
• Development phasing plan 
• Environmental documentation 
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Precise Development Plan Requirements: After, or concurrent with, approval of a Master 
Development Plan, a Precise Development Plan is required for the specific phase(s) of 
development under consideration. The Precise Development Plan shall provide more detailed 
specifications for phases of development for which permits are sought and shall be consistent with 
an approved Master Development Plan and Coastal Element policies. No permits shall be issued 
except in accordance with an approved Precise Development Plan. A Precise Development Plan 
shall expire and become null and void at the time specified in such permit, or if no time is 
specified, at the expiration of two years after granting except where construction and/or use of the 
property in reliance on such permit has been initiated prior to its expiration. Individual Coastal 
Development Permits shall not be required for development in accordance with an approved 
Precise Development Plan. 

At a minimum, the Precise Development Plan shall include the following elements: 

• Lot coverage standards for residential uses 
• Lot coverage and floor-area standards for commercial uses 
• Lot size requirements 
• Minimum front, rear and side yard standards 
• Design standards for new development 
• Parking st&ndards for new development 
• Pedestrian access facilities 
• Lighting, signage and landscaping standards 
• Additional environmental documentation (if required) 
• Coastal Element consistency determination 

Principal Uses: All residential, civic and commercial use types other than those listed below as 
Prohibited Uses shall be considered principal uses in the GPD District upon approval of a Precise 
Development Plan. Conditions restricting permitted uses may be imposed in the Precise 
Development Plan. Once a Precise Development Plan has been approved, any change in use type 
or expansion of use shall require an amendment to the Precise Development Plan. 

Prohibited Uses: 

Civic use tyPes: Alternative Energy Facilities-Offsite; Cemetery Services 

Commercial use types: Animal Sales & Services: Auctioning, Horse Stables, Kennels, Veterinary 
(large animals); Automotive & Equipment: Storage, Non-operating vehicles 

Requirements for Development: At a minimum, fifty percent (50%) of the total lot area 
within a GPD District must be dedicated to residential uses and the infrastructure and open 

• 

• 

• 
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space necessary to support such uses. In addition, at a minimum I 0 percent of the total lot 
area within a GPD District must be reserved for visitor-servingfacilities. Visitor-serving 
facilities include, but are not limited to, bed and breakfast accommodations, hotels, 
motels, inns, and restaurants. 

Maximum Visitor Accommodations and Services Density: The maximum size and density of 
visitor accommodation facilities in the GPD Districts shall be established in the approved Master 
Development Plan. In no instance may the density of visitor accommodation facilities exceed 20 
units per acre. The established densities shall be consistent with the scale and character of the town 
of Gualala and in conformance with the intent of the GPD District. 

Maximum Building Height in GPD Districts: Structures shall be limited to twenty-eight (28) 
feet in height. Lesser heights may be required where it is found that building heights would have 
adverse impacts to community character, open space or public views. Height limits for various 
components of the planned development shall be prescribed in an approved Precise Development 
Plan. Exceptions to the strict application of maximum building heights may be allowed for church 
steeples, flag poles, water towers, and other towers and architectural features not for human 
habitation, where such exceptions are consistent with the intent of the GPD District and a variance 
is obtained . 

Minimum Usable Activity Space Requirements for Residential Uses: Usable activity space 
shall be provided for all residential uses in accordance with the approved Master Development 
Plan. At a minimum, ten ( 1 0%) percent of the total lot area shall consist of usable activity space in 
each residential development. Flexibility in the provision of on-site usable activity space shall be 
granted to encourage developers of the GPD parcels to provide community open space/recreational 
facilities. 

Protection of Sensitive Coastal Resources: The Precise Development Plan must provide 
for protection of sensitive coastal resources, including views from public areas such as 
Highway I and the Gualala Point Regional Park, and sensitive resources associated with 
the Gualala River, using such means as establishing vegetative buffers between Highway 
1 and developed areas, avoiding siting of structures on slopes adjacent to Highway I, and 
avoiding siting development within sensitive habitat areas or the buffer areas established 
for their protection 

SUGGESTED MODIFICATION No. 14: Chapter 5 shall be modified as follows: 

CHAPTER 5 • DEFINITIONS 

For the purposes of implementing the Gualala Town Plan, the following definitions shall apply: 
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Access: The permission, ability and means for the public to enter and pass to and from property. 

Access, Blufftop: A public accessway which runs along the bluff edge of a property. 

Access, Coastal: Public rights-of-way to and along the sea. 

Access, Lateral: Public accessway for public access and use along the shoreline. 

Access, Vertical: Public accessway which extends from the first public road to the shoreline, a 
bluff edge for public viewing, or to a lateral accessway. 

Affordable housing units: Any housing unit or combination of units developed through action of 
a private, public or nonprofit party, or a combination thereof, which results in the production of 
housing unit(s) that are capable of being purchased or rented by household(s) with very low, lower 
or moderate income (as defined by the State Department of Housing and Community 
Development) based on payment of not more than 30 percent of the gross monthly income, 
including rent or mortgage, taxes and insurance, when the unit's affordability is protected for an 
established amount of time. 

• 

Building: Any structure having a roof, which is constructed in a permanent position upon the • 
ground and is designed and intended to be used for the shelter or enclosure of persons, animals or 
property. This definition does not include any type of recreational vehicle, boat, or tent. 

Building Height: The vertical distance from the average ground level of the building to the 
highest point of the roof ridge or parapet wall. 

Conditional Use: A use which may be allowed on a conditional and discretionary basis, subject to 
securing a conditional use permit and also subject to applicable provisions of the Gualala Town 
Plan, and which is a development that is appealable to the Coastal Commission. · 

Coastal Development Permit: A permit which may be granted by the appropriate Mendocino 
County authority, or the Coastal Commission on appeal, for any development within the coastal 
zone which is not exempt or categorically excluded from the Coastal Development Permit 
requirement. Special conditions may be imposed in the permitting process to ensure compliance 
with the policies of the Coastal Element. 

Density: The number of dwelling units per acre or square feet, calculated as the total number of 
dwelling units divided by the total lot area within the boundaries of the lot. 

Development Fees: Fees levied on new development to cover the cost of infrastructure or 
facilities necessitated by that development. The purpose of the fee must relate directly to the need 

• 
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created by the development and its amount must be proportional to the cost of the service or 
improvement. 

Feasible: Capable of being accomplished in a successful manner within a reasonable period of 
time, taking into account economic, environmental, social, and technological factors. 

Floor-Area Ratio: The ratio (usually expressed as a percentage) of the total floor area within all 
buildings and structures on a lot to the total area of the lot. 

Frontage: That portion of a property line which abuts a legally accessible street right-of-way. 

lnclusionary zoning: Zoning measures that mandate the construction of affordable housing or 
payment of in-lieu fees in accordance with a prescribed formula. 

Land Use Plan: The relevant portion of a local government's general plan or local coastal element 
which provides policies indicating the kinds, location, and intensity of land uses, the applicable 
resource protection and development policies, and where necessary, a listing of implementing 
actions . 

Lot Coverage: Percentage of gross lot area covered by all buildings and structures on a lot, 
including decks, and porches, whether covered or uncovered, and all other projections except 
eaves. 

Parking area: An open area, other than a street or alley, that contains one (1) or more parking 
space. 

Principal Permitted Use (PPU): The use type for each land use classification as designated by the 
Gualala Town Plan and implementing ordinances that is considered the primary use type for 
purposes of appeals to the Coastal Commission. 

Principal Use: The primary use types for each land use classification as designated by the Gualala 
Town Plan and implementing ordinances. 

Residential use: A residential dwelling unit occupied by the owner(s) as his/her principal place of 
residence; or, occupied by long term tenant(s) as his/her principal place of residence. 

Sensitive Coastal Resource Areas: Those identifiable and geographically bounded land and water 
areas within the coastal zone of vital interest and sensitivity. "Sensitive coastal resource areas" 
include the following: 

(a) Special marine and land habitat areas, wetlands, lagoons, and estuaries as mapped and 
designated in Part 4 of the coastal plan. 
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(b) Areas possessing significant recreational value. 
(c) Highly scenic areas. 
(d) Archaeological sites referenced in the California Coastline and Recreation Plan or as 

designated by the State Historic Preservation Officer. 
(e) Special communities or neighborhoods which are significant visitor destination areas. 
(f) Areas that provide existing coastal housing or recreational opportunities for low- and 

moderate-income persons. 
(g) Areas where divisions of land could substantially impair or restrict coastal access. 

Second Residential Unit: Either a detached or attached dwelling unit which provides complete 
independent living facilities for one (1) or more persons. It shall include permanent provisions for 
living, sleeping, eating, cooking and sanitation on the same parcel or parcels as the primary unit is 
situated. 

Setback: A required, specified distance between a building or structure and a lot line or lines, 
measured perpendicular to the lot line in a horizontal plane extending across the complete length of 
said lot line or lines. 

I 

• 

Urban/rural boundary: Defines the areas to which the Coastal Act's rural land division policy 
would apply as defined by Section 30250(a) of the Coastal Act and the Coastal Element ofthe • 
Mendocino County General Plan. 

Usable Activity Space: Area within a d~velopment which is set aside for out-of-doors 
recreational use by the residents and their visitors. 

Use Permit: A permit which may be granted by the appropriate Mendocino County authority to 
provide for the accommodation of land uses with special site or design requirements, operation 
characteristics, or potential diverse effects on surroundings, which are not permitted by right, but 
which may be approved upon completion of a review process and, where necessary, the imposition 
of special conditions of approval by the permit granting authority. 

Variance: A departure from the specific requirements, excluding uses, of the Zoning Code which 
may be granted by the appropriate Mendocino County authority when, because of special 
circumstances applicable to the property, including size, shape, topography, location or 
surroundings, the strict application of the requirements of the Zoning Code deprives such property 
of privileges enjoyed by other property in the vicinity under identical zoning classification. Any 
variance granted shall be subject to such conditions as will assure that the authorized adjustment 
shall not constitute a grant of special privileges inconsistent with the limitations upon other 
properties in the vicinity and zone in which such property is located. 

View corridors: A substantial and unobstructed view of the coastline or ocean from publicly 
accessible vantage point(s). • 
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Vacation home rental: A single family residential dwelling unit intended for single family 
occupancy designed to be let or hired as an entire unit for occupancy by transient guests for 
compensation or profit; not a Visitor Accommodation and Services facility, as defined in Division 
II of the Mendocino County Code. 

B. SUGGESTED MODIFICATIONS TO CHANGES TO THE 
COASTAL ELEMENT: 

SUGGESTED MODIFICATION NO. 15: Section 4.12-2 shall be modified as follows: 

The urban-rural boundary of the community of Gualala is indicated by boundary lines 
delineated on Land Use Map 31. · 

Thil '&;liQaa rural bG'&;IR:Qary is GGia.;:ideR:t with th~ Gt.~alala TG',J,tR: Plaa ar~a. The Town Plan 
area includes all lands within the Gualala Community Services District (GCSD) and the 
small lot residential subdivisions adjoining the GCSD service area. The Town Plan area 
was selected to identify where new development could be served by community water 
and/or sewer systems and where such development would minimize traffic impacts on 
Highway 1. A primary goal of the Gualala Town Plan is to concentrate new development 
within the Town Plan area. 

C. SUGGESTED MODIFICATIONS TO THE LAND USE MAP: 

SUGGESTED MODIFICATION NO. 16: Change the proposed new location of the 
Urban-Rural boundary on the Land Use Map back to its original location. 

D. SUGGESTED MODIFICATIONS TO THE ZONING CODE: 

SUGGESTED MODIFICATION NO. 17: Section 20.405.010 shall be modified as 
follows: 

Sec. 20.405.010 Principal Uses for GVMU District 

The following use types are permitted in the GVMU District, subject to obtaining a 
Coastal Development Permit and necessary building permits and approvals: 

(A) Coastal Residential Use Types 

Family Residential: Single Family 
• Family Residential: Two Family 
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Family Residential: Multi Family 
Family Residential: Boarding House 

(B) Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small Schools 
Fire and Police Protection Services 
Group Care 
Lodge, Fraternal and Civic Assembly 
Religious Assembly 

(C) Coastal Commercial Use Types 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and. Services: Veterinary (Small Animals) 

• Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
Communications Services 
Eating and Drinking Establishments 
Financial Services 
Food and Beverage Preparation: Without consumption 
Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage, Distribution: Light 

(D) Coastal Visitor Accommodations and Services Use Types 

Bed and Breakfast Accommodation 
Visitor-Oriented Eating and Drinking Establishments 
Visitor-Oriented Retail Sales 

• 
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(E) Coastal Open Space Use Types 

Passive Recreation 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544. 020(B)( 4) of the 
Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the Principal Permitted 
Use (PPU) is commercial use. 

SUGGESTED MODIFICATION NO. 18: Chapter 20.406.010 shall be modified as 
follows: 

Sec. 20.406.010 Principal Uses for GHMU District 

The following use types are permitted in a GHMU District, subject to obtaining a Coastal 
Development Permit and all necessary building permits and approvals. 

(A) 

(B) 

Coastal Residential Use Types 

Family Residential: Single Family 
Family Residential: Two-Family 
Family Residential: Multi-Family 
Family Residential: Boarding House 

Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small Schools 
Fire and Police Protection Services 
Group Care 

(C) Coastal Commercial Use Types 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and Services: Veterinary (Small animals) 
Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
Communications Services 

• Eating and Drinking Establishments 
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Food and Beverage Preparation: Without consumption 
Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage and Distribution: Mini-warehouses 
Wholesaling, Storage and Distribution: Light 

(D) Coastal Visitor Accommodations & Services Use Types 

(E) 

Bed and Breakfast Accommodation 
Visitor~Oriented Eating and Drinking Establishments 
Visitor~Oriented Retail Sales 

Coastal Open Space Use Types 

Passive Recreation 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544.020(B)(4) 
of the Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the 
Principal Permitted Use (PPU) is commercial use. 

SUGGESTED MODIFICATION NO. 19: Section 20.407.015 shall be modified as 
follows: 

Sec. 20.407.015 Principal Uses in GPD Districts 

All residential, civic and commercial use types other than those listed below as Prohibited 
Uses shall be considered principal uses in the GPD District upon approval of a Precise 
Development Plan. Conditions restricting principal uses may be imposed in the Precise 
Development Plan. .Once a Precise Development Plan has been approved, any change in 
use type or expansion of use shall require an amendment to the Precise Development Plan. 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544.020(B)(4) 
of the Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the 
Principal Permitted Use (P P U) is commercial use. 

, 

• 

• 

• 



• 

• 

• 

MENDOCINO COUNTY 
LCP AMENDMENT NO. 2-98 (MAJOR) 
GUALALA TOWN PLAN 
Page 45 

SUGGESTED MODIFICATION NO. 20: Section 20.407.025 shall be modified as 
follows: 

Sec. 20.407.025 Requirements for Residential and Visitor-Serving Uses in GPD 
Districts 

At a minimum, fifty (50) percent of the total lot area within a GPD District must be 
dedicated to residential uses and the infrastructure and open space necessary to support 
such uses. In addition, at a minimum 10 percent of the total lot area within a GP D 
District must be reserved for visitor-serving uses. Visitor-serving uses include, but are not 
limited to, bed and breakfast accommodations, inns, hotels, motels, and restaurants. 

SUGGESTED MODIFICATION NO. 21: A new section, Section 20.407.046, shall be 
added as follows: 

Sec. 20.407.046 Protection of Sensitive Coastal Resources 

Sensitive coastal resources, including views from public areas such as Highway 1 and the 
Gualala Point Regional Park, and sensitive resources associated with the Gualala River, 
shall be protected using such means as establishing vegetative buffers between Highway 1 
and developed areas, avoiding siting of structures on slopes adjacent to Highway 1, and 
avoiding siting development within sensitive habitat areas or the buffer areas established 
for their protection. 

SUGGESTED MODIFICATION NO. 22: Section 20.407A.Ol0 shall be modified as 
follows: 

Sec. 20.407A.Ol0 Permitted Uses for GI Districts 

The following use types are permitted in a GI District, subject to obtaining a Coastal 
Development Permit and all necessary building permits and approvals. 

(A) Coastal Civic Use Types 

(B) 

Ambulance Services 
Fire and Police Protection Services 

Coastal Commercial Use Types 

Agricultural Sales and Services 
Automotive and Equipment: Parking 
Building Maintenance Services 
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Communications Services 
Research Services 
Wholesaling, Storage and Distribution: Mini-Warehouses 
Wholesaling, Storage and Distribution: Light 

(C) Coastal Industrial Use Types 

Coastal-Related Industrial 
Coastal-Dependent Industrial 
Custom Manufacturing: Light Industrial 

(D) Coastal Open Space Use Type 

Passive Recreation 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544.020(B)(4) 
of the Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the 
Principal Permitted Use (PPU) is industrial use. 

SUGGESTED MODIFICATION NO. 23: Section 20.458.020 shall be modified as 
follows: 

Sec. 20.458.020 Gualala Town Plan Second Residential Units 

Second residential units are permitted within the Gualala Town Plan area and are intended 
to provide affordable housing opportunities for long-term residential use within an area 
which is served by public water and sewer systems and is close to the service and 
employment center of Gualala. Second residential units are not intended to be used for 
transient habitation or as a visitor-serving accommodation of any kind. The provisions 
allowing for second residential units are intended to encourage development of as much 
affordable housing as possible within the Gualala Town Plan area. 

(A) Permit requirement: A standard Coastal Development Permit shall be required 
for all second residential units. 

(B) Number of Second Residential Units: A maximum of 100 second residential 
units shall be permitted within the Gualala Town Plan area. When this number has 
been reached, a review shall be conducted to determine if second residential units 
are meeting the intention of this section and whether additional second residential 
units can be accommodated. Any change to the maximum number of second units 
shall require an LCP Amendment. 

• 

• 

• 
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(C) Permitted locations for Second Residential Units: 

(1) Second residential units shall be permitted on all legal parcels within the Gualala 
Town Plan area, with the exception of parcels located west of Highway 1, up to a 
maximum of 100. Second residential units shall not be permitted on parcels located 
west of Highway 1. 

(2) Second residential units shall only be constructed on parcels containing an existing 
single-family dwelling unit used for non-transient habitation or on parcels for 
which an application has been made for building permits for a primary residence. 

(3) Second residential units shall not be allowed if more than one dwelling unit is 
located on the parcel, or if an accessory residential unit (guest cottages, detached 
bedrooms) currently exists on the parcel. 

(4) Second residential units shall not be allowed on parcels where a dwelling group or 
parcel clustering has been approved. 

(D) Specific Standards for Second Residential Units: 

(1) All second residential unit permits shall require that a deed restriction be recorded 
to ensure that all dwellings on the property will be used for non-transient 
habitation. Second residential units are not intended for sale separate from the 
primary residence, but may be rented for long-term occupancy. 

(2) On parcels that are less than 1/2 acre in size, second residential units shall be 
attached to the primary residence or as a second-story to a detached garage. 

(3) Detached second residential units shall be restricted to a maximum size of960 
square feet. 

( 4) Attached second residential units shall be restricted to a maximum size of 500 
square feet. 

(5) Second residential units shall comply with all setback, lot coverage, height, 
parking and other requirements of the base zoning district. 

(6) Either a hook-up to the North Gualala Water Company or an adequate on-site 
water system, as approved by the Division of Environmental Health, shall be 
available to serve the second residential unit. 
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(7) Either a hook-up to the Gualala Community Services District or an 
adequate on-site sewage disposal system, as approved by the Division of 
Environmental Health, shall be available to serve the second residential 
unit. 

SUGGESTED MODIFICATION NO. 24: Section 20.544.015 shall be modified as 
follows: 

Sec. 20.544.015 Coastal Permit Administrator and Planning Commission Appeal. 

(A) Request for hearing before the Board of Supervisors may be made by an aggrieved 
person from any final decision of the Coastal Permit Administrator or the Planning 
Commission by filing a notice thereof in writing with the Clerk of the Board 
within ten (10) calendar days after such decision, determination or requirement is 
made. Such appeal shall be accompanied by a fee. 

(B) The Board of Supervisors shall hold a public hearing on the appeal, noticed in the 
same manner and to the same extent as initially noticed for the Coastal Permit 
Administrator and/or Planning Commission meeting. The Board of Supervisors, 
after considering the notice and Planning and Building Services Department report 
may remand, affirm, reverse or modify any such decision, determination or 
requirement as it finds in compliance with this Division and the Coastal Element of 
the General Plan. The Board of Supervisors shall adopt findings which specify the 
facts relied upon in deciding the appeal, and the findings shall state the reasons for 
any conditions imposed. The decision of the Board of Supervisors is final unless 
the decision is appealable to the Coastal Commission. 

(C) No permit or variance shall be issued for any use or structure related to the action 
of the Coastal Permit Administrator, Planning Commission or Board of 
Supervisors until the applicable appeal period has expired and no appeals have 
been filed with the appropriate appellate body. 

(D) Notice of the decision of the Board of Supervisors, together with a copy of the 
findings adopted shall be mailed within ten ( 1 0) calendar days following the date 
of the decision on appeal. Notice shall be provided by first class mail to the 
applicant and/or appellant, any person who specifically requested, in writing, 
notice of such decision, and the Coastal Commission. The notice shall include the 
written findings, any conditions of approval, and procedures for appeal where 
applicable. (Ord. No.3785 (part), adopted 1991) 

(E) The County's final decision on an application for an appealable development shall 
become effective after the ten (1 0) working day appeal period to the Commission 
has expired unless either of the following occur: 
(a) an appeal is filed in accordance with Section 20.544.020; 
(b) the notice of final County government action does not meet the requirements of 

Section 20.544.015. 

-. 

.. 

• 

• 

• 
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SUGGESTED MODIFICATION NO. 25: Section 20.544.020 shall be modified as 
follows: 

Sec. 20.544.020 Coastal Commission appeals. 

(A) An appeal of a decision to approve a coastal development permit may be filed with 
the Coastal Commission by an applicant or any aggrieved person who has 
exhausted local appeals, or any two (2) members ofthe Coastal Commission. The 
appeal must comply with the requirements specified by 14 Cal. Admin. Code 
Section 13111, and the appeal must be received by the Coastal Commission on or 
before the tenth (1Oth) working day after Coastal Commission receipt of the notice 
of final action on the coastal development permit. 

(B) An action taken on a coastal development permit may be appealed to the Coastal 
Commission for only the following types of developments: 

(1) 

(2) 

(3) 
(4) 

(5) 

(6) 

(C) 

(1) 

(:l) 

(J) 
(4) 

Developments approved between the sea and the first public road 
paralleling the sea or within three hundred (300) feet of the inland extent of 
any beach or of the mean high tide line of the sea where there is no beach, 
whichever is the greater distance; 
Developments approved not included within Paragraph (1) ofthis section 
that are located on tidelands, submerged lands, public trust lands, within 
one hundred ( 1 00) feet of any wetland, estuary, stream, or within three 
hundred (300) feet of the top of the seaward face of any coastal bluff; 
Any approved division of land; 
Any development approved that is not designated as the principal permitted 
use under the zoning ordinance or zoning district map approved pursuant to 
Chapter 6 (commencing with Section 30500) of the Coastal Act; 
Any development which constitutes a major public works project or major 
energy facility; 
Developments approved not included within paragraphs (1) or (2) that are 
located in a sensitive coastal resource area. 
Tbe g;muu;ls fg; :m apf>eal f>\lna~aat tg ~e~tiga 20.S44.0:l0(2)(1) sball be limited tg 
gae (1) g; ;ag;e gftbe tQllgwiag allegatigasi 
The develQf>t:aeat fails tg f>mvide ade'f\late f>h~'si•al a••ess Qr f>Ubli• gr f>rivate 
•Qt:at:aer•ial \lse g; iaterferes Vlith sY•h Yses; 
The develQf>t:aeat fails tg f>t=Qte•t f>Ybli• vie'A'S frgra aay f>Ybli• rgad Qt= frg;a a 
re•reatigaal a;ea tg, aad algag, tl:le •gast; 
Tl:le develQf>t:aeat is agt •Qt:af)atible with the established f>l:lysi•al s•ale gftl:le at=ea; 
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(5) ~ a~"ilgpm~llt gg~s RQt sgmply wita SRQriliRe it.=Q&iQR a~td. geglggi~ setbatek 
I=eql.liremiRts, 

~ (C)(l) The grounds for an appeal pursuant to Paragraph (2), (3), (4), Ql: (5), or (6) of 
Subdivision (B) shall be limited to an allegation that the development does not 
conform to the Certified Local Coastal Program and the public access policies set 
forth in the Coastal Act. 

(2) The grounds for an appeal of a denial of a permit pursuant to paragraph (5) of 
subdivision (B) shall be limited to an allegation that the development conforms to 
the standards set forth in the certified local coastal program and the public access 
policies set forth in the Coastal Act. 

~(D) An appellant shall be deemed to have exhausted local appeals for purposes of filing 
an appeal under the Commission's regulations and be an aggrieved person where 
the appellant has pursued his or her appeal to the local appellate body as required by 
the County appeal procedures; except that exhaustion of all local appeals shall not 
be required if any of the following occur: 
(1) The County required an appellant to appeal to more local appellate bodies 

for permits in the coastal zone than were required in the implementation 
sections of the Local Coastal Program; 

(2) An appellant was denied the right of the initial local appeal by a local 
ordinance which restricts who may appeal a local decision; 

(3) An appellant was denied the right of local appeal because local notice and 
hearing procedures for the development did not comply with the provisions 
of this division; 

(4) The County charges an appeal fee for the filing or processing of appeal. 
~(E) Where a project is appealed by any two (2) members of the Coastal Commission, 

there shall be no requirement of exhaustion of local appeals. Provided, however, 
that notice of Commission appeals shall be transmitted to the local appellate body 
(which considers appeals from the approving authority that rendered the final 
decision) and the appeal to the Commission shall be suspended pending a decision 
on the merits by that local appellate body. If the decision of the local appellate body 
modifies or reverses the previous decision, the Commissioners shall be required to 
file a new appeal from that decision. (Ord.No. 3785 (part), adopted 1991) 

E. SUGGESTED MODIFICATIONS TO THE ZONING MAP 

SUGGESTED MODIFICATION NO. 26: Change the proposed new location of the 
Urban-Rural boundary on the Zoning Map back to its original location. 

• 

• 

• 
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PARTTWO: INTRODUCTION 

I. AREA DESCRIPTION/HISTORY: 

Gualala is a small coastal community situated in the southwest comer of Mendocino 
County at the mouth of the Gualala River, providing services for the south coast of 
Mendocino County and for northern Sonoma County including The Sea Ranch. Gualala 
lies within the "banana belt" section of the Mendocino coast, which is distinguished by 
dense forests of small coniferous and broadleaf trees, extending to the cliffs at many 
points. Gualala is known as the southern "gateway to the Mendocino coast." 

Gualala was the West Coast's primary lumber port during the early days of the lumber 
boom. A logging railroad that followed the bank of the North Fork of the Gualala River 
used the only wide-gauge track in the country. There are no visible remnants of the 
sawmills or other hints of the logging industry that formed the town's economic base for 
so much of its history. Most buildings in town were constructed in the 1960s and 1970s 
and do not portray a distinctive architectural style. The North Fork of the Gualala River 
has been renowned for winter steelhead fly fishing ever since Jack London first came here 
in 1911. 

Gualala is located within the unincorporated area of Mendocino County, and land use 
decisions are governed by the certified Mendocino County Local Coastal Program (LCP). 
The Gualala Town Plan Area includes the commercial district of Gualala and adjoining 
residential areas. 

II. LCP PREPARATION: BACKGROUND: 

A. Gualala Town Plan/Implementation Program. 

The Mendocino County Land Use Plan (Coastal Element of the General Plan), adopted in 
1985, provides general goals and policies governing development throughout the entire 
coastal zone, and includes specific policies for establishment of an urban-rural boundary 
in Gualala and for public access to the coast in the Gualala area. 

In the late 1980's, after a decade of rapid growth and development in Gualala, an ad hoc 
group called the Gualala Area Coalition formed to evaluate the planning issues facing 
Gualala and to open up the avenues of communication between Gualala and the County 
government in Ukiah. In response to the Coalition's activities, in 1990 the Mendocino 
County Board of Supervisors established a local planning council for the Gualala area . 
The Gualala Municipal Advisory Council (GMAC) was created to advise the Board of 
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Supervisors on current development applications and to initiate long-range planning 
efforts to update the Coastal Element of the Mendocino County General Plan as it pertains 
to the Gualala area. 

The Gualala Town Plan emerged from four years of community discussions at GMAC 
meetings and community workshops. The Town Plan was prepared with the input of more 
than three hundred local residents and visitors. The Plan was submitted to the County 
Board of Supervisors in May 1995, and went through several revisions before being 
approved by the Board and submitted to the Coastal Commission. 

A primary goal of the Gualala Town Plan is to concentrate development within more 
urbanized areas in an effort to relieve development pressure on outlying resource lands 
and to provide for more efficient provision of services and infrastructure by facilitating a 
more centralized pattern of development. 

B. Planning Commission Hearings. 

During the period extending from September, 1997 through March, 1998, the Planning 
Commission held five public hearings regarding the draft Gualala Town Plan. On March 
5, 1998, the Planning Commission tentatively approved the Town Plan with revisions. 

C. Board of Supervisors' Hearings. 

On June 8, 1998, the Board of Supervisors voted to uphold the recommendation of the 
Planning Commission, and approved a resolution to amend the Local Coastal Program for 
Mendocino County (#GP 11-95/R 5-96/0A 3-95- Gualala Town Plan) with revisions. 

D. Public Participation. 

The Gualala Town Plan was the result of four years of community discussion and 
workshops, and was prepared with the input of more than 300 local residents and visitors. 
The Plan Committee, an informal group of about 30 area residents, landowners, 
developers, and business people, met regularly to develop the basic concepts presented in 
the Town Plan. The GMAC reviewed the Town Plan, facilitated public discussions of its 
content, and at public meetings over the course of more than three years, adopted the 
various policies and recommended implementing ordinances. The GMAC's Gualala 
Town Plan was submitted to the County Board of Supervisors in May 1995. After an 
initial review by the County staff and public agencies, a revised draft Gualala Town Plan 
was prepared by the Gualala Town Plan Advisory Committee, which included 
representatives of GMAC, the Board of Supervisors, Planning Commission, and Planning 
Department staff. 

• 

• 

• 
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PART THREE: GUALALA TOWN PL~l\l/AMENDMENT TO LUP 

I. ANALYSIS CRITERIA: 

To approve the amendments to the Land Use Plan (LUP), the Commission must find the 
LUP, as amended, will remain consistent with the policies of Chapter 3 of the Coastal Act. 

As submitted, the proposed LUP amendment is not fully consistent with the policies of the 
Coastal Act, but, if modified as suggested, will be consistent. 

II. FINDINGS FOR LUP AMENDMENT: 

The Commission finds and declares the following for Amendment No. 2~98: 

A. FINDINGS FOR DENIAL OF AMENDMENT NO. 2~98 AS SUBMITTED, AND 
APPROVAL IF MODIFIED: 

1. Amendment Description: 

The LUP portion ofLCPAmendment No. 2~98 consists of: 1) the Gualala Town Plan, 
which provides specific goals and policies governing development in the Gualala Town 
Plan area; 2) several minor text amendments to the existing County LUP that are 
necessary to provide references to the Gualala Town Plan; and 3) amendments to the 
Land Use Plan maps that are necessary to incorporate the revised land use designations for 
the Gualala Town Plan. The existing LCP goals, policies, and implementation program 
continue to apply within the GTP planning area; the Gualala Town Plan is intended to be 
utilized as a planning tool in cases where issues are specifically addressed in the plan in a 
more detailed manner than in the LCP, or in instances where an issue is not addressed by 
the LCP at all. 

The three major changes to the existing LCP proposed by this LUP Amendment are as 
follows: 

a. Replacement of the existing "Commercial" land use classification with new land use 
classification categories of Gualala Village Mixed Use (GVMU), Gualala Highway 
Mixed Use (GHMU), and Gualala Planned Development (GPD), which allow 
residential uses as a principally permitted use. In the proposed new GPD districts, a 
minimum of 50% of the total lot area must be dedicated to residential uses. 
Residential development on existing commercial parcels is currently a conditional use, 
requiring a use permit. 
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These three new land use classification categories provide more restrictive 
development standards than the current designations. For example, under the current 
regulations, maximum building height in the commercial district is 35 feet. Maximum 
building height in the proposed new GVMU district is 28 feet east of Highway One 
and 18 feet west of Highway One; and is 28 feet in the proposed new GHMU and 
GPD districts. Maximum lot coverage and maximum floor-area ratios are also more 
restrictive in the proposed new districts than in the current commercial districts. 

b. Increasing the potential residential buildout in Gualala by 428 dwelling units, resulting 
from (a) allowing residential uses as principally permitted uses in the Mixed use 
districts; (b) requiring at least 50% of the acreage of Gualala Planned Development 
district parcels to be developed with residential uses; and (c) permitting second 
residential units on all legal parcels within the Gualala Town Plan area, with the 
exception of parcels west of Highway 1, up to a maximum of 100 second units within 
the town plan area. 

c. Extending the urban-rural boundary to encompass within the urban area the entire 
Gualala Town Plan area. 

2. Need for Modification: 

Several of the Suggested Modifications include minor text changes intended to clarify a 
point, correct grammar or syntax, or ensure consistency with other sections ofthe LUP. A 
few other Suggested Modifications seek to move text from one section of the Plan to 
another, more appropriate section. A few Suggested Modifications propose changing the 
word "should" to "shall" to make a policy more effective. Within Section 3.6, 
Circulation, Parking and Pedestrian Access, the policies have been incorrectly numbered 
(two policies with the same number), so a portion of Suggested Modification No. 9 
proposes to renumber the affected policies. 

Those Suggested Modifications or portions of Suggested Modifications that are 
considered minor changes are described below. 

• 

• 

Suggested Modification No.1: Section 1.1 of the proposed Gualala Town Plan currently 
states that "No land, building, structure, or premises shall be used, developed or 
reconstructed in a manner which is inconsistent with the Gualala Town Plan or the 
associated zoning ordinance.'' Since there are some legal, non-conforming uses that are 
permitted pursuant to Zoning Code Section 20.480 (Nonconforming Uses and Structures) 
and Section 20.532.020(e) (Exemptions, replacement or any structure destroyed by a 
disaster), Suggested Modification No. 1 deletes the word "used" so that certain legal, non-
conforming uses may be permitted, consistent with the Zoning Code. • 
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Suggested Modification No.2: Section 1.4 ofthe GTP discusses how to use the plan. 
As written, the Gualala Town Plan includes both goals and policies that incorporate the 
policies of the Coastal Act. Suggested Modification No. 2 adds to Section 1.4language 
stating that both goals and policies are intended to be the standard of review for purposes 
of an appeal to the Coastal Commission of a project approved within the Town Plan area. 
Suggested Modification No.2 also adds language to this section stating that where there is 
a conflict among policies within the Town Plan, or between policies in the Town Plan and 
in the rest ofthe certified LCP, the more restrictive policy would apply. 

Suggested Modification No.3: Section 2.5, Public Services and Road Capacity, includes 
some figures ofEquivalent Single-Family Dwellings (ESD) allocations in the Sewer 
Service/Septic Availability section that are not current. Suggested Modification No. 3 
updates these figures. The updated figures were obtained from County staff. 

Suggested Modification No.4: Section 2.8, Schools, currently states that "Virtually all 
children take the bus to and from school..." Suggested Modification No.4 seeks to revise 
this to say "Most children take the bus to and from school," which, according to County 
staff, is more accurate . 

Suggested Modification No.6: Suggested Modification No.6 affects-Section 3.2, 
Residential Development. The mod suggests moving text from Section 1.4, How to Use 
This Plan, to the Residential Development section, and including it as a policy. This 
change is appropriate as the text specifies a course of action to be taken in response to a 
given set of circumstances, which essentially is a policy. Policy G3.2-6 states that 
"Should the residential [changed from population] growth rate for the Gualala Town Plan 
planning area exceed 20 percent of the total growth anticipated by the plan in any 5-year 
increment of the plan's existence, a review/update of the plan should be initiated." The 
word "population" is changed to "residential" to make the five-year increment a 
measurable standard. Since the census is taken only once every ten years, there is no way 
to measure population growth every five years. However, residential growth can be 
computed by determining the number of building permits issued each year. 

Suggested Modification No.9: Section 3.8, Circulation, Parking and Pedestrian Access, 
contains a policy in the Parking section, 03.6-12, which states that "No on-street parking 
shall be permitted on Highway 1." Suggested Modification No.9 adds language to this 
policy such that "County staff shall coordinate with Cal trans to develop appropriate 
signage," to make this policy more workable. Because Highway One is part of the State 
Highway system, Caltrans is responsible for signage along Highway One. 

Suggested Modification No. 11: Section 3.8, Protection of Environmental Resources, 
includes a policy concerning service capacity for the North Gualala Water Company 
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(Policy G3 .8-3). Suggested Modification No. 11 proposes to move this policy to Chapter 
3.10, Water and Sewer Services, as the subject of the policy is more specific to water and 
sewer services. In addition, Policy G3.8-4 states that "A review and possible update of the 
Plan should be initiated five years after adoption of said Plan." This policy is also 
proposed to be revised to state that "The review should include an analysis of 
development constraints/thresholds for water connections and sewer capacity ESDs," and 
moved to Chapter 3.10, for similar reasons. 

Suggested Modification No. 14: Coastal Act Section 30603 lists the types of 
development that may be appealed to the Coastal Commission when a local government 
has taken action on a coastal development permit application. Section 30603(4) includes: 
"Any development approved by a coastal county that is not designated as the principal 
permitted use under the zoning ordinance or zoning district map approved pursuant to 
Chapter 6 (commencing with Section 30500)." 

The new zoning districts proposed by the LCP Amendment do not identify for the 
purposes of appeals to the Coastal Commission one principal permitted use. Since no one 
type of development is designated as the "principal permitted use," every development 

• 

permitted in a particular zoning district would thus be appealable. That creates a • 
cumbersome, unnecessary problem that can be rectified by identifying one "principal 
permitted use" for purposes of appeals to the Coastal Commission. Suggested 
Modification No. 17, 18, 19, and 22 are added to the Implementation Program 
amendment, described in Part Four. Suggested Modification No. 14 adds to ChapterS of 
the Gualala Town Plan a definition for "Principal Permitted Use (PPU)," which is the use 
type for each land use classification as designated by the GTP and implementing 
ordinances that is considered the primary use type for purposes of appeals to the Coastal 
Commission. 

Suggested Modification No. 14 also makes minor changes to the definitions of"Access" 
and "Coastal Development Permit," as well as adding a definition for "Sensitive Coastal 
Resource Area." The latter definition is the same definition found for Sensitive Coastal 
Resource Areas in Section 30116 of the Coastal Act. 

Additional Suggested Modifications that will ensure consistency of the LUP Amendment 
with the Coastal Act are discussed below in the relevant policy sections. 

3. New Development/Water, Sewer, and Highway Services: 

Section 30250(a) of the Coastal Act requires that new development be located in or near 
existing developed areas able to accommodate it and where it will not have significant 
adverse effects, either individually or cumulatively. on coastal resources. The intent of • 
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this policy is to concentrate development to minimize adverse impacts on coastal 
resources. 

The proposed Gualala Town Plan seeks to concentrate future residential growth within the 
Town Plan area, thereby relieving development pressures on resource lands in the outlying 
areas. In addition, the plan seeks to provide for more residential development and less 
commercial development, thereby achieving a closer balance between residential and 
commercial growth. Five significant policy changes proposed by the Town Plan affect 
future residential growth in the Town Plan area: 

1. Most ofthe existing commercial properties within the Town Plan area are 
proposed to be redesignated to Mixed Use land use designations: Gualala Village 
Mixed Use (GVMU) and Gualala Highway Mixed Use (GHMU). The proposed 
zoning changes to implement these LUP designations allow residential uses as a 
principal use, alleviating the requirement for a use permit. The existing 
Commercial designation requires a conditional use permit for residential 
development. 

2 . The two largest commercial properties within the Town Plan area, a 40-acre parcel 
east of Church Street, and a 58-acre parcel south of Highway 1 known as the 
Lower Mill site, are proposed to be redesignated and rezoned as Planned 
Development (GPD). The proposed land use designation and zoning require at 
least half of the total acreage of the Planned Development district to be devoted to 
residential uses. Redesignating and rezoning these parcels as Planned 
Development will allow for creative site planning and design, and will provide 
substantial opportunities for public participation in the planning process. 

3. The Gualala Town Plan allows for development of second residential units on 
parcels east of Highway 1 within the Town Plan area, up to a maximum of 100. 
The second units are intended to help provide more affordable housing in the 
Town Plan area. 

4. The Gualala Town Plan also provides for the long-range planning of future 
residential development areas by designating a 480-acre area east of town as 
"Residential Reserve," identifying it as a suitable location for future residential 
development. This area is currently zoned Remote Residential-40 acre minimum 
(RMR-40) and Forest Land (FL). The zoning is not proposed to be changed at this 
time; at such time when residential densities are proposed to be increased, 
substantial environmental analysis and Coastal Commission certification of LCP 
changes will be necessary . 
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5. The Gualala Town Plan proposes to move the urban-rural boundary to coincide 
with the Gualala Town Plan area boundary. 

In its consideration of growth potential of the proposed Town Plan, the Commission is 
primarily concerned that there is not enough service capacity (water, sewer, highway) to 
serve buildout either under the existing certified LCP, or the LCP as proposed to be 
amended. The shortage of services raises two kinds of concerns for consistency of the 
plan with Section 30250 of the Coastal Act. First, development potential under the LCP 
as proposed to be amended should not be expanded above what buildout of the certified 
LCP would provide. Second, the LCP should contain policies ensuring that no coastal 
development permits are issued for proposed new development until it has been 
demonstrated that there will be adequate water, sewer, and highway capacity to 
accommodate the development. 

Section 30250 requires that new development only be located where there are services to 
accommodate it so that overtaxed services are not further burdened by additional demand, 
and so that the impacts of new development on coastal resources are not incurred in 
instances when the development cannot even be used due to lack of services. 

Sewer Services. 

The Gualala Town Plan area currently has significant development constraints in that 
sewer capacity is limited. The Gualala Community Services District (GCSD) wastewater 
treatment system was completed in 1993. The GCSD area encompasses approximately 
1,430 acres, 550 acres of which are included in the initial Sewer Assessment District 
boundary. The Gualala Town Plan area includes most of the GCSD area. The system has 
a capacity of625 Equivalent Single-Family Dwellings (ESDs), of which 460 have been 
allocated as of October 1997. The remaining unused capacity is thus approximately 165 
ESDs. The Gualala Town Plan points out that the remaining ESDs may not be sufficient 
to accommodate the demands for sewer connections for the 30-year planning horizon of 
the Town Plan. Using a 75/50% buildout scenario, buildout of residential uses under the 
existing LCP would require an additional 331 ESDs. Under the Gualala Town Plan, using 
the 75/50% scenario, buildout of residential uses would require 759 ESDs. Under both of 
these scenarios, the remaining capacity of the GCSD treatment plant would be exceeded. 

When 500 ESDs are in use, the GCSD is required by the State Water Resources Control 
Board to initiate plans for wastewater treatment plant expansion. An LCP amendment and 
further environmental review will be necessary prior to any approval of any expansion of 
the GCSD facilities. 

• 

• 

• 
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Water Services. 

Similarly, water capacity is limited. The Gualala Water Company serves the Gualala area 
with water drawn primarily from the North Fork Gualala River. Capacity is limited by the 
capacity of its pumping and storage facilities as well as limits set by the State Water 
Resources Control Board (SWRCB) on the amount of water the company may appropriate 
from the river at given times ofthe year. Based on an estimated 3.7% annual population 
growth rate within the GTP area, the development threshold (80%) point at which 
development would exceed infrastructure capacity for water supply would be reached by 
the year 2007. There are 91 7 existing water connections ( 1996), and the capacity is 1, 700. 

The proposed GTP includes a policy (G3.8-3) that states that when the North Gualala 
Water Company reaches 80 percent of service capacity, action should be initiated to 
develop a new water supply, develop increased storage capacity for water supply during 
low flow periods, increase water conservation efforts, and/or restrict the amount of new 
development that increases water usage. Policy G3.8-4 also requires a review and 
possible update of the Plan to be initiated five years after Plan adoption. These policies 
are intended to ensure that water supply will be adequate to meet the demand in the GTP 
area . 

There has been some controversy regarding the diversion of water for the Town. The 
SWRCB issued four permits to the North Gualala Water Company (GWC) authorizing 
diversion of water from various streams tributary to the Pacific Ocean in Mendocino 
County. North Gualala Water Company (NGWC) received water right Permit 14853 on 
September 3, 1965. This permit authorized NGWC to divert up to 2.0 cfs year-round from 
the North Fork Gualala River, subject to certain terms and conditions. The North Fork 
Gualala River is tributary to the Gualala River. The point of diversion is approximately 
two miles east of the town of Gualala. NGWC installed a pumping gallery and diverted 
water at this point of diversion untill989. 

In 1978, in response to a petition that was submitted, the SWRCB issued an order that 
changed the place of use, added three new terms to the permit, including a measuring 
device requirement to measure bypass flows, and amended an existing term to require a 
minimum fish bypass flow of 40 cubic feet per second from November 15 through 
February 29; 20 cfs from March I through May 31; and 4 cfs from June 1 through 
November 14. 

Due to concerns regarding the drinking water quality from the offset well, the NGWC 
abandoned the original point of diversion from Permit 14853 and in 1989 drilled Well No. 
4, a 142-foot-deep vertical well, Well No.4, approximately 500 yards upstream from the 
original permitted point of diversion. Well No. 4 went into service in 1989, replacing the 
permitted point of diversion. This well has been approved by the Health Department. 
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The NGWC alleged that this well pumped percolating groundwater, and therefore was not 
subject to regulation by the SWRCB. Upon a detailed review by the Division of Water 
Rights staff, it was determined that Well No.4 was pumping water from a subterranean 
stream that is associated with the North Fork Gualala River. Consequently, use of this 
water is within the jurisdiction of the SWRCB and requires an appropriative water right to 
pump water from this well. 

The NGWC thus filed a petition in November 1994 to add points of diversion to cover 
· Wells 4 and 5 and delete the original point of diversion. Well No.4 will be used to supply 

municipal water to the Service Area ofNGWC and Well No.5 will be a backup well. 
Since Well No.4 is the Company's primary water supply, it is highly unlikely that the 
Company would be able to shut down this point of diversion when flows in the river are 
less than the required minimums, without generating potential health and safety problems, 
unless the Company takes other actions to prevent these problems. On December 26, 
1995 NGWC filed a petition to add 13 parcels to the authorized Place of Use. Both of the 
NGWC petitions were protested, and the Division conducted a field investigation. 

• 

During its field investigation, SWRCB attempted to determine whether moving the point • 
of diversion upstream from the previously permitted location to offset Wells Nos. 4 and 5 
would have adverse impacts on the environment. Well No.4 was installed in 1992 and 
has been in operation since that time. SWRCB staff concluded that the adjacent riparian 
vegetation on the North Fork Gualala River was well developed and healthy, and that 
there was no evidence to suggest thatthe installation and operation of Wells No.4 and 5 
has caused any significant adverse impacts to the riparian vegetation in the vicinity of the 
wells. 

A concern was also raised that the diversion might have an adverse effect on anadromous 
fish, and that the Company was not meeting the bypass flows required by the permit. The 
Division determined that the Company must develop a surface flow measuring plan to 
comply with the measuring device requirement of their permit. The Division concluded 
that the petitions should be approved subject to conditions. 

Highway Capaci!)'. 

The Commission is also concerned about limited Highway One capacity. State Highway 
One is one of California's most valuable scenic resources and provides the principal means 
for Californians to access the coast. Highway 1 along the Mendocino coast experiences a 
steady stream of tourist traffic all year long, with traffic peaks between April and October. 
State Highway 1 has also been designated a Pacific Coast Bicentennial Route, and is very 
popular with touring cyclists. As noted in the 1990 DKS Associates State Route 1 
Capacity and Development Study, Mendocino Coast residents find themselves competing • 
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with vacationers for the limited capacity of State Route 1. Due to the highway's scenic 
qualities, heavy use by recreational vehicles as well as logging trucks, and limited passing 
opportunities along much of its length, Highway One's traffic carrying capacity is less 
than that of other two-lane roads. 

Coastal Act Section 30254 states that it is the intent of the Legislature that State Highway 
One in rural areas of the coastal zone remain a scenic two-lane road, and that where 
existing or planned public works facilities can accommodate only a limited amount of new 
development, services to coastal dependent land use, essential public services and basic 
industries vital to the economic health of the region, state, or nation, public recreation, 
commercial recreation, and visitor-serving land uses shall not be precluded by other 
development. Section 30250(a) of the Coastal Act also requires that new development not 
have significant adverse effects, either individually or cumulatively, on coastal resources. 

Because the only north-south arterial in coastal Mendocino County is Highway One, the 
requirements of Section 30254 are a limiting factor on the potential for new development 
in Mendocino County. In addition, Section 30254 requires that high priority uses of the 
coast not be precluded by other, lower-priority uses when highway capacity is limited . 

While curves can be straightened, gulches bridged, and shoulders widened, the basic 
configuration of the highway will remain much the same due to topography, existing lot 
patterns, and the priorities of Cal trans to improve the state's highway system in other 
areas. To assess the limited Highway One capacity, a study was prepared for the 
Commission in 1979 as a tool for coastal planning in Marin, Sonoma, and Mendocino 
counties (Highway 1 Capacity Study). The study offered some possibilities for increasing 
capacity and describes alternative absolute minimum levels of service. Because highway 
capacity is an important determinative for the LUP, the Commission's highway study was 
re-evaluated by the LUP consultant and alternative assumptions were tested. 

The Highway One Capacity Study described then-current use of different segments of 
Highway One in terms of levels of service categories. Such categories are commonly used 
in traffic engineering studies to provide a measure of traffic congestion, and typically 
range from Level of Service A (best conditions) to Level of Service F (worst condition). 
The 1979 Highway One Capacity Study determined that only the leg ofHighway One 
between Highway 128 and Mallo Pass Creek was at Service Level D (unstable flow; low 
freedom to maneuver; unsatisfactory conditions for most drivers) during peak hours of use 
in 1979; all other legs were at Level E. Service Level E (difficult speed selection and 
passing; low comfort) is the calculated capacity of the highway. At Level F (forced flow), 
volume is lower. Along the Mendocino coast, peak hour can be expected to occur 
between noon and 5 p.m. on summer Sundays . 
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Highway capacity was recognized by the Commission as a constraint that limits new 
development, as new development generates more traffic that uses more capacity and a 
lack of available capacity results in over-crowded highways for long periods of time. The 
Commission also initially denied Mendocino County's LUP, based in part on highway 
constraints. When it eventually certified the Mendocino County Land Use Plan with 
Suggested Modifications, the Commission found that too much build-out of the 
Mendocino coast would severely impact the recreational experience of Highway One and 
its availability for access to other recreational destination points. The LUP as originally 
submitted would have allowed for 3,400 new residential parcels to be created potentially. 
The Commission found 121 geographic areas that were not in conformance with Section 
30250 of the Coastal Act. The County reviewed these areas, and agreed to a proposed 
modification that would result in a redesignation of the identified non-conforming areas, 
thus reducing the total number of new residential parcels which potentially could be 
created by approximately 1 ,500. In other words, the Commission reduced by more than 
half the number of potential new parcels that could be created under the certified LUP, 
based on its conclusion that, given the information available at that time, approximately 
1,500 new parcels was the maximum number of new parcels Highway One could 
accommodate while remaining a scenic, two-lane road. 

• 

The Commission recognized that in the future, a greater or smaller number of potential • 
new parcels might be more appropriate, given that changes might occur that would affect 
highway capacity, such as new road improvements, or that development might proceed at 
a faster or slower pace than anticipated. To provide for an orderly process to adjust the 
number of potential parcels allowed under the LCP to reflect conditions as they change 
over time, the Commission approved Policy 3.9-4 of the LUP that required a future review 
of the Land Use Plan. 

Policy 3.9-4 of the County's LUP states that: 

Following approval of each 500 additional housing units in the coastal zone, or 
every 5 years, whichever comes first, the Land Use Plan shall be thoroughly 
reviewed to determine: 

Whether the Highway 1 capacity used by non-resident travel and visitor 
accommodations is in scale with demand or should be increased or 

· decreased. 

Whether the plan assumptions about the percentage of possible development 
likely to occur are consistent with experience and whether the allowable 
build-out limits should be increased or decreased 

• 
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Whether any significant adverse cumulative effects on coastal resources are 
apparent. 

In response to this policy, in 1994 the County hired a transportation consultant firm to do a 
study (titled the State Route 1 Corridor Study) that would determine the impact to 
Highway One traffic carrying capacity from the build-out of the Coastal Element of the 
General Plan. The focus ofthe study was to project future traffic volumes which would be 
generated by potential development allowed by the Coastal Element in the coastal zone 
and by potential development from growth areas outside of the coastal zone that affect 
traffic conditions on Highway One. The traffic impact on the level of service (LOS) of 
study intersections and segments on Highway One based on incremental build-out 
scenarios was then determined (LOS A through E was considered acceptable in most 
locations; LOS F was considered unacceptable). The study also identified roadway 
improvement options available for increasing capacity on Highway One and other 
roadways that affect the Highway One corridor. 

In 1995, the Gualala Traffic Study was also done. This study evaluates existing and 
projected traffic conditions on Highway One in the Gualala area, and analyzes the effects 
of incremental levels of development on Highway One traffic carrying capacity in the 
Gualala area from the build out ofthe Coastal Element of the General Plan (LUP). The 
focus of the study was to project future traffic volumes on Highway One and the local 
road network and to evaluate the need for intersection and roadway segment 
improvements including the road improvements and extensions proposed in the Draft 
Gualala Town Plan. 

The Traffic Study found that under existing conditions, all intersections and road segments 
on Highway One in the Gualala commercial district were operating at "acceptable" levels 
of service (LOS) in 1994. However, the study also found that projected increases in traffic 
volumes on Highway One resulting from buildout of commercial and residential lands 
under the Gualala Town Plan, using the 75/50% buildout scenario (existing development 
plus development on 75% of existing vacant parcels plus development on 50% of potential 
new parcels plus 75% of commercial, industrial, and visitor-serving facility build-out 
potential by the year 2020), would degrade operations on Highway One from Old State 
Highway to Pacific Woods Road and at five intersections in the commercial district to a 
level of service F, which is unacceptable. The Traffic Study found that increased traffic 
volumes can be accommodated if improvements are made to increase the capacity of the 
Highway One corridor within Gualala's commercial district. The Gualala Town Plan 
recommends various improvements necessary to accommodate increased traffic volumes 
from projected buildout under the Gualala Town Plan, while ensuring Highway One 
operates at a level of service D or better . 
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In 1997, the Gualala Transportation Financing Study was prepared and adopted by the 
Board of Supervisors. This report developed options to finance transportation 
infrastructure that is intended to serve traffic growth within the Gualala area. The report 
presents the growth scenarios, cost estimates of the transportation improvements, traffic 
impact fee options, and a list of other issues surrounding the implementation and 
administration of the fee. 

Need for Modifications. 

To ensure that the plan does not allow for development for which there are not adequate 
water, sewer, or highway services, the Commission requires a number of modifications. 
The Town Plan proposes moving the urban-rural boundary to be coincident with the 
boundary of the Gualala Town Plan Area. The Commission finds that expanding the 
urban-rural boundary has the potential to allow greater density by making it more 
permissible to expand the service area of the sewer district. Currently the 
service/assessment area of the sewer district is essentially coterminous with the urban side 
of the urban-rural boundary, which was established to match the service/assessment area 
in 1989, when the Commission approved LUP Amendment 1-89 to provide for a sewer 
district in Gualala. 

In addition, Policy 3.8-1 of the County LUP requires that on the rural side of the urban
rural boundary, consideration shall be given to Land Use Classifications, 50% buildout, 
average parcel size, and availability of water and solid and septage disposal adequacy; 
highway capacity impacts shall be considered in determining land use classifications and 
density changes. 

When proposed LCP amendments for density increases in rural areas are considered, the 
Commission applies the rural land division criteria to determine if a change to the existing 
zoning that will result in a density increase is warranted. The Commission looks at the 
average parcel size of parcels in the surrounding area, computing the mode, median, and 
mean of surrounding parcels. If the urban-rural boundary is moved to expand the urban 
area, the rural land division criteria would no longer apply, making it more likely that 
density increases would occur. 

There is not adequate water or sewer hookups available to serve the potential density 
allowed under buildout of the current LCP. The Commission finds that it is not 
appropriate at this time to expand the urban portion of the urban-rural boundary, which is 
potentially growth inducing, until such time as additional services are available. The 
Commission thus requires Special Modifications No. S, 15, and 16, which delete the 
proposed changes to the urban-rural boundary, as described below. 

• 

• 

• 
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SUGGESTED MODIFICATION NO.5: Section 3.1 shall be modified as follows: 

3.1 

G3.1-1 

G3.1-2 

G3.1-3 

G3.1-4 

DEVELOPMENT LOCATION 

The urban-rural boundary for the town of Gualala shall be coincident with the 
Qyalala Tgv,rn PlaR area ~gyadary as iRdi~ated GR figYre 1, 1 boundary lines 
delineated on Land Use Map 31. 

New development in the Gualala area shall be concentrated within the urban side 
of the urban-rural boundaries, where it can be served by community water and 
sewer systems and will minimize additional traffic impacts on Highway 1. 

New development shall be located in areas where it will not conflict with the goal 
of preserving and protecting land used for timber and crop production outside of 
the Residential Reserve area, and environmental resources, including wetlands, 
steep gulches, stream corridors and coastal views. 

New development shall be located in areas where it will not adversely affect the 
character of existing residential neighborhoods . 

SUGGESTED MODIFICATION NO. 15: Section 4.12-2 shall be modified as follows: 

The urban-rural boundary of the community of Gualala is indicated by boundary lines 
delineated on Land Use Map 31. 

T'be yt1JaR mral bG1.lRdary is -9iR~ideRt w.itll tlle G1.1alala Tgv,rn Plaa area. The Town Plan 
area includes all lands within the Gualala Community Services District (GCSD) and the 
small lot residential subdivisions adjoining the GCSD service area. The Town Plan area 
was selected to identify where new development could be served by community water 
and/or sewer systems and where such development would minimize traffic impacts on 
Highway 1. A primary goal of the Gualala Town Plan is to concentrate new development 
within the Town Plan area. 

SUGGESTED MODIFICATION N0.16: Change the proposed new location ofthe 
Urban-Rural boundary on the Land Use Map back to its original location. 

These modifications delete the policies that state that the urban-rural boundary for the 
town of Gualala shall be coincident with the Gualala Town Plan area boundary. In 
addition, the Land Use Plan Map, which is proposed to be changed to delineate the 
expanded urban-rural boundary, will be changed back to where it currently is . 
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As noted above, Section 30250(a) of the Coastal Act requires that new development be 
located in areas able to accommodate it and where it will not have significant adverse 
effects, either individually or cumulatively, on coastal resources. 

Under the existing Mendocino County LCP, only one dwelling unit per legally created 
parcel is allowed within the Gualala Town Plan area. The proposed Gualala Town Plan 
allows up to 100 second residential units within the Town Plan area, on the east side of 
Highway 1. The second units are intended to help provide more affordable housing in the 
Town Plan area. It is anticipated that some of these second units will be occupied by 
persons employed in the visitor-serving industry, thus helping to support visitor-serving 
use as a high-priority use. In addition, County staff has indicated that there are existing a 
number of unpermitted second units, which would be legitimized by the allowance of up 
to 100 second units in the Town Plan area. 

The Town Plan includes a policy, now Policy G3.8-3 (relocated and renumbered by 
Suggested Modification No. 11 ), which states that "New development shall be permitted 
only if the infrastructure and resources to support it are available, or are made available as 
part of the developer's project plan." Under this policy, no second unit would be allowed 
unless there are available services to support it. 

While allowing second units as proposed would increase residential density within the 
Town Plan area, because the number of units allowed is limited (to 100), and will largely 
include existing illegal second units, the density increase is not significant. 

Various policy changes in the proposed Town Plan that will facilitate residential 
development may increase the initial rate of development. However, these policy changes 
will not result in significant density increases beyond what is allowed under the current 
certified LCP because residential growth will occur at the expense of commercial growth, 
whose potential has been reduced. In addition, the three new land use plan classification 
categories provide more restrictive development standards than the current commercial 
designations. For example, in the new GVMU district, maximum building height has 
been reduced from 35 feet, currently allowed in the Commercial district, to 28 feet east of 
Highway 1 and 18 feet west of Highway 1, and in the new GHMU and GPD districts, 
maximum building height has been reduced to 28 feet. Maximum lot coverage and 
maximum floor-area ratios are also more restrictive in the proposed new districts than in 
the current commercial district. Therefore, while these provisions increases the potential 
residential buildout in Gualala, the Gualala Town Plan significantly reduces commercial 
buildout potential by the restrictions placed on commercial development. 

• 

• 

Due to the constraints on water and sewer service, and highway capacity, the Commission 
finds that additional policy language is required to ensure that adequate services will be 
available to serve the potential development allowed by the Plan. Even with the • 
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modifications (Suggested Modifications No.5, 15, and 16) that prevent expansion of the 
urban side of the urban-rural boundary so as not to cause significant increases in density 
over what buildout allowed under the current LCP would provide, existing service 
capacity is not sufficient to accommodate all the development that could be allowed. Thus 
it is necessary to ensure that no new development be approved unless it can be 
demonstrated that adequate sewer and water services will be provided. In addition, it is 
necessary to ensure that there are adequate services for the second residential units 
allowed under the proposed Town Plan. Therefore, the Commission requires additional 
modifications. 

Suggested Modifications No. 12 adds a new section, 3.1 0, Water and Sewer Services. 
This new section contains several new policies, as well as a policy regarding options for 
increasing water supply that has been moved from Section 3.8, Protection of 
Environmental Resources. To ensure that no new development is approved without 
adequate services, Policy 03.10-2 requires that either a hook-up to the North Gualala 
Water Company or an adequate on-site water system shall be available to serve any new 
development, and Policy 03.10-3 requires that either a hook-up to the Gualala 
Community Services District or an adequate on-site sewage disposal system shall be 
available to serve any new development. 

Suggested Modification No. 12: A new section, Section 3.10, WATER AND SEWER 
SERVICES, shall be added, and shall contain the following policies: 

3.10 WATER AND SEWER SERVICES 

G 3.10-1 When the North Gualala Water Company reaches 80 percent of service capacity, as 
defined in the Development/Constraints Table found in Section 2.5 of this Plan (or any 
amendments in this capacity due to new facilities), action should be initiated on one or 
more of the following options: 

• Development of new water supply source (NGWC). 
• Development of increased storage capacity for water supply during low flow 

periods (NGWC). 
• Increase water conservation efforts (water users). 
• Restrict the amount of new development, which increases water usage (County). 

NOTE: Policy G3.10-1 has been moved from Section 3.8, Protection of Environmental 
Resources, where it was included as Policy G3.8-3. 

03.10-2 Either a hook-up to the North Gualala Water Company or an adequate on-site 
water system, as approved by the Division of Environmental Health, shall be 
available to serve any new development. 
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G3.1 0-3 Either a hook-up to the Gualala Community Services District or an adequate 
on-site sewage disposal system, as approved by the Division of Environmental 
Health, shall be available to serve any new development. 

G 3.10-4 At such time as a utility company, such as the North Gualala Water Company, 
or the Gualala Community Services District, proposes to expand its capacity, 
the County shall require as a condition of the coastal development permit that 
a certain percentage of the new capacity be reserved for visitor-serving uses. 
The percentage of the new capacity to be reserved/or visitor-serving uses shall 
be commensurate with the percentage of existing visitor-serving uses as 
compared to non visitor-serving uses. This percentage should be calculated at 
the time the service expansion is proposed. 

The capacity of any new infrastructure development shall not exceed the 
buildout potential of the Town Plan. 

G3.10-5 A review and possible update of the Plan should be initiated jive years after 
adoption of said Plan. The review should include an analysis of development 
constraints/thresholds for water connections and sewer capacity ESDs. 

Under the current LCP, the allowed buildout will result in the highway level of service 
dropping to unacceptable levels within the town. The proposed Town Plan attempts to 
deal with this problem. However, the Commission finds it necessary to include additional 
modifications to address the problem. Suggested Modification No. 3 modifies Section 
2.5, Public Services and Road Capacity, by deleting the Robinson Gulch bridge from the 
list of recommended improvements necessary to accommodate increased traffic volumes 
from projected buildout under the GTP. The bridge over Robinson Gulch was proposed 
earlier in the development of the GTP when the Residential Reserve was included as part 
of the current plan, with proposed new zoning for that area. In the currently proposed 
plan, no zoning changes are proposed for the Residential Reserve, and thus the Robinson 
Gulch bridge need not be considered at this time. Suggested Modification No.9 
modifies Section 3.6, Circulation, Parking and Pedestrian Access. Policy 03.6-11 is 
modified to include language requiring that Level of Service E shall be maintained on all 
Highway 1 road segments and intersections in the commercial district, and requiring that 
during the five-year review of the GTP, it should be determined if there will be any 
deterioration below LOS D, and, if so, steps should be initiated to ensure that levels of 
service are improved in the affected areas. This modification also renumbers some 
incorrectly numbered sections, and adds language regarding the prohibition of on-street 
parking by requiring coordination with Caltrans to develop signage to make this policy 
more workable. 

• 

• 

• 
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SUGGESTED MODIFICATION NO.3: Section 2.5 shall be modified as follows: 

2.6 Public Services and Road Capacity 

While it is instructive to look at the total amount of existing and potential residential and 
commercial development in the Town Plan area, it is also important to understand the various 
factors that constrain future growth. Development in Gualala is constrained, in part, by the 
capacity of the infrastructure which serves it. In particular, the capacity of Highway One, the 
availability of water, and the capacity of the community sewer system limit both the amount and 
location of development in the Town Plan area. 

Highway 1 Capacity 

In the California Coastal Act of 1976, the California legislature mandated that Highway One "in 
rural areas of the coastal zone remain a scenic two-lane roadway" (PRC Section 30254). While 
this mandate serves as an overall constraint to future growth on the Mendocino coast, highway 
improvements within urbanized areas, such as Gualala, can increase the local capacity ofthe 
roadway to accommodate growth. The Gualala Traffic Study (TJKM, February 1995) evaluates 

• existing and projected traffic conditions on Highway 1 in the Gualala area. 

• 

The Traffic Study found that under existing conditions, all intersections and road segments on 
Highway 1 in the Gualala commercial district were operating at "acceptable" levels of service 

(LOS) in 1994.2 The heaviest congestion and delays were experienced at the Sundstrom Mall 
entry/Highway 1 intersection, which operated at LOS D. 

The Traffic Study found that projected increases in traffic volumes on Highway 1 resulting from 
buildout of commercial and residential lands under the Gualala Town Plan (under the 75/50% 
Scenario) would degrade operations on Highway 1 from Old State Highway to Pacific Woods 
Road and at five intersections in the commercial district to a level of service F, which is 
unacceptable. However, the Traffic Study found that increased traffic volumes can be 
accommodated if improvements are made to increase the capacity of the Highway 1 corridor 
within Gualala's commercial district. Recommended improvements necessary to accommodate 
increased traffic volumes from projected buildout under the Gualala Town Plan, while ensuring 
Highway 1 operates at a level of service D or better, include: 

• Two-way left-turn lane on Highway One from Old State Highway to Bakertown. 
• Development of parallel roadway east of Highway One (along Church Street 

alignment), with a bridges over China Gulch aRd R,gbiRsQR Gl:lkb. 
• Installation oftraffic signals on Highway 1 at Old State Highway, Sundstrom Mall 

and Ocean Drive . 
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• Left-tum channelization on Highway 1 at Old State Highway, Center Street, 
Sundstrom Mall, Ocean Drive and Pacific Woods Road. 

• Northbound right-tum channelization on Highway 1 at Old State Highway. 

At a public meeting to discuss the findings of the Gualala Traffic Study and at subsequent Gualala 
Municipal Advisory Council meetings, the general consensus was that traffic signals are 
undesirable, but may eventually be necessary to address public safety concerns. The other 
recommended improvements are considered acceptable, and alternative approaches to reducing 
congestion should be encouraged (such as mixed use developments, pedestrian and bicycle 
facilities, transportation demand management techniques, public transportation). 

Goal G2.5-1 To create safe and pleasant pedestrian circulation within the commercial district and 
to reduce vehicular congestion and improve safety conditions along the Highway 1 
corridor. 

Water Supply 

• 

The entire Gualala Town Plan area is designated a Critical Water Resource zone by the Mendocino 
County Coastal Ground Water Study (State Department of Water Resources, 1982). Water service • 
in the Gualala Town Plan area is provided in most locations by the North Gualala Water Company 
(NGWC), a privately-owned, public utility. The service area of the NGWC presently includes 
approximately 12,000 acres of land extending from the Gualala River north to the Raven's Neck 
subdivision and Fish Rock Road. The NGWC's primary water source is a production well (well 
#4) located on the North Fork Gualala River near Elk Prairie. Secondary water sources include two 
surface water sources at Robinson Gulch and Big Gulch. 

The State Department of Health Services (DHS), Division of Drinking Water prepared a recent 
evaluation of the maximum possible source production from the NGWC's water sources. 
Assuming a 250 gallons per minute (gpm) production capacity for well #4, 50 gpm at Big Gulch, 
and 28 gpm at Robinson Gulch, DHS estimated the combined pumping capacity of the three 
existing water sources during low flow periods at 328 gpm. This is sufficient water to supply 
approximately 1,700 connections (equivalent meters), or about 783 additional connections beyond 
the year 1995 service connections. 

Standard acceptable engineering practice dictates that a municipal water supply shall be capable of: 
(1) meeting maximum day demand plus fire flow requirements, or peak hour demand- whichever 
is larger; and (2) meeting demands without the availability of the largest single water supply 
source. It is also accepted practice to increase the source incrementally to meet projected demand. 
A safety factor is maintained by only allowing development to reach a point which consumes 80% 
of the peak day demand available, before increasing the source. When the NGWC reaches 80% of 
capacity (1 ,360 connections based on a 328 gpm pumping capacity), a new source should be • 
developed. 
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Table 2.5 presents information about current water consumption in the NGWC service area and 
projected future water demands within the Gualala Town Plan area and within the entire NGWC 
service area. The water demand projections presented in Table 2.5 exceed the supply projections 
by 543 connections. 

If assessments ofthe current water supply, combined with future water development projects that 
may be successfully completed, do not demonstrate a sufficient amount of available water, then 
several possible actions may be necessary to achieve a balance between water supply and demands, 
including: 

• Developing new water supply sources, 
• Developing increased storage capacity for water supply during low flow periods, 
• Increasing water conservation efforts, 
• Restricting the amount of new development. 

The North Gualala Water Company is urged to proceed with the institution of a water 
conservation plan. Additionally, voluntary water conservation measures are encouraged 
for all water users within the planning area. 

The topic of water resources is considered in both the County's General Plan and Coastal 
Element. Numerous goals and policies are included within these documents with the 
intention of emphasizing the importance of the protection of the County's water resources. 
Coastal Element Policies 3.8-8 and 3.8-9 pertain to public water supplies, as well as 
"proof of water" requirements associated with development proposals. The General Plan 
Water Resources Chapter contains findings, goals, and policies that address water 
conservation, in-stream water flows, reduction of water pollution, protection of fisheries 
and wildlife, and prioritization of water users. 

NOTE: This paragraph has been moved here from the Development 
Constraints/Thresholds subsection of Section 2.5, Public Services and Road Capacity . 
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TABLE2.S 
WATER CONSUMPTION & PROJECTED WATER DEMANDS 

FOR GUALALA TOWN PLAN AREA 
1995 connections in North Gualala Water Co. (NGWC) service 
area 1 (a) 917 

DHS-estimate of maximum number of connections which could be 
served by NGWC system 2 (b) 1,700 

Gualala Town Plan Coastal Element 
(March '91) 

Estimated future residential connections within Gualala Town Plan 
area (75/50% buildout scenario) (c) 759 331 
Estimated future commercial connections within Gualala Town 

Plan area 3 (d) 277 887 

Total projected new connections within Gualala Town Plan area 
(c +d)= (e) 1,036 1,218 
Estimated future connections within NGWC service area outside 

of Gualala Town Plan area 4 (f) 290 290 

Total projected future connections in NGWC service area (e +f) 
=(g) 1,326 1,508 
Deficit in connections at buildout of Gualala Town Plan, based on 
DRS-estimated NGWC source capacity (b-a-g) -543 -725 

I Rau & Associates, analysis of Water Supply Requirements for North Gualala Water Company, February 22, 
1996. 

2 The "Engineering Report for NGWC," Sept. 1993, Office of Drinking Water, State Department of Health 
Services, estimates the production capacity of the NGWC system and estimates the number of connections 
which could be served based on historic water demand figures. Assuming low flow production of 250 gpm 
from Well #4, 28 gpm from Robinson Gulch, SO gpm from Big Gulch, the maximum output would be 0.47 
million gallons per day. Assuming a maximum daily demand of277/gaVconnection, approximately 1,697 
connections could be served. 

3 Assuming I ,015,383 sf of commercial development at buildout under the Gualala Town Plan and 185,000 sf 
of existing commercial development, and given an average of one connection per 3,000 sf, approximately 
277 additional connections are necessary to serve future commercial development. As shown in Table 2.2, 
the Coastal Element (March '91) would allow an estimated 2,846,210 sf of commercial development, 
therefore (2,846,210 sf -185,000 sf/3,000 sf/connection) 887 additional connections would be necessary. 

4 Estimate of future demands for service within NGWC service area but outside of the Gualala Town Plan 
Area was provided by Rau & Associates in analysis of Water Supply Requirements for North Gualala Water 
Company dated February 22, 1996 and is based on a 3 percent annual growth rate. 

Sewer Service/Septic Availability 

The Gualala Community Services District (GCSD) wastewater treatment system was completed in 
1993. The GCSD area encompasses approximately 1,430 acres, 550± acres of which are included 

; 

• 

• 

• 
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within the initial Sewer Assessment District boundary. The Gualala Town Plan area includes most 
of the GCSD area. 

Construction of the community wastewater treatment system removed one of the primary 
constraints to commercial development in Gualala. The initial design capacity of the system of 
625 Equivalent Single-Family Dwellings (ESDs) assumed a two percent annual residential growth 
rate and a three percent annual commercial growth rate for a 20-year planning horizon. As of 
~F'~~1h~r 19.94 October 1997, approximately 40.0 460 ESDs were allocated, and the unused 
capacity represented approximately ~ 165 remaining ESDs. 

New development within the GCSD assessment/service area cannot proceed unless connection to 
the wastewater treatment system has been authorized by the GCSD. The remaining ESDs may not 
be sufficient to accommodate the demands for sewer connections for the 30-year planning horizon 
of the Gualala Town Plan. As shown on Table 2.3, buildout of residential uses under the Coastal 
Element, March '91 (assuming the 75/50% scenario) would demand an additional331 ESDs. 
Under the Gualala Town Plan (75/50% scenario), buildout of residential uses would require 759 
ESDs. Under both of these scenarios (neither of which account for increased demands from 
commercial uses), the remaining capacity of the GCSD treatment plant would be exceeded . 

When 500 ESDs are in use, the GCSD is required to initiate plans for wastewater treatment plant 
expansion. The treatment plant design was selected, in part, to make future increases in treatment 
capacity possible. A Local Coastal Plan amendment and further environmental review will be 
necessary prior to approval of any expansion of the GCSD facilities. 

Minimum parcel sizes in the coastal zone have been assigned with consideration of septic 
requirements and development on parcels outside of the GCSD assessment/service area requires 
approval of a septic system by the Mendocino County Department of Environmental Health. 

Development Constraintsffhresholds 

Development constraint thresholds are included in the Town Plan for the purpose oflinking 
existing and potential development with infrastructure capacity. As the planning time horizon of 
this Plan is approximately 30 years, the timing of mitigation is an integral component ofthe 
comprehensive planning process. For example, it is anticipated that, given a projected grO\vth rate 
of 3. 7 percent in the Town Plan planning area, 80 percent of the remaining water connections 
available from the North Gualala Water Company would be utilized by the year 2007. If 
assessments of the current water supply, combined with future water development projects that 
may be successfully completed, do not demonstrate a sufficient amount of available water, then 
additional actions would be necessary to achieve a balance between water supply and demand. 
Actions could include, but are not limited to, development of new water sources, development of 
increased storage capacity for water supply during low flow periods, increased water conservation 
efforts, and restriction of the amount of new development which increases water usage. Similar 
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analysis and contingency plans are included within the Town Plan relative to the topics of sewage 
disposal and traffic. 

Based upon a projected annual population growth rate within the GTP area of3.7%," 
aRti~ipated. tl:lat: development thresholds (80% of point at which development would exceed 
infrastructure capacity) associated with water supply, sewer capacity, and traffic are estimated as 
follows: 

WG New development shall be permitted only if the infrastructure and resources to support 
it are aQi available, or made available as part of the developer's project plan. 

The tQpi~ Qf'Vatir re&QYr~es is OQJ:u:id.en~d iA bQt,b t.Ae CQt&At3''s GeAeral Pla:R a:RQ CQastal 
EleJ;Q,eAt. NYmet=Q\lS goals a:Riiil pQlioies are i:RQ}\ldoed w:it.bia:t these QQ~t&J;Q,e:Rts •,v.itl:l the 
i:Rte:RtiQR gfempl:lasii!iiAg tl:te impQt=ta:Roe Qftl:le prQte~tigR 9ftl:te Cgw;Hy's watet= resgyroes. 
CQastal Eleme:Rt }>Qli~ies ~.~ ~ and.~.~ 9 pertaiA tQ pY:blig water sw.pplies, as vJ.ill as 
"prgQf Qf v.r.ater" t=e'tlliremea.ts assooiatea \\4t.A aevelQpmea:tt p;gpgsals. Tl:te Gea.etal Plan 
\Vater R.esgwoes Cl:tapter oga.tai.a:ts fia.diAgs, §Qals, a.Rd pglioies \tJ.l:lioll adaress 'tJater 
OQRservatiQR, ia. stream '};rater tlo,¥S, r:edw.otiga. Qf\JJater: pgllw.tiga., pn;>tegtigA gf fisllerius 
aRa wildlife, md prigsiiilatiQR gfwater: w.ser:s. 

NOTE: This paragraph has been moved to Section 2.5, Public Services and Road 
Capacity, Water Supply. 

Goal G2.5-2 To ensure that public services and utilities can be provided for new development 
and that traffic generated by new development will not result in unacceptable levels 
of service on Highway 1. 

Goal G2.5-3 To ensure that water extractions comply with provisions of the Water 
Resources Chapter of the County General Plan. 

SUGGESTED MODIFICATION NO.9: Several policies from Section 3.6, 
Circulation, Parking, and Pedestrian Access, shall be modified as follows: 

In the Circulation subsection: 

• 

• 

03.6-11 Level of Service E shall be maintained on all Highway 1 road segments and 
intersections in the commercial district. New development shall not be approved if LOS 
E will not be maintained on all Highway 1 road segments and intersections in the 
commercial district. The five-year review of the GTP should include a review and 
analysis of current highway levels of service and new projections of levels of service to 
determine if there will be any deterioration below Level D for any Highway 1 road 
segments or intersections within the commercial district of the Town Plan area. If LOS • 
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Dis not being maintained, steps should be initiated to ensure that levels of service are 
improved in the affected areas. The five-year review ofthe GTP should also consider 
the development of a cost-sharing plan for traffic mitigation measures. Traffic 
mitigation measures and traffic control measures, including traffic signals, should be 
considered as methods of improving level of service at the intersections of State Route 
1 and Sundstrom Mall, Ocean Drive, and Pacific Woods Road consistent with the 
findings ofthe Gualala Traffic Study- February, 1995. 

In the Parking subsection: 

G3.6 11 G3.6-12 

G3.(;) lJ G3.6-13 

No on-street parking shall be permitted on Highway 1. County staff shall 
coordinate with Caltrans to develop appropriate signage. 

Off-street parking shall be provided in accordance with the standards 
established in the "Off-Street Parking" chapter of the Coastal Zoning Code. 
The "Design Guidelines" chapter of the Gualala Town Plan provides 
additional policies for vehicle access and parking design. 

In the Pedestrian Access subsection: 

G3.ei 13 G3.6-14 

03.6 14 G3. 6-15 

A continuous pedestrian walkway shall be provided on the east side of 
Highway 1, from Old State Highway to the Gualala Mobile Court and on the 
west side of Highway 1 from Old State Highway to Robinson ReefRoad. 
Additional pedestrian walkways may be necessary to serve future 
development on the east side of Highway 1 between Gualala Mobile Court 
and Pacific Woods Road. 

Pedestrian walkways may be located anywhere within the designated 
landscaping/sidewalk area, but shall connect with existing walkways on 
adjoining parcels or provide for a reasonable connection to future pathways 
on adjoining parcels. Policies in the "Design Guidelines" chapter of the 
Gualala Town Plan provide guidance for the development of pedestrian 
walkways. 

Pedestrian walkways and landscaping shall be provided along local roads 
within the Gualala Village Mixed Use, Gualala Highway Mixed Use and 
Gualala Planned development districts as illustrated on the Local Roads 
Streetscape Cross-section (Figure 3.6). Where feasible, walkways and 
landscaping shall be located in the public road right-of-way. An 
encroachment permit from the Mendocino County Department of Public 
Works is required for all improvements within County road rights-of-way . 
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G~.(j lS G3.6·16 

03.9 19 G3.6·17 

All pedestrian walkways shall be a minimum of five (5) feet in width and 
shall be constructed of concrete. Exceptions to the strict application of these 
standards may be granted by the approving authority if it is found that strict 
adherence is not feasible or would have significant adverse impacts on 
natural resources, aesthetics, or other environmental factors. 

Landscaping shall be provided along all pedestrian walkways to create 
attractive and usable pedestrian corridors. Landscaping shall be established 
and maintained in accordance with the "Design Guidelines" of the Gualala 
Town Plan. 

Pedestrian crosswalks shall be provided at the following locations on 
Highway 1: 

Sundstrom Center entry Ocean Drive 
Seacliff Center Street 

• 

GJ,g 17 G3.6-18 Pedestrian crosswalks shall be constructed of flush pavers. Pavers used at 
crosswalk areas must: (a) be flush with the adjacent paving; (b) be skid-
resistant; (c) be contained within a cast concrete perimeter to prevent • 
loosening; and (d) have small, tight joints to accommodate wheelchairs and 
strollers. 

GJ,g li 03.6-19 All crosswalks and pedestrian walkways shall be accessible to disabled 
persons and meet the requirements of the Americans with Disabilities Act. 

As submitted, the proposed LUP Amendment is inconsistent with the Coastal Act. 
However, if modified as suggested, the proposed LUP Amendment is consistent with 
Coastal Act Sections 30250(a) and 30254, as the plan requires that adequate water and 
sewer services will be provided for new development in the Town Plan area, and that 
Highway One levels of service will remain at an acceptable level. 

4. Visitor-Serving Facilities: 

Coastal Act Section 30222 states that: 

The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

Coastal Act Section 30213 states in part that: • 
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Lower cost visitor and recreational facilities shall be protected, encouraged, and, 
where feasible, provided. Developments providing public recreational 
opportunities are preferred. 

The Coastal Act thus assigns a high priority to the use of private lands for visitor-serving 
facilities; however, the Gualala Town Plan does not contain any language protecting 
visitor-serving facilities. In fact, the GTP proposes to change the existing commercial 
designation, which can accommodate visitor-serving facilities, to three mixed-use 
designations. These mixed-use designations encourage residential development by 
allowing residential development as a principally permitted use, eliminating the need for a 
conditional use permit, and requiring a minimum of 50% of the total lot area within the 
proposed new GPD district to be dedicated to residential uses. Therefore, under the 
proposed plan, suitable sites for visitor-serving facilities would not be protected for such 
uses and could be excluded by residential development. 

The Commission is thus concerned that since increased residential development is more 
likely under the new land use classifications, visitor serving facilities will not be given the 
high priority afforded them under the Coastal Act. As submitted, therefore, the proposed 
LUP Amendment is not consistent with the Coastal Act policies regarding visitor-serving 
facilities. However, if modified as suggested below, the proposed amendment could be 
found consistent with the Coastal Act policies affording priority to visitor-serving uses. 
The Commission attaches three Suggested Modifications to ensure that visitor-serving 
uses are protected in the Town Plan, described below. 

As currently proposed, Section 3.7 of the Plan includes policies concerning Recreation 
Facilities, Coastal Access, and Trails, but does not address Visitor-Serving Facilities. 
Suggested Modification No. 10 changes the name of the Section to include Visitor
Serving Facilities, and adds a subsection for Visitor-Serving Facilities that includes two 
new policies affording priority to visitor-serving uses. Adding these policies will enable 
the County and the Commission to protect individual sites that are particularly important 
and suited for visitor-serving uses when reviewing permit applications or appeals. 

Suggested Modification No. 12 adds a new section, Water and Sewer Services 
(described above in the New Development/Water, Sewer, and Highway Services section 
of this report), which contains several new policies regarding water supply and demand. 
To ensure that adequate services will be available for visitor-serving uses, Policy G3 .1 0-4 
requires that when a utility company proposes to expand its capacity, the County shall 
require as a condition of the coastal development permit that a certain percentage of the 
new capacity be reserved for visitor-serving uses, and that the percentage of the new 
capacity to be reserved for visitor-serving uses shall be commensurate to the percentage of 
existing visitor-serving uses as compared to non visitor-serving use. 



-----~-----------------------------------------------------------------

MENDOCINO COUNTY 
LCP AMENDMENT NO. 2-98 (MAJOR) 
GUALALA TOWN PLAN 
Page 78 

The relevant section of Suggested Modification No. 13 modifies the portion of Chapter 4 
that pertains to the Gualala Planned Development (GPD) district, adding a requirement 
that a minimum of 1 0 percent of the total lot area within a GPD district must be dedicated 
to visitor-serving facilities. The proposed GPD district contains two large commercial 
parcels (the Church Street parcel and the Lower Mill site), the largest tracts of 
undeveloped land near the center of town. Due to their size and location, these parcels 
have a high utility value for visitor-serving uses. Requiring that 10% if the GPD district 
be dedicated to visitor-serving uses will reserve a certain amount of this valuable land for 
a high priority use. 

The Commission selects 10% as an appropriate figure to reserve for visitor-serving uses as 
it reflects the approximate current percentage of visitor-serving facilities within the Town 
Plan area. 

SUGGESTED MODIFICATION NO. 10: Section 3.7 shall be modified as follows: 

3.7 RECREATION AND VISITOR-SERVING FACILITIES, COASTAL 
ACCESS & TRAILS 

Recreation Facilities 

G3.7-1 Within two years of plan certification, the County should initiate preparation of a 
feasibility study T.b:@ Qga.Ji'Q gf ~QP~f'vtisgrs s.b,gylQ. aQ.gpt ap:prgpriai@ mog.b,aAi,sms for the 
acquisition and development of public parks and recreation facilities in the Gualala 
Town Plan area. 

Coastal Access and Trails 

G3.7-2 

03.7-3 

The Gualala Bluff Trail shall be developed within the 25-foot wide public access 
easements located along the bluff edge west of Highway 1. Offers to dedicate 
easements for public access shall be obtained to provide for the completion of the 
Gualala Bluff Trail consistent with Coastal Element policies and in consultation with 
the Redwood Coast Land Conservancy or other managing agency for the Gualala Bluff 
Trail. 

The parcel located on the north bank of the Gualala River, immediately north of the 
Gualala River Bridge and west of Highway 1, should be acquired for protection of 
natural resources and public access purposes by the County, State Parks, Caltrans, a 
non-profit land trust, or some other public agency or private association, or managed for 

• 

• 

protection of natural resources and public access purposes by its owners. Potential • 
development on the site includes development of the Gualala Bluff Trail; fish and 
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G3.7-4 

G3.7-5 

G3.7-6 

G3.7-7 

wildlife habitat management; limited parking for public fishing; and access for 
launching small craft such as canoes, kayaks, rowboats or small boats utilizing trolling
type motors. 

If and when such acquisition occurs, the parcel shall be classified as Open Space in the 
Land Use Plan. Prior to development of any public access facilities on the site, a 
management plan shall be prepared, in accordance with Coastal Element public access 
policies, to ensure the long-term protection of natural resources and maintenance of the 
property. Development of the Gualala Bluff Trail on this parcel may involve use of the 
Highway 1 right-of·way or acquisition of an easement along the bluff of the Lower Mill 
site east of Highway 1 to ensure the protection of environmentally sensitive habitat 
areas along the Gualala River estuary. 

A pedestrian and bicycle trail which links Gualala and Anchor Bay and connects to 
coastal access trails shown on the Land Use Plan maps shall be developed within 
Highway 1 and Old Coast Highway (CR #513) rights-of-way and easements acquired 
for public access. 

A pedestrian trail providing public access for fishing, hiking, and swimming shall be 
developed on the north side of the Gualala River from Highway I to the easternmost 
boundary of the Gualala Arts Center property. Offers to dedicate easements for lateral 
access shall be acquired consistent with Coastal Element access policies and Section 
664 78. I et.seq. of the California Government Code. If feasible, this trail shall connect 
to the Gualala Bluff Trail. 

Based on an inventory of existing and potential trail alignments, a network of trails shall 
be designated which connects commercial areas, neighborhoods, visitor 
accommodations, areas of scenic beauty, and recreational facilities. Priority for trail 
alignments shall be along public and private road rights-of-way and trails that are 
currently in use. Access easements shall be acquired from property owners on a 
voluntary basis (i.e., gifts, open space and conservation easements) as conditions 
associated with development (i.e., deed restrictions, offers to dedicate), or by direct 
property acquisition. Trails shall be developed and maintained by the County, State 
Parks, Caltrans, a non-profit land trust, or some other public agency or private 
association. 

GMAC shall review, evaluate, and prioritize the Offers to Dedicate (OTDs) and Deed 
Restrictions which the Coastal Commission has obtained through the coastal permit 
process within the GTP planning area . 
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Visitor-Serving Facilities 

G3. 7-8 Lower cost visitor and recreational facilities shall be protected, encouraged, 
and, where feasible, provided Developments providing public recreational 
opportunities are preferred 

G3. 7-9 The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general 
commercial development, but not over agriculture or coastal-dependent 
industry. 

SUGGESTED MODIFICATION N0.12 (portion): A new section, Section 3.10, 
WATER AND SEWER SERVICES, shall be added, and shall contain the following 
policies: 

03.10-4 At such time as a utility company, such as the North Gualala Water Company, 
or the Gualala Community Services District, proposes to expand its capacity, 

• 

the County shall require as a condition of the coastal development permit that • 
a certain percentage of the new capacity be reserved for visitor-serving uses. 
The percentage of the new capacity to be reserved for visitor-serving uses shall 
be commensurate with the percentage of existing visitor-serving uses as 
compared to non visitor-serving uses. This percentage should be calculated at 
the time the service expansion is proposed 

The capacity of any new infrastructure development shall not exceed the 
buildout potential of the Town Plan. 

SUGGESTED MODIFICATION NO. 13 (portion): Chapter 4 shall be modified as 
follows: 

GUALALA PLANNED DEVELOPMENT 
Map Code: GPD 

A series of community workshops were held in Gualala to develop a vision of the role of the two 
GPD properties in the context of community-wide development. Although these plans are not 
binding on GPD property owners, they provide an indication of the types of development which 
are likely to engender community support on these two important pieces of commercial property. 
The conceptual plans prepared at the workshops included the following elements: 

• 
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GPD District on hillside east of Church Street: 

This area was identified as the prime location for expansion of the commercial district in Gualala. 
Referred to as the Town Center in the conceptual plans, the location of this parcel provides an 
opportunity for creation of an alternate street network (as opposed to the highway strip) and 
development of a concentration of commercial uses which may encourage more pedestrian activity 
in town. 

Generally, the portion of this property fronting Church Street was viewed as appropriate for local
serving commercial uses and public and civic facilities (such as churches, firehouse, medical 
center, post office and possibly a future town hall). A key element included in the conceptual plan 
developed at the workshops was a Village Green located to the northeast of the current 
Moonrise/Church Street intersection. Ideally, the Village Green will be acquired as a public open 
space/recreational facility. The upper hillslopes of this property were identified as potential 
residential areas, with the possible inclusion of senior housing facilities near the existing medical 
center. 

The Town Plan includes a local road plan which establishes approximate locations for future road 
expansions and connections, and standards for local roads in the commercial district. Development 
on this parcel would require expansion of the local road network, including Ocean Drive, 
Moonrise, Center Street, and possibly a connector to Old Stage Road on the ridge. 

GPD District on the Lower Mill site, east of Highway 1 and south of Old State Highway: 

This property was identified as an appropriate location for a mixture of residential and commercial 
uses, including the development of a concentration of visitor-serving facilities. The flat topography 
of the Lower Mill site establishes it as one of the few sites in town which would permit 
development of relatively high density residential uses. 

Consideration will be given to the effect of development on views from Highway 1 and Gualala 
Point Regional Park, protection of sensitive resources associated with the Gualala River, the need 
for pedestrian and vehicular connections to the core commercial district of Gualala, and 
recreational opportunities associated with the Gualala River. 

Intent: To require comprehensive planning for development of the two large (40+ acre) 
commercial properties in the Town Plan area; to allow for substantial community review and 
comment on development proposals for GPD properties; to establish a flexible and streamlined 
permitting process for the phased development of multiple uses on these properties; to encourage 
imaginative development plans which provide for a mixture of residential, commercial, and 
community recreation/open space uses which is integrated with surrounding development; to 
ensure the provision of adequate infrastructure to serve future development on the GPD District 
parcels, and to coordinate the expanded circulation network necessary to serve such development. 
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Development Permitting Process: A two-stage planning process, requiring a Master 
Development Plan and a Precise Development Plan is established for the GPD Districts. The 
development plans will provide general and specific criteria regulating future development within 
the GPD Districts. 

The Precise Development Plans for the GPD Districts can be considered a type of use permit which 
governs the establishment of multiple uses on these large sites. The processing of applications for 
Master Development Plans and Precise Development Plans shall proceed in accordance with the 
procedures established for Coastal Development Use Permits. Conditions may be incorporated 
into the approved plans, similar to the conditions attached to a use permit. The Precise 
Development Plan process incorporates the Coastal Development Permit approval process. Any 
person holding an approved master or Precise Development Plan may apply for an amendment, 
including modification of the terms of the plan, and waiver or alteration of the conditions imposed 
on the plan. 

• 

The Master/Precise Development Plan process represents a streamlining of the County's permit
processing requirements, since once a Precise Development Plan has been approved, no further 
discretionary approvals are necessary. In other words, property owners/developers will not be 
required to obtain individual Coastal Development Permits, use permits, variances, etc. for each • 
proposed portion or phase of the development. 

Master Development Plan Requirements: The Master Development Plan shall provide a plan 
for development of GPD District properties and shall incorporate all contiguous land under one 
ownership within the GPD District. At a minimum, the Master Development Plan shall include the 
following elements: 

• Location, types and densities of all proposed land uses, including maximum number of 
residential units, commercial square footage and visitor-serving units 

• General alignments for roadways and utilities 
• Provisions for public access, open space and recreation facilities 
• Determination of availability of water supply, sewer capacity and road capacity to serve 

development 
• Provisions for protection of environmental resources 
• Development phasing plan 
• Environmental documentation 

Precise Development Plan Requirements: After, or concurrent with, approval of a Master 
Development Plan, a Precise Development Plan is required for the specific phase(s) of 
development under consideration. The Precise Development Plan shall provide more detailed 
specifications for phases of development for which permits are sought and shall be consistent with • 
an approved Master Development Plan and Coastal Element policies. No permits shall be issued 
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except in accordance with an approved Precise Development Plan. A Precise Development Plan 
shall expire and become null and void at the time specified in such permit, or if no time is 
specified, at the expiration of two years after granting except where construction and/or use of the 
property in reliance on such permit has been initiated prior to its expiration. Individual Coastal 
Development Permits shall not be required for development in accordance with an approved 
Precise Development Plan. 

At a minimum, the Precise Development Plan shall include the following elements: 

• Lot coverage standards for residential uses 
• Lot coverage and floor-area standards for commercial uses 
• Lot size requirements 
• Minimum front, rear and side yard standards 
• Design standards for new development 
• Parking standards for new development 
• Pedestrian access facilities 
• Lighting, signage and landscaping standards 
• Additional environmental documentation (if required) 
• Coastal Element consistency determination 

Principal Uses: All residential, civic and commercial use types other than those listed below as 
Prohibited Uses shall be considered principal uses in the GPD District upon approval of a Precise 
Development Plan. Conditions restricting permitted uses may be imposed in the Precise 
Development Plan. Once a Precise Development Plan has been approved, any change in use type 
or expansion of use shall require an amendment to the Precise Development Plan. 

Prohibited Uses: 

Civic use types: Alternative Energy Facilities-Offsite; Cemetery Services 

Commercial use types: Animal Sales & Services: Auctioning, Horse Stables, Kennels, Veterinary 
(large animals); Automotive & Equipment: Storage, Non-operating vehicles 

Requirements for Development: At a minimum, fifty percent (SO%) of the total lot area 
within a GPD District must be dedicated to residential uses and the infrastructure and open 
space necessary to support such uses. In addition, at a minimum 10 percent of the total lot 
area within a GPD District must be dedicated to visitor-servingfacilities. Visitor-serving 
facilities include, but are not limited to, bed and breakfast accommodations, hotels, 
motels, inns, and restaurants . 
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Maximum Visitor Accommodations and Services Density: The maximum size and density of 
visitor accommodation facilities in the GPD Districts shall be established in the approved Master 
Development Plan. In no instance may the density of visitor accommodation facilities exceed 20 
units per acre. The established densities shall be consistent with the scale and character of the town 
of Gualala and in conformance with the intent of the GPD District. 

Maximum Building Height in GPD Districts: Structures shall be limited to twenty-eight (28) 
feet in height. Lesser heights may be required where it is found that building heights would have 
adverse impacts to community character, open space or public views. Height limits for various 
components of the planned development shall be prescribed in an approved Precise Development 
Plan. Exceptions to the strict application of maximum building heights may be allowed for church 
steeples, flag poles, water towers, and other towers and architectural features not for human 
habitation, where such exceptions are consistent with the intent of the GPD District and a variance 
is obtained. 

Minimum Usable Activity Space Requirements for Residential Uses: Usable activity space 
shall be provided for all residential uses in accordance with the approved Master Development 
Plan. At a minimum, ten (10%) percent of the total lot area shall consist of usable activity space in 

• 

each residential development. Flexibility in the provision of on-site usable activity space shall be • 
granted to encourage developers of the GPD parcels to provide community open space/recreational 
facilities. 

The LUP Amendment as submitted is inconsistent with Coastal Act Policies. However, if 
modified as suggested, the LCP Amendment is thus consistent with Coastal Act Policies 
30214 and 30222, as visitor-serving facilities within the Gualala Town Plan area will be 
protected as a high-priority use. 

5. Public Access and Recreation: 

Coastal Act Sections 30210, 30211, and 30212 require the provision of maximum public access 
opportunities, with limited exceptions. Section 30210 states that maximum access and 
recreational opportunities shall be provided consistent with public safety needs and the need to 
protect public rights, rights of private property owners, and natural resource areas from overuse. 
Section 30211 states that development shall not interfere with the public's right of access to the 
sea where acquired through use or legislative authorization, including, but not limited to, the use 
of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. Section 30212 
states that public access from the nearest public roadway to the shoreline and along the coast 
shall be provided in new development projects except where it is inconsistent with public safety, 
military security needs, or the protection of fragile coastal resources, adequate access exists 
nearby, or agriculture would be adversely affected. 

• 
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The Mendocino County LUP currently includes a number of policies regarding standards for 
providing and maintaining public access. Policy 3.6-9 states that offers to dedicate an easement 
shall be required in connection with new development for all areas designated on the land use 
plan maps. Policy 3.6-28 states that new development on parcels containing the accessways 
identified on the land use maps shall include an irrevocable offer to dedicate an easement. LUP 
Policy 3.6-27 states that: 

No development shall be approved on a site which will conflict with easements acquired 
by the public at large by court decree. Where evidence of historic public use indicates the 
potential for the existence of prescriptive rights, but such rights have not been judicially 
determined, the County shall apply research methods described in the Attorney General's 
"Manual on Implied Dedication and Prescriptive Rights." Where such research indicates 
the potential existence of prescriptive rights, an access easement shall be required as a 
condition of permit approval. 

This language is reiterated in Zoning Code Section 20.528.030. 

Coastal Act Sections 30220, 30221, 30222, 30223, and 30224 provide for the protection of 
recreational use in coastal areas . 

The Gualala Town Plan includes Section 3. 7, Recreation Facilities, Coastal Access and Trails 
(which has been modified by Suggested Modification No. 10 to include Visitor-Serving 
Facilities), which contains several policies concerning the provision and protection of coastal 
access and trails within the Gualala Town Plan area. Policy G3.7-1 states that the Board of 
Supervisors should adopt appropriate mechanisms for the acquisition and development of public 
parks and recreation facilities in the Gualala Town Plan area. Although the intent of the policy is 
consistent with Section 30210 of the Coastal Act in that the policy would help provide maximum 
public access, the policy is not enforceable, as it sets no time frame for accomplishing its goals. 
Therefore, as submitted, the LUP Amendment is not fully consistent with the Coastal Act 
policies concerning coastal access and recreation. The following Suggested Modification is 
necessary to ensure consistency with the Coastal Act. 

SUGGESTED MODIFICATION NO. 10: The Recreation Facilities subsection of Section 3.7 
shall be modified as follows: 

3.7 RECREATION AND VISITOR-SERVINGFACILITIES, COASTAL 
ACCESS & TRAILS 

Recreation Facilities 
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03.7-1 Within two years of plan certification, the County should initiate preparation of a 
feasibility study The Bga;d gf Su,peP•isgn; g:QgyiQ. aQ.gpt appwpriate me<ilRaRi&ms for the 
acquisition and development of public parks and recreation facilities in the Gualala 
Town Plan area. 

By adding language to Policy G3. 7-1 to require preparation of a feasibility study for the 
acquisition and development of public parks and recreation facilities, the Town Plan will contain 
a mechanism for achieving the goal of providing additional public facilities. 

The proposed LCP Amendment, as modified, is thus consistent with the public access and 
recreation policies of the Coastal Act. 

6. Visual Resources: 

Section 30251 of the Coastal Act states that: 

The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance, and that 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 landforms, to be 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 .. by local government shall be subordinate to the character of 
its setting. 

The main areas of concern regarding the protection of visual resources in the Gualala 
Town Plan area are: (1) protecting view corridors to the coast from Highway One 
through development west of the highway; (2) protecting views from Gualala Point 
Regional Park in Sonoma County, including the sand spit, blufftop vantage points, and the 
campground just east of the bridge, and from Highway One from the perspective of 
motorists and bicyclists heading north just before the Gualala River Bridge; and (3) 
preserving the visual character of the town. 

The proposed GTP establishes three new mixed-use districts, Gualala Village Mixed Use, 
Gualala Highway Mixed Use, and Gualala Planned Development, all of which allow 
residential development as a principally permitted use, rather than as a conditional use, as 
is currently the case. In addition, the proposed GTP requires that 50% of the GPD 
districts be residentially developed. Chapter 4 of the Town Plan specifically indicates that 
"The flat topography of the Lower Mill site establishes it as one of the few sites in town 
which would permit development of relatively high density residential uses." It is thus 
likely that there will be more rapid, intensive development in these new districts than there • 
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would be if the districts had remained designated for Commercial use, with residential use 
requiring a conditional use permit. 

Restricting new development in these three proposed new mixed-use districts to protect 
visual resources is critical due to the visually prominent location of these districts. The 
proposed GHMU and GVMU are both adjacent to Highway One, and one of the large 
GPD parcels, the 58-acre Lower Mill Site, is adjacent to the highway, and in close 
proximity to the Gualala River. The Lower Mill Site near the Gualala River is of 
particular concern given that the natural appearance of the largely undeveloped, forested 
property and its close proximity to other natural areas along the river contributes greatly to 
the visual character of that part of the Gualala Town Plan area. 

The proposed Gualala Town Plan provides design guidelines to address visual issues. The 
plan contains Section 3.4, Design Guidelines for Mixed Use and Planned Development 
Districts, which includes design guidelines for site planning, architectural form, vehicle 
access and parking, pedestrian access, on-site landscaping, street landscaping, exterior 
lighting, and signage. However, the guidelines by themselves are not sufficient to ensure 
that development will be compatible with the character of the area and sited and designed 
to protect views to and along the ocean and scenic coastal areas as required by Coastal Act 
Section 30251. 

Although the text of Chapter 4 states that sensitive coastal resources within the OPD 
district should be protected, including views from public areas such as Highway One and 
the Gualala Point Regional Park, and sensitive resources associated with the Gualala 
River, this language is not incorporated as a policy. Further, the guidelines are not strong 
enough to match the protections ofthe Coastal Act. For example, Policy G3.4-1 of the 
plan states that new development should minimize site disturbance, while Coastal Act 
Section 30251 states that "new development shall be sited to ... minimize the alteration of 
natural landforms ... " 

For the proposed design guidelines to be effective in ensuring that new development is 
consistent with the visual resource protection policies of the Coastal Act, some mechanism 
beyond the normal procedures for review of projects within the balance of the County's 
coastal zone must be put in place so that the detailed design issues raised by the criteria 
can be carefully applied to individual development projects. 

The Commission thus finds that it is necessary to modify Section 3.4, Design Guidelines 
for Mixed Use and Planned Development Districts. Suggested Modification No.8 
modifies Policy 03.4-1, which states that "New development shall minimize site 
disturbance," to read: "New development shall minimize site disturbance." This language 
reflects the language of Coastal Act Section 30251. Further, Suggested Modification No . 
8 adds a new subsection, Design Review, to Section 3.4, and a new policy, Policy 03.4-
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41, which inserts as a policy for the review of development in the GPD districts the design 
criteria laid out in Chapter 4 of the Town Plan, and for ease of use, reiterates how Policies 
G3.4-1 through G3.4-40 should also be considered in the design review of projects in the 
various mixed-use districts. Policy G3.4-41 also requires design review of proposed new 
development within the GVMU, GHMU, and GPD districts by the Gualala Municipal 
Advisory Council prior to filing a coastal development permit as complete. The design 
review process set forth in this policy will ensure that the detailed design criteria in this 
section of the Plan will be fully considered and more effectively utilized to ensure 
consistency with the policies of the Coastal Act concerning the protection of visual 
resources. Since GMAC already reviews major projects, the main change resulting from 
the addition of this new policy is that new residential development requiring a coastal 
permit will now require additional review by GMAC. Residential development that is 
exempt from coastal permit requirements under the Categorical Exclusion Order or under 
Section 3061 0 of the Coastal Act would not require a review by GMAC. 

As submitted, the proposed LUP Amendment is not consistent with Coastal Act Section 
30251. However, if modified as suggested below, the proposed amendment could be 
found consistent with the Coastal Act policies affording protection of visual resources. 

• 

SUGGESTED MODIFICATION NO.8: The Site Planning subsection of Section 3.4, • 
Design Guidelines for Mixed Use and Planned Development Districts, shall be modified 
as noted below, and a new subsection, Design Review, shall be added as described below: 

Site Planning 

G3.4-1 Natural features, such as hillsides, gulches and mature vegetation, shall be considered 
important design determinants in siting development. New development GAQYIQ shall 
minimize site disturbance. 

03.4-2 The siting and design of buildings shall consider river, ocean and hillside views. 

G3.4-3 The protection and restoration of public coastal views is paramount. Buildings shall 
provide for maximum preservation of coastal views from Highway 1 (for example, by 
orienting buildings on an axis perpendicular to the highway). Buildings should be sited 
and designed to maintain access to ocean views from neighboring buildings and parcels. 

G3.4-4 Development within the Gualala Village Mixed Use Zoning District between Highway 
1 and the Gualala River shall be sited to provide view corridor(s) to the coast for 
pedestrians and motorists on Highway 1. At a minimum, one unobstructed view 
corridor shall be provided across each parcel. View corridor(s) should be placed at the 
property boundary(s) and adjoin other protected view corridors. 

• 
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G3.4-5 

G3.4-6 

G3.4-7 

G3.4-8 

Where two-story structures are proposed on the west side of Highway 1, buildings 
should be stepped to provide a visual transition to view corridors. 

Siting, design and landscaping elements shall be selected to enhance the pedestrian 
environment. Site and landscape designs shall incorporate outdoor pedestrian use areas 
such as courtyards and plazas (which could include amenities such as trellises, raised 
planters, landscaped berms, and creative and inviting, semi-protected outdoor spaces). 
These should be visible from street corridors and pedestrian access routes. These 
requirements are applicable to commercial, industrial and multifamily residential 
projects. 

Where nonresidential uses are adjacent to residential uses, special attention shall be 
given to the design of effective buffering, including appropriate setbacks, landscaping, 
berms, and fences to prevent noise, lighting and privacy intrusion. 

Subject to the constraints in the other Site Planning guidelines herein, structures should 
be oriented to take maximum advantage of site solar access. 

DESIGN REVIEW 

G3.4-41 New development shall conform with the above design guidelines, Policies 
G3.4-1 through G3.4-40. In addition, within the Gualala Planned 
Development districts, new development shall conform with the criteria 
established in Chapter 4 of this plan, which provides for the protection of 
sensitive coastal resources within the GP D district, including views from 
public areas such as Highway 1 and the Gualala Point Regional Park, and 
sensitive resources associated with the Gualala River. New development 
requiring a coastal development permit within the Gualala Village Mixed Use, 
Gualala Highway Mixed Use, and Gualala Planned Development districts 
shall be reviewed by the Gualala Municipal Advisory Council or some similar 
advisory council prior to filing a coastal development permit as complete. The 
advisory council shall forward its findings and recommendations to the permit 
issuing authority prior to action by that permit issuing authority. 

In addition, a portion of Suggested Modification No. 13 modifies the Gualala Planned 
Development section of Chapter 4 of the GTP to add a new requirement for the Precise 
Development Plan: 

Protection of Sensitive Coastal Resources: The Precise Development Plan must provide 
for protection of sensitive coastal resources, including views from public areas such as 
Highway 1 and the Gualala Point Regional Park, and sensitive resources associated with 
the Gualala River, using such means as establishing vegetative buffers between Highway 
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1 and developed areas, avoiding siting of structures on slopes adjacent to Highway 1, and 
avoiding siting development within sensitive habitat areas or the buffer areas established 
for their protection. 

The LUP Amendment as submitted is inconsistent with the visual resource protection 
policies of the Coastal Act and must be denied. As modified, the proposed LUP 
Amendment is consistent with Coastal Act Section 30251, as visual resources will be 
protected within the Gualala Town Plan area. 

7. Environmentally Sensitive Habitat Areas: 

Coastal Act Section 30240 states that: 

(a) Environmentally sensitive habitat areas shall be protected against any 
significant disruption of habitat values, and only uses dependent on such 
resources shall be allowed within such areas. 

(b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts 
which would significantly degrade such areas, and shall be compatible with 
the continuance of such habitat areas. 

Coastal Act Section 30231 states that: 

The biological productivity and the quality of coastal waters, streams, wetlands,' 
estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where 
feasible, restored through, among other means, minimizing adverse effects of 
wastewater discharge and entrainment, controlling runoff, preventing depletion of 
ground water supplies and substantial interference with surface water flow, 
encouraging waste water reclamation, maintaining natural vegetation buffer areas 
that protect riparian habitats, and minimizing alteration of natural streams. 

The Gualala Town Plan, while it contains Section 3.8, Protection of Environmentally 
Resources, does not address directly the issue of environmentally sensitive habitat areas. 
The Plan states that other provisions of the Coastal Zoning Code, such as environmentally 
sensitive habitat area regulations, will continue to apply to development in the Gualala 
Town Plan Area. 

• 

• 

One change proposed by the GTP is the redesignation of two large commercial properties 
(the Church Street parcel and the Lower Mill site) to Gualala Planned Development, 
where a mixture of residential and commercial uses will be permitted. The GTP 
specifically indicates that the flat topography of the Lower Mill site establishes it as one of • 
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the few sites in town that would permit development of relatively high density residential 
uses. Since the Lower Mill site is located adjacent to the Gualala River, development of 
the site under the proposed new LUP designation with high-density residential 
development could adversely affect the adjacent riparian habitat if the development is not 
carefully designed to buffer the habitat from development. Although the background text 
of the Gualala Town Plan suggested that the Precise Development Plan for the site should 
provide for protection of sensitive coastal resources, the language is not incorporated as a 
policy. Therefore, the Commission finds that the LUP Amendment, as submitted, is not 
consistent with the Coastal Act policies concerning protection of environmentally 
sensitive habitat areas. The Commission finds that it is necessary to include language 
protecting the sensitive habitat of the Gualala River to ensure consistency with the Coastal 
Act, and adds Suggested Modification No. 13. 

As noted above under Visual Resources, Suggested Modification No. 13 modifies 
Chapter 4, adding a new section on Protection of Sensitive Coastal Resources within the 
section on Precise Development Plans for Gualala Planned Development districts. The 
new section requires that a Precise Development Plan for development with the GPD 
district must provide for protection of sensitive coastal resources associated with the 
Gualala River, using such means as avoiding siting development within sensitive habitat 
areas or the buffer areas established for their protection. 

The LUP Amendment as submitted is inconsistent with the sensitive habitat policies of the 
Coastal Act and must be denied. However, as modified, the Commission thus finds that 
the proposed LUP Amendment is consistent with Coastal Act Policies 30240 and 30231, 
as sensitive habitat with the Town Plan area will be protected. 

8. Timber Resources: 

Coastal Act Section 30243 states that: 

The long-term productivity of soils and timberlands shall be protected, and 
conversion of coastal commercial timberlands in units of commercial size to other 
uses or their division into units of noncommercial size shall be limited to providing 
for necessary timber processing and related facilities. 

Within the Gualala Town Plan Area, there are two parcels designated Timber Production. 
The Gualala Town Plan proposes to expand the urban side of the urban-rural boundary so 
that the boundary coincides with the Gualala Town Plan area. Moving the boundary in 
this manner would mean that the two parcels designated for Timber Production would be 
within the urban area. Including such lands within the urban area would increase the 
pressure to convert those lands to non-timber production lands, inconsistent with Coastal 
Act Section 30243. Besides encouraging urban uses that may not be compatible with 
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timber production to locate in and around the Timber Production parcels, moving the 
boundary would make it easier to amend the LCP in the future to allow for smaller 
parcels. Any proposal to amend the LUP and zoning designations within an urban area 
are not subject to the limits that Section 30250 of the Coastal Act places on rural land 
divisions. Therefore, the proposed LUP Amendment, as submitted, is inconsistent with 
the Coastal Act and must be denied. However the Commission finds that with Suggested 
Modification No.5, described below, the amendment would be consistent with Section 
30243 of the Coastal Act.: 

SUGGESTED MODIFICATION NO. 5: Section 3.1 shall be modified as follows: 

3.1 

G3.1-1 

G3.1-2 

G3.1-3 

G3.1-4 

DEVELOPMENT LOCATION 

The urban-rural boundary for the town of Gualala shall be coincident with the 
Gwalala TQ'}Rl Plan a;ea OQ\mQary as iRgigatiQ QR vigwrt 1 I 1 boundary lines 
delineated on Land Use Map 31. 

New development in the Gualala area shall be concentrated within the urban side 
of the urban-rural boundaries, where it can be served by community water and 
sewer systems and will minimize additional traffic impacts on Highway 1. 

New development shall be located in areas where it will not conflict with the goal 
of preserving and protecting land used for timber and crop production outside of 
the Residential Reserve area, and environmental resources, including wetlands, 
steep gulches, stream corridors and coastal views. 

New development shall be located in areas where it will not adversely affect the 
character of existing residential neighborhoods. 

The proposed LUP Amendment would retain the urban-rural boundary in its current 
location. As modified, the LUP Amendment is thus consistent with Coastal Act Section 
30243, as timberlands will be protected. 

9. CEQA: 

The Coastal Commission's LCP process has been designated by the Secretary of 
Resources as the functional equivalent of the EIR process required by CEQA. CEQA 
requires less environmentally damaging alternatives to be considered and the imposition 
of mitigation measures to lessen significant adverse effects that may result from the 
proposal. As discussed in the findings above, the proposed LUP Amendment is consistent 

• 

• 

with the Coastal Act and, if modified as suggested, will not result in significant • 
environmental effects within the meaning of the California Environmental Quality Act. 
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PART FOUR: AMENDMENT TO IMPLEMENTATION PROGRAM 

I. ANALYSIS CRITERIA: 

To approve the amendments to the Implementation Program (IP), the Commission must 
find the IP, as amended, will conform with and adequately carry out the policies of the 
LUP, as modified and certified. 

As submitted, the proposed IP amendment is not fully consistent with and adequate to 
carry out the policies of the LUP, as modified and certified. However, if modified as 
suggested, the IP amendment will be consistent with and adequate to carry out the policies 
ofthe LUP, as modified and certified. 

II. FINDINGS FOR IMPLEMENTATION PLAN AMENDMENT: 

The Commission finds and declares the following for the IP portion of Amendment No. 2-
98: 

A. FINDINGS FOR DENIAL OF THE IP PORTION OF AMENDMENT NO. 2-98 
AS SUBMITTED, AND APPROVAL IF MODIFIED: 

1. Amendment Description: 

The proposed amendment to the Implementation Program includes four new Zoning 
Districts, Gualala Village Mixed Use (GVMU), Gualala Highway Mixed Use (GHMU), 
Gualala Planned Development (GPD), and Gualala Industrial (01). Four new chapters are 
thus proposed to be added to the Zoning Code, one chapter each for the four new zoning 
districts. These new chapters each include a list of principal and conditional uses within 
each district, plus standards for lot size, density, site development, setbacks, etc. In 
addition, the proposed IP amendment modifies Chapter 20.458, Second Residential Units, 
of the existing Mendocino County Zoning Code by adding new language regarding second 
units, which are proposed to be allowed within the Gualala Town Plan area east of 
Highway One, up to a maximum of 100. 

2. Need for Modification: 

In general, the proposed amendment to the Implementation Program is consistent with and 
adequate to carry out the Land Use Plan, as modified and certified. However, a few 
modifications are necessary . 
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Coastal Act Section 30603 lists the types of development that may be appealed to the 
Coastal Commission when a local government has taken action on a coastal development 
permit application. Section 30603(4) includes: "Any development approved by a coastal 
county that is not designated as the principal permitted use under the zoning ordinance or 
zoning district map approved pursuant to Chapter 6 (commencing with Section 30500)." 

The new zoning districts proposed by the IP Amendment do not identify for the purposes 
of appeals to the Coastal Commission one principal permitted use. Since no one type of 
development is designated as the "principal permitted use," every development permitted 
in a particular zoning district would thus be appealable. That creates a cumbersome, 
unnecessary problem that can be rectified by identifying one "principal permitted use" for 
purposes of appeals to the Coastal Commission. Suggested Modification Nos. 17, 18, 19, 
and 22 would identify one "principal permitted use" for each new zoning district, as 
described below. 

SUGGESTED MODIFICATION N0.17: Section 20.405.010 shall be modified as 
follows: 

Sec. 20.405.010 Principal Uses for GVMU District 

The following use types are permitted in the GVMU District, subject to obtaining a 
Coastal Development Permit and {lecessary building permits and approvals: 

(A) Coastal Residential Use Types 

Family Residential: Single Family 
Family Residential: Two Family 
Family Residential: Multi Family 
Family Residential: Boarding House 

(B) Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small Schools 
Fire and Police Protection Services 
Group Care 
Lodge, Fraternal and Civic Assembly 
Religious Assembly 

(C) Coastal Commercial Use Types 

• 

• 

• 
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(D) 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and Services: Veterinary (Small Animals) 
Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
Communications Services 
Eating and Drinking Establishments 
Financial Services 
Food and Beverage Preparation: Without consumption 
Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage, Distribution: Light 

Coastal Visitor Accommodations and Services Use Types 

Bed and Breakfast Accommodation 
Visitor-Oriented Eating and Drinking Establishments 
Visitor-Oriented Retail Sales 

(E) Coastal Open Space Use Types 

Passive Recreation 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544.020(B)(4) of the 
Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the Principal Permitted 
Use (PPU) is commercial use. 

SUGGESTED MODIFICATION NO. 18: Chapter 20.406.010 shall be modified as 
follows: 

Sec. 20.406.010 Principal Uses for GHMU District 

The following use types are permitted in a GHMU District, subject to obtaining a Coastal 
Development Permit and all necessary building permits and approvals. 
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(A) Coastal Residential Use Types 

Family Residential: Single Family 
Family Residential: Two-Family 
Family Residential: Multi-Family 
Family Residential: Boarding House 

(B) Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small Schools 
Fire and Police Protection Services 
Group Care 

(C) Coastal Commercial Use Types 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and Services: Veterinary (Small animals) 
Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
Communications Services 
Eating and Drinking Establishments 
Food and Beverage Preparation: Without consumption 
Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage and Distribution: Mini-warehouses 
Wholesaling, Storage and Distribution: Light 

(D) Coastal Visitor Accommodations & Services Use Types 

Bed and Breakfast Accommodation 

• 

• 

• 
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Visitor-Oriented Eating and Drinking Establishments 
Visitor-Oriented Retail Sales 

(E) Coastal Open Space Use Types 

Passive Recreation 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544.020(B)(4) 
of the Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the 
Principal Permitted Use (PPU) is commercial use. 

SUGGESTED MODIFICATION NO. 19: Section 20.407.015 shall be modified as 
follows: 

Sec. 20.407.015 Principal Uses in GPD Districts 

All residential, civic and commercial use types other than those listed below as Prohibited 
Uses shall be considered principal uses in the GPD District upon approval of a Precise 
Development Plan. Conditions restricting principal uses may be imposed in the Precise 
Development Plan. Once a Precise Development Plan has been approved, any change in 
use type or expansion of use shall require an amendment to the Precise Development Plan. 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544.020(B)(4) 
of the Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the 
Principal Permitted Use (P P U) is commercial use. 

SUGGESTED MODIFICATION NO. 22: Section 20.407A.010 shall be modified as 
follows: 

Sec. 20.407A.010 Permitted Uses for GI Districts 

The following use types are permitted in a GI District, subject to obtaining a Coastal 
Development Permit and all necessary building permits and approvals. 

(A) Coastal Civic Use Types 

Ambulance Services 
Fire and Police Protection Services 

(B) Coastal Commercial Use Types 
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Agricultural Sales and Services 
Automotive and Equipment: Parking 
Building Maintenance Services 
Communications Services 
Research Services 
Wholesaling, Storage and Distribution: Mini~ Warehouses 
Wholesaling, Storage and Distribution: Light 

(C) Coastal Industrial Use Types 

Coastal ~Related Industrial 
Coastal ~Dependent Industrial 
Custom Manufacturing: Light Industrial 

(D) Coastal Open Space Use Type 

Passive Recreation 

• 

For purposes of appeals to the Coastal Commission, pursuant to Section 20.544. 020(B)( 4) • 
of the Coastal Zoning Ordinance and Section 30603(a)(4) of the Coastal Act, the 
Principal Permitted Use (PPU) is industrial use. 

In addition, the current Zoning Code includes language concerning appeals that does not 
fully reflect the language that is in the Commission's Administrative Regulations. The 
Commission thus includes Suggested Modification No. 24. This modification adds a 
section to the Appeals Ordinance in the Zoning Code pertaining to the effective date of 
local government action on an application for an appealable development to reflect the 
language of Section 13572 of the Commission's Administrative Regulations. Further, the 
current Zoning Code includes language concerning the grounds for appeal that reflects the 
language that was in the Coastal Act at the time the Zoning Code was certified. The 
Coastal Act has since been revised to change the grounds for appeal. The Commission 
thus takes this opportunity to revise the Zoning Code to reflect the changes in the law so 
the Zoning Code will be consistent with the current State law. The Commission thus 
includes Suggested Modification No. 25, which revises Section 20.544.020 of the Zoning 
Code to be consistent with Coastal Act Section 30603. 

SUGGESTED MODIFICATION NO. 24: Section 20.544.015 shall be modified as 
follows: 

Sec. 20.544.015 Coastal Permit Administrator and Planning Commission Appeal. 

• 
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(A) Request for hearing before the Board of Supervisors may be made by an aggrieved 
person from any final decision of the Coastal Permit Administrator or the Planning 
Commission by filing a notice thereof in writing with the Clerk of the Board 
within ten (1 0) calendar days after such decision, determination or requirement is 
made. Such appeal shall be accompanied by a fee. 

(B) The Board of Supervisors shall hold a public hearing on the appeal, noticed in the 
same manner and to the same extent as initially noticed for the Coastal Permit 
Administrator and/or Planning Commission meeting. The Board of Supervisors, after 
considering the notice and Planning and Building Services Department report may 
remand, affirm, reverse or modify any such decision, determination or requirement as 
it finds in compliance with this Division and the Coastal Element of the General Plan. 
The Board of Supervisors shall adopt findings which specify the facts relied upon in 
deciding the appeal, and the findings shall state the reasons for any conditions 
imposed. The decision of the Board of Supervisors is final unless the decision is 
appealable to the Coastal Commission. 

(C) No permit or variance shall be issued for any use or structure related to the action of 
the Coastal Permit Administrator, Planning Commission or Board of Supervisors until 
the applicable appeal period has expired and no appeals have been filed with the 
appropriate appellate body . 

(D) Notice of the decision of the Board of Supervisors, together with a copy of the 
findings adopted shall be mailed within ten (10) calendar days following the date of 
the decision on appeal. Notice shall be provided by first class mail to the applicant 
and/or appellant, any person who specifically requested, in writing, notice of such 
decision, and the Coastal Commission. The notice shall include the written findings, 
any conditions of approval, and procedures for appeal where applicable. (Ord. 
No.3785 (part), adopted 1991) 

(E) The County's final decision on an application for an appealable development shall 
become effective after the ten (1 0) working day appeal period to the Commission has 
expired unless either of the following occur: 

(a) an appeal is filed in accordance with Section 20.544.020; 
(b) the notice of final County government action does not meet the 

requirements ofSection 20.544.015. 

SUGGESTED MODIFICATION NO. 25: Section 20.544.020 shall be modified as 
follows: 

Sec. 20.544.020 Coastal Commission appeals. 

(A) An appeal of a decision to approve a coastal development permit may be filed with 
the Coastal Commission by an applicant or any aggrieved person who has 
exhausted local appeals, or any two (2) members of the Coastal Commission. The 
appeal must comply with the requirements specified by 14 Cal. Admin. Code 
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Section 13111, and the appeal must be received by the Coastal Commission on or 
before the tenth (lOth) working day after Coastal Commission receipt of the notice 
of final action on the coastal development permit. 

(B) An action taken on a coastal development permit may be appealed to the Coastal 
Commission for only the following types of developments: 

(1) Developments approved between the sea and the first public road paralleling the 
sea or within three hundred (300) feet ofthe inland extent of any beach or ofthe 
mean high tide line of the sea where there is no beach, whichever is the greater 
distance; 

(2) Developments approved not included within Paragraph (1) of this section that are 
located on tidelands, submerged lands, public trust lands, within one hundred (1 00) 
feet of any wetland, estuary, stream, or within three hundred (300) feet of the top 
of the seaward face of any coastal bluff; 

(3) Any approved division ofland; 

• 

(4) Any development approved that is not designated as the principal permitted use 
under the zoning ordinance or zoning district map approved pursuant to Chapter 6 
(commencing with Section 30500) of the Coastal Act; 

(5) Any development which constitutes a major public works project or major energy • 
facility; 

(6) Developments approved not included within paragraphs (I) or (2) that are 
located in a sensitive coastal resources area. 
(C) Til@ §1"9Wllls fgr aR ap~eal ~UF&Ya.at tg ~@'"tiga 20.~44,020(2)(1) sR.all lge limited tg 

gae (1) QF AIQFi gft;R.e wllgwiag allegati9R&i 
(1) TR.e aevelg~meRt fail& tg ~r..gville a!le'f\late ~~rgi-al a--iSS QF ~ylgli- QF ~Fiuat@ 

(2) Tile Q@Velg~meRt fails tg ~FgteQt ~ylgli'" vievJS fn~m ~, ~vlgli'" F9ad QF ft=gm a 
Fe'"Featigaal ~a tg, aRd a}gg,g, tR.e '"gast; 

(J) Tile aeuelg~meR:t is agt '"g~atilgle witR. tR.e estalglisR.ea ~'si'"al s-ale gf~e ~a; 
(4) The aeue}gpmeR:t ma~' sigR:itkantly alter existiag AatvFallaadf9Fms; 
(5) The aeuelg~meRt ggeg :R:9t '"gm~l~, mitR &AQHline er..ggig:R: aad geglggi'" g@tlga'"k 

Fe'i'\liFeme:R:t&, 
~ (C)(l) The grounds for an appeal pursuant to Paragraph (2), (3), (4), ~ (5), or (6) of 

Subdivision (B) shall be limited to an allegation that the development does not 
conform to the Certified Local Coastal Program and the public access policies set 
forth in the Coastal Act. 

(2) The grounds for an appeal of a denial of a permit pursuant to paragraph (5) of 
subdivision (B) shall be limited to an allegation that the development conforms to 
the standards set forth in the certified local coastal program and the public access 
policies set forth in the Coastal Act. 

• 



• 

• 

• 

MENDOCINO COUNTY 
LCP AMENDMENT NO. 2-98 (MAJOR) 
GUALALA TOWN PLAN 
Page 101 

~(D) An appellant shall be deemed to have exhausted local appeals for purposes of filing 
an appeal under the Commission's regulations and be an aggrieved person where 
the appellant has pursued his or her appeal to the local appellate body as required by 
the County appeal procedures; except that exhaustion of all local appeals shall not 
be required if any of the following occur: 
(1) The County required an appellant to appeal to more local appellate bodies 

for permits in the coastal zone than were required in the implementation 
sections ofthe Local Coastal Program; 

(2) An appellant was denied the right of the initial local appeal by a local 
ordinance which restricts who may appeal a local decision; 

(3) An appellant was denied the right of local appeal because local notice and 
hearing procedures for the development did not comply with the provisions 
of this division; 

( 4) The County charges an appeal fee for the filing or processing of appeal. 
~(E) Where a project is appealed by any two (2) members of the Coastal Commission, 

there shall be no requirement of exhaustion of local appeals. Provided, however, 
that notice of Commission appeals shall be transmitted to the local appellate body 
(which considers appeals from the approving authority that rendered the final 
decision) and the appeal to the Commission shall be suspended pending a decision 
on the merits by that local appellate body. If the decision of the local appellate body 
modifies or reverses the previous decision, the Commissioners shall be required to 
file a new appeal from that decision. (Ord.No. 3785 (part), adopted 1991) 

In addition, a few other modifications are necessary to ensure that the Amendment to the 
Implementation Plan is consistent with and adequate to carry out the Land Use Plan, as 
modified and certified, as described below. 

3. Visitor-Serving Facilities: 

As noted above, the proposed amendment to the Implementation Plan adds four new 
zoning districts, one ofwhich is described in Chapter 20.407, Gualala Planned 
Development "GPD." These new zoning districts reflect the new Land Use classifications 
established in Chapter 4 of the proposed Gualala Town Plan. Suggested Modification 
No. 13 to the Land Use Plan adds language to the section on Gualala Planned 
Development, subsection on Requirements for Residential Use, which requires a 
minimum of 50% of the total lot area within a GPD district to be dedicated to residential 
use. The suggested modification requires that a minimum of 10 percent of the total lot 
area within a GPD district must be dedicated to visitor-serving facilities, to ensure 
protection of visitor-serving facilities as a high-priority use. 

Since the GTP has been modified to include this new requirement, to ensure that the 
Amendment to the Implementation Plan is consistent with and adequate to carry out this 
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requirement, the Zoning Code should also be modified to reflect this change. As 
submitted, the proposed IP Amendment is not consistent with or adequate to carry out the 
policies of the Land Use Plan, as modified and certified. Suggested Modification No. 20 
is thus required. 

SUGGESTED MODIFICATION NO. 20: Section 20.407.025 shall be modified as 
follows: 

Sec. 20.407.025 Requirements for Residential and Visitor-Serving Uses in GPD 
Districts 

At a minimum, fifty (50) percent of the total lot area within a GPD District must be 
dedicated to residential uses and the infrastructure and open space necessary to support 
such uses. In addition, at a minimum 10 percent of the total lot area within a GPD 
District must be reserved for visitor-serving uses. Visitor-serving uses include, but are not 
limited to, bed and brealifast accommodations, inns, hotels, motels, and restaurants. 

The Commission finds that, if modified as suggested, the proposed amendment to the 

• 

Implementation Plan is consistent with and adequate carry out the policies of the LUP, as • 
modified and certified, concerning visitor-serving facilities. 

4. Visual Resources: 

As noted above, the proposed amendment to the Implementation Plan adds four new 
zoning districts, one of which is described in Chapter 20.407, Gualala Planned 
Development "GPD." These new zoning districts reflect the new Land Use classifications 
established in Chapter 4 of the proposed Gualala Town Plan. This chapter includes a list 
of requirements for developing a Precise Development Plan for the GTP district. 
Suggested Modification No. 13 to the Land Use Plan adds a subsection, Protection of 
Sensitive Coastal Resources, to ensure protection of visual resources in this new district. 

Since the GTP has been modified to include this new section requiring protection of 
views, to ensure that the Amendment to the Implementation Plan is consistent with and 
adequate to carry out this requirement, the Zoning Code should also be modified to reflect 
this change. As submitted, the proposed IP Amendment is not consistent with or adequate 
to carry out the policies of the Land Use Plan, as modified and certified. Suggested 
Modification No. 21 is thus required. 

SUGGESTED MODIFICATION NO. 21: A new section, Section 20.407.046, shall be 
added as follows: 

• 
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Sec. 20.407.046 Protection of Sensitive Coastal Resources 

Sensitive coastal resources, including views from public areas such as Highway 1 and the 
Gualala Point Regional Park, and sensitive resources associated with the Gualala River, 
shall be protected using such means as establishing vegetative buffers between Highway 1 
and developed areas, avoiding siting of structures on slopes adjacent to Highway 1, and 
avoiding siting development within sensitive habitat areas or the buffer areas established 
for their protection. 

The Commission thus finds that the proposed Amendment to the Implementation Plan, if 
modified as suggested, is consistent with and adequate to carry out the policies of the 
Land Use Plan, as modified and certified, concerning protection of visual resources. 

5. Environmentally Sensitive Habitat Areas: 

The new zoning district, Gualala Planned Development (GPD), is described in Chapter 
20.407, which reflects the new Land Use classification established in Chapter 4 ofthe 
proposed Gualala Town Plan. Chapter 4 includes a list of requirements for developing a 
Precise Development Plan for the GPD district. Suggested Modification No. 13 to the 
Land Use Plan adds a subsection, Protection of Sensitive Coastal Resources, to ensure 
protection of sensitive resources associated with the Gualala River. 

Since the Gualala Town Plan has been modified to include this new section requiring 
protection of sensitive habitat, to ensure that the Amendment to the Implementation Plan 
is consistent with and adequate to carry out this requirement, the Zoning Code should also 
be modified to reflect this change. As submitted, the proposed IP Amendment is not 
consistent with or adequate to carry out the policies of the Land Use Plan, as modified. 
Suggested Modification No. 21 is thus required. 

SUGGESTED MODIFICATION NO. 21: A new section, Section 20.407.046, shall be 
· added as follows: 

Sec. 20.407.046 Protection of Sensitive Coastal Resources 

Sensitive coastal resources, including views from public areas such as Highway 1 and the 
Gualala Point Regional Park, and sensitive resources associated with the Gualala River, 
shall be protected using such means as establishing vegetative buffers between Highway 1 
and developed areas, avoiding siting of structures on slopes adjacent to Highway 1, and 
avoiding siting development within sensitive habitat areas or the buffer areas established 
for their protection . 
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The Commission thus finds that the proposed Amendment to the Implementation Plan, if 
modified as suggested, is consistent with and adequate to carry out the policies of the 
Land Use Plan, as modified and certified, concerning environmentally sensitive habitat 
areas. 

6. New Development/Water, Sewer, and Highway Services: 

The proposed new Zoning Map for the Gualala Town Plan area shows the proposed 
expanded urban-rural boundary. The Gualala Town Plan has been modified such that the 
urban-rural boundary will remain as it currently is. Suggested Modifications No. Sand 
No. 15 modify the proposed LUP Amendment so that the urban-rural boundary is not 
changed from its current location, and Suggested Modification No. 16 changes the 
proposed new location of the urban-rural boundary on the LUP map back to its original 
location. 

Since the Gualala Town Plan has been modified such that the proposed change to the 
urban-rural boundary is deleted, the Zoning Map must be modified as well. As submitted, 
the proposed IP Amendment is not consistent with or adequate to carry out the policies of 

• 

the Land Use Plan, as modified. So that the Implementation Program, as amended, is • 
consistent with and adequate to carry out the LUP, as modified and certified, Suggested 
Modification No. 26 is thus added. 

SUGGESTED MODIFICATION NO. 26: Change the proposed new location of the 
Urban-Rural boundary on the Zoning Map back to it original location. 

The Commission thus finds that the proposed Amendment to the Implementation Plan, if 
modified as suggested, is consistent with and adequate to carry out the policies of the 
Land Use Plan, as modified and certified, concerning new development and water, sewer, 
and highway services. 

• 
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MENDOCINO COUNTY LCP AMENDMENT NO. 2-98 

PROPOSED CHANGES TO LCP POLICIES AND 
STANDARDS 

(AS PROPOSED BY MENDOCINO COUNTY) 

DRAFT GUALALA TOWN PLAN GOALS AND POLICIES 

DRAFT COASTAL ELEMENT TEXT AMENDMENTS FOR GTP 

DRAFT ZONING AMENDMENTS FOR GTP 

Included here are policies and standards excerpted from the entire submittal by 
Mendocino County of LCP Amendment No. 2-98 (MAJOR). The entire submittal 
includes additional text, background information, maps, and supplemental information 
not included here. 

Existing text is shown in plain type. Proposed new text is shown in italics. Proposed 
deletions are indicated by striJ..o~gwt. 
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DRAFT GUALALA TOWN PLAN GOALS AND POLICIES 

FROM CHAPTER 2- ISSUES AND GOALS 

New text is shown in italics. 

Goal G 2.1-1: To preserve and enhance the rural, coastal character of the town of Gualala, to 
better integrate future development with the natural surroundings, to protect and 
restore coastal views, and to improve public access to the coast. 

Goal G2.2-l: To guide development and preservation efforts in the Gualala Town Plan area 
over the next twenty years by reviewing and adjusting land use designations and 
providing criteria for judging future development proposals. 

Goal G2.2-2: To provide for the development of affordable housing in the Gualala Town Plan 
area by: 

• adopting inclusionary zoning measures, 
• allowing residential development as a principal use in the commercial 

districts, 
• requiring residential development on Gualala Planned Development district 

parcels, and 
• allowing for second residential units within the Gualala Town Plan area. 

Goal G2.2-3: Three guiding principles are established to determine appropriate locations for 
future residential development: 

1. Concentrate new development within the Gualala Town Plan area, where it 
can be served by community water and sewer systems and will minimize 
traffic impacts on Highway 1. 

2. Preserve and protect land used for crop and timber production, and 
environmental resources, including wetlands, steep gulches, stream corridors 
and coastal views. 

3. Retain the character of existing residential neighborhoods. 

Goal G2.4-1: To provide for a level of commercial development that corresponds to potential 
residential development opportunities, public service availability, and road 
capacity . 
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Goal G2.4-2: To establish a process for the planned development of the two large commercial 
parcels (Lower Mill site and east of Church Street) which will allow for creative 
site planning and design, and will provide substantial opportunities for public 
participation in the planning process. 

Goal G2.4-3 To provide guidelines for new development and public improvements which 
inspire creativity and enhance the character of Gualala's commercial district by 
encouraging development that is in harmony with the natural, coastal setting of 
the town. 

Goal G2.4-4 To encourage the preservation and enhancement of coastal and river views and 
the provision of public access tl:! these views. 

Goal G2.5-1 To create safe and pleasant pedestrian circulation within the commercial district 
and to reduce vehicular congestion and improve safety conditions along the 
Highway 1 corridor. 

Goal G2.5-2 To ensure that public services and utilities can be provided for new development 
and that traffic generated by new development will not result in unacceptable 
levels of service on Highway 1. 

Goal G2.5-3 To ensure that water extractions comply with provisions of the Water Resources 
Chapter of the County General Plan. 

Goal G2.6-1 To ensure that as future development occurs within the Gualala Town Plan area, 
additional recreation and coastal access facilities are developed. 

Goal G2. 6-2 To encourage development of a broad range of recreational and cultural 
opportunities and community facilities for residents and visitors. 

Goal G2. 6-3 To encourage development of diverse opportunities for recreation and enjoyment 
of the natural environment by residents and visitors to the area by providing 
public parks, recreation facilities, and public access to beaches, the Gualala 
River, and areas of special natural bequty. 

Goal G2.6-4 To encourage development of a network of pedestrian trails, bike paths and/or 
equestrian trails which link existing and future neighborhoods, commercial areas, 
and visitor accommodations to recreational facilities and areas of natural beauty. 

Goal G2. 6-5 To encourage development of the Gualala Bluff Trail within the public access 
easements on the bluff of the Gualala River. 

• 

• 

• 
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Goal G2.6-6 To encourage development of a coastal trail which connects the Gualala and 
Anchor Bay commercial districts, linking the pedestrian walkways of the Gualala 
Highway I Streetscape Plan with coastal access points and trails designated on 
the land use plan map. 

Goal G2. 7-1 To protect land used for timber and crop production outside of the Residential 
Reserve area and environmental resources, including the Gualala River 
estuary/lagoon, stream corridors, riparian areas, and wetlands from incompqtible 
development. 

Goal G2. 7-2: To restore, enhance and protect coastal views in the Gualala commercial district. 

Goal G2. 7-3 To ensure that water extractions do not adversely affect fisheries habitat. 

Goal G2.8-1 To provide for development of needed educational facilities for the anticipated 
growth in the student population . 
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CHAPTER 3 - POLICIES 

3.1 DEVELOPMENT LOCATION 

G 3.1-1 The urban-rural boundary for the town of Gualala shall be coincident with the 
Gualala Town Plan area boundary as indicated on Figure 1.1. 

G3.1-2 New development in the Gualala area shall be concentrated within the urban 
side of the urban-rural boundaries, where it can be served by community 
water and sewer systems and will minimize additional traffic impacts on 
Highway 1. 

G3.1-3 New development shall be located in areas where it will not conflict with the 
goal of preserving and protecting land used for timber and crop production 
outside of the Residential Reserve area, and environmental resources, 
including wetlands, steep gulches, stream corridors and coastal views. 

G3.1-4 New development shall be located in areas where it will not adversely affict 
the character of existing residential neighborhoods. 

3.2 RESIDENTIAL DEVELOPMENT 

G3.2-l Residential uses are encouraged and shall be a principal use in the Gualala 
Village Mixed Use, Gualala Highway Mixed Use, and Gualala Planned 
Development districts to reduce the need for automobile travel by providing a 
population base in town and to provide opportunities for higher density 
housing types. 

G3.2-2 An inclusionary zoning ordinance should be adopted by the Board of 
Supervisors which requires development of affordable housing units, or in
lieu contributions for development of affordable housing units, for major 
residential development projects and major subdivisions in the Town Plan 
area. These affordable housing units shall be developed within the Gualala 
Town Plan area. 

G3.2-3 Second Residential Units shall be permitted on all legal parcels within the 
Gualala Town Plan area, with the exception of parcels located west of 
Highway 1, in accordance with standards established in the Coastal Zoning 
Code (Division II). Second Residential Units shall not be allowed on parcels 
located west of Highway 1 to protect against the possible conversion of such 
units to vacation home rentals which may adversely affect the character of 
existing residential neighborhoods. 

• 

• 

• 
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G3.2-4 A 480± acre area immediately east of the Gualala commercial district is 
designated "Residential Reserve" and is identified as a suitable area for future 
residential expansion if and when the need for additional residential units, 
and the ability to provide services to support them, are demonstrated (Figure 
3.1). The land is currently classified RMR, FL and RR. Land Use Plan 
amendments and rezoning would be necessary to enable development at 
higher densities. Guidelines for the Residential Reserve are included in 
Appendix A. 

G3.2-5 The Gualala Town Plan emphasizes the pedestrian aspect of the community. 
A future school site should be constructed in a location that will permit a 
maximum number of students to walk to school. The School District should 
install appropriate pedestrian facilities adjacent to the school. The County 
and the School District shall cooperate in the development ·of a pathway 
network to enable children to safely walk to and from school. The County and 
the School District should develop an arrangement permitting use of the 
school grounds by the public during non-school hours. 

3.3 MIXED USE AND PLANNED DEVELOPMENT 

Gualala Village Mixed Use District 

G3.3-1 New development in the GualalJJ Village Mixed Use district shall be designed 
to create a compact, integrated and walkable shopping district. To achieve 
this, development of commercial uses with pedestrian amenities shall be 
encouraged on infill sites within the Gualala Village Mixed Use district 
(Figure 3.2). 

G3.3-2 New development within the Gualala Village Mixed Use district shall be sited 
and designed to protect and enhance coastal views. 

G3.3-3 The siting and design of new development on the west side of Highway 1 in 
the Gualala Village Mixed Use district shall allow for the Gualala BluffTrail 
easement. 

Gualala Highway Mixed Use District 

G3.3-4 Restrictions on commercial development on parcels in the Gualala Highway 
Mixed Use district (Figure 3.2) are intended to limit traffic generation and to 
be designed and landscaped to minimize the aesthetic impacts of strip 
development . 
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Gualala Planned Development District 

G3.3-5 Comprehensive planning shall be required on properties with a Gualala 
Planned Development designation. A two-stage planning process requiring a 
general development plan and a Precise Development Plan shall be 
established to provide general and specific criteria regulating future 
development within the Gualala Planned Development districts (Figure 3.2). 
The Planned Development process allows for community review and 
participation, while streamlining the County's permit-processing 
requirements. 

G3.3-6 The area along Church Street, east of Highway 1, is designated Gualala 
Planned Development and sha{l be reserved for expansion of commercial and 
residential uses in Gualala. This area provides an opportunity for 
development of a concentration of commercial and residential uses and an 
alternate street network which should decrease Highway 1 congestion and 
encourage more pedestrian activity in town. 

G3.3-7 The Lower Mill site, located east of Highway 1 and south of Old State 
Highway, is designated Gualala Planned Development, and shall be reserved 

• 

for a mixture of residential and commercial uses, including the development • 
of a concentration of visitor-serving facilities. The relatively flat topography 
of the Lower Mill site establishes it as one of the few sites in town which 
would permit development of relatively high density residential uses. 

3.4 DESIGN GUIDELINES FOR MIXED USE AND PLANNED 
DEVELOPMENT DISTRICTS 

The purpose of these Design Guidelines is to assist property owners, developers and 
designers in creating projects within the Gualala Village Mixed Use, Gualala Highway 
Mixed Use and Gualala Planned Development districts that are consistent with the vision 
for the community of Gualala established by the goals and policies of the Gualala Town 
Plan. These guidelines are further intended for use by the Gualala Municipal Advisory 
Council, County planning staff, Coastal Permit Administrator, Planning Commission, 
and Board of Supervisors as criteria for evaluating the merits of new projects on a 
consistent basis. The guidelines are intended to result in functional and attractive site 
and building designs. The guidelines are organized under the following subheadings: 

Site Planning, Architectural Form, Vehicle Access & Parking, Pedestrian Access, 
On-Site Landscaping, Street Landscaping, Exterior Lighting, Signage 

Site Planning 

• 



• 

• 

• 
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G3.4-1 

G3.4-2 

Natural features, such as hillsides, gulches and mature vegetation, shall be 
considered important design determinants in siting development. New 
development should minimize sUe disturbance. 

The siting and design of buildings shall consider river, ocean and hillside 
views. 

G3.4-3 The protection and restoration of public coastal views is paramount. 
Buildings shall provide for maximum preservation of coastal views from 
Highway 1 (for example, by orienting buildings on an axis perpendicular to 
the highway). Buildings should be sited and designed to maintain access to 
ocean views from neighboring buildings and parcels. 

G3.4-4 Development within the Gualala Village Mixed Use Zoning District between 
Highway 1 and the Gualala River shall be sited to provide view corridor(s) to 
the coast for pedestrians and motorists on Highway 1. At a minimum, one 
unobstructed view corridor shall be provided across each parcel. View 
corridor(s) should be placed at the property boundary(s) and adjoin other 
protected view corridors. 

G3.4-5 Where two-story structures are proposed on the west side of Highway 1, 
buildings should be stepped to erovide a visual transition to view corridors. 

G3.4-6 Siting, design and landscaping elements shall be selected to enhance the 
pedestrian environment. Site and landscape designs shall incorporate 
outdoor pedestrian use areas such as courtyards and plazas (which could 
include amenities such as trellises, raised planters, landscaped berms, and 
creative and inviting, semi-protected outdoor spaces). These should be visible 
from street corridors and pedestrian access routes. These requirements are 
applicable to commercial, industrial and multifamily residential projects. 

G3.4-7 Where nonresidential uses are adjacent to residential uses, special attention 
shall be given to the design of effective bufforing, including appropriate 
setbacks, landscaping, berms, and fences to prevent noise, lighting and 
privacy intrusion. 

G3.4-8 Subject to the constraints in the other Site Planning guidelines herein, 
structures should be oriented to take maximum advantage of site solar access. 

Architectural Form 

G3.4-9 New development shall consider relationships between buildings, open space 
and building setbacks. The scale and massing of new development shall be 
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appropriate to the context of the community. In new development, clusters of 
small buildings shall be encouraged as an alternative to large buildings. 

03.4-10 Building materials shall be selected to harmonize with the natural setting of 
Gualala. 

03.4-11 Roofing materials shall be of non-reflective materials. Roof penetrations for 
vents and ducts shall be grouped and painted to match the roofing materials 
or architecturally screened from view. All rooftop mechanical equipment shall 
be screened from view. · 

G 3. 4-12 Service and loading areas shall incorporate appropriate techniques for visual 
and noise buffering from adjacent uses. Areas which generate objectionable 
noise and odors shall be located where they will not disturb occupants within, 
or adjacent to, the development. 

Vehicle Access & Parking 

03.4-13 Street access points should be consolidated to minimize multiple curb cuts. 
Shared access between adjoining properties minimizes disruption of traffic 

• 

flow, reduces potential points of conflict between through and turning traffic, • 
and facilitates the control and separation of vehicles and pedestrian 
movement. 

03.4-14 Entrances and exits shall be located at a safe distance from street 
intersections and shall not create dangerous situations for pedestrians and 
motorists. 

03.4-15 Parking shall be permitted within established view corridors, provided that 
required parking lot landscaping and lighting shall not diminish the coastal 
views. Parking lot design and orientation of parking aisles should provide for 
unobstructed view corridors. • 

G 3. 4-16 Off-street parking shall be screened, either by locating it behind buildings or 
by providing landscaping which separates the parking from the street 
frontage. A minimum of ten percent of the area within or around parking 
areas shall be landscaped. 

03.4-17 Long, straight uninterrupted rows of parking shall be avoided. Parking areas 
should incorporate internally looped circulation systems, so that drivers will 
not be dependent on public streets when making multiple passes through a 
parking area. 

• 
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G3.4-18 All parking area lighting shall be positioned to mmzmzze glare and 
illumination beyond the development. The amount of lighting provided after 
business hours shall be restricted to the minimum needed for safoty and 
security purposes. 

G3.4-19 Bicycle racks shall be provided as appropriate for the nature and intensity of 
use. 

Pedestrian Access 

G3.4-20 All new development in the Gualala Village Mixed Use, Gualala Highway 
Mixed Use and Gualala Planned Development districts shall be required to 
provide pedestrian walkways along the street frontages in accordance with 
the guidelines established in the "Circulation, Parking and Pedestrian 
Access" chapter of the Gualala Town Plan. 

G3.4-21 To encourage pedestrian usage, safe and convenient pedestrian access shall 
be provided from building entries to parking areas and the street. An 
attractive environment for pedestrian use should be provided. This should 
incorporate street furniture, creative outdoor spaces, landscaping, etc. 

• On-site Landscaping 

• 

G3.4-22 Landscaping provides many site-specific and community benefits including 
visual screening, definition of spaces, highlighting architectural features and 
entryways, shading and wind protection, buffering between properties and 
wildlife habitats. Developments shall provide for as much landscaped area as 
feasible. Landscaping should be provided around the perimeter of buildings, 
in parking lots, along street frontages, and as buffers between neighboring 
uses. 

G3.4-23 A landscape plan for on-site and street landscaping shall be required for 
development proposals in the Gualala Village Mixed Use, Gualala Highway 
Mixed Use, and Gualala Planned Development districts. Each landscape 
plan shall identify areas where existing vegetation will be retained and areas 
proposed for landscaping. For landscaped areas, the types and sizes of 
proposed trees, shrubs, groundcover and other plantings shall be identified. 
The landscape plan shall include an on-going maintenance program. These 
requirements are applicable to commercial, industrial and multifamily 
residential projects. 

G3.4-24 Mature trees are an essential element of the Gualala landscape and can take 
years to reestablish once removed from a site. Existing groves of trees should 
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be retained and integrated with site development plans, with consideration 
given to public safety. Trees to be saved shall be noted on site plans and 
appropriate measures shall be identified to protect the trees during 
construction activities. 

G3.4-25 Landscape design should incorporate natura/looking clusters of compatible 
plants. Landscape plant selection should have the goal of achieving year
round beauty with consideration given to form, color, texture, and ultimate 
plant size. Plant species that are native to the Gualala area and well adapted 
non-native plants requiring minimum maintenance and little or no irrigation 
are encouraged. A list of plants, trees, shrubs and groundcovers meeting 
these criteria, as well as a list of invasive species inappropriate for local 
landscape plans, are included in Appendix B. 

Street Landscaping 

G3.4-26 Landscaping along Highway 1 and local roadways shall provide an aesthetic 
complement to the pedestrian walkways and partial screening of parking 
areas and/or buildings. 

i 

• 

G3.4-27 Rather than developing a linear tree planting program, cluster landscapes, • 
which form dense "landscape pockets" with tall, canopy trees, smaller 
understory trees and ground level shrubs and herbaceous plants, are· 
recommended Cluster landscapes have the following benefits: 

• they can be integrated with existing landscaping and native 
vegetation; 

• they can help maintain a more "natural" appearance in the town; 
• they can be located in areas where public coastal views will not be 

blocked; 
• the variety of species in cluster landscapes can help create a 

microclimate conducive to each plants' survival. 

G3.4-28 Existing groves of trees sho!tld be retained and integrated with street 
landscaping plans, with consideration given to public safety. 

G3.4-29 Landscaping along roadways shall be selected and sited to avoid blocking 
sight lines at intersections and curb cuts. Along utility rights-of-way, 
plantings shall not disrupt service or access to overhead or underground 
equipment. 

G3.4-30 Highway 1 medians and embankments should be landscaped with ground 
level shrubs and herbaceous plants. Plant materials with seasonal foliage • 
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and flower changes are encouraged. Plant materials shall be selected, in part, 
based on low maintenance and irrigation requirements. Landscaping within 
the Highway 1 right-of-way requires an encroachment permit from Cal trans. 

Exterior Lighting 

G3.4-31 An exterior lighting plan shall be required for development proposals in the 
Gualala Highway Mixed Use, Gualala Village Mixed Use and Gualala 
Planned Development Districts. The lighting plan shall indicate the location 
of proposed exterior lighting fixtures and provide either architectural 
drawings or manufacturer's specifications for all proposed exterior lighting 
fixtures. 

G3.4-32 Lighting shall be designed to minimize the effects of cumulative night-time 
illumination on the night sky. Lighting of building facades, pathways and 
parking areas shall be restricted to that which is necessary for public safety 
and security. 

G3.4-33 All exterior lighting shall be downcast and shielded to prevent, where 
feasible, the light source from being directly visible from off-site areas. 

• G3.4-34 Lighting standards shall not exceed 20 feet in height. 

• 

G3.4-35 Lighting fixtures shall be non-glare and use non-reflective materials where 
feasible. 

Signage 

G3.4-36 A signage plan shall be required for development proposals in the Gualala 
Village Mixed Use, Gualala Highway Mixed Use, and Gualala Planned 
Development districts. 

G3.4-37 Signs shall be compatible with the building's style in terms of location, scale, 
color and lettering. All signs shall, where feasible, be made of wood. 

G3.4-38 Internally illuminated signs and advertising (including neon, LEDs, etc.) shall 
not be permitted where visible from public walkways and streets. 

G3.4-39 Freestanding signs relating to an assemblage of businesses (e.g., retail/office 
plazas) shall be grouped and visually coordinated to reduce confusion. 

G3.4-40 All signage shall comply with the requirements established in the "Sign 
Regulations" chapter of the Mendocino County Coastal Zoning Code . 
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3.5 INDUSTRIAL DEVELOPMENT 

G3.5-1 Suitable locations for industrial activities shall be provided where 
transportation facilities and utilities exist or can be provided, and where 
conflicts with adjacent uses can be minimized Properties designated for 
Industrial use within the Gualala Town Plan area shall be included in the 
Gualala Industrial District. 

3.6 CIRCULATION, PARKING AND PEDESTRIAN ACCESS 

Circulation 

G 3. 6-1 Public and private improvemenJs to the Highway 1 corridor shall be required 
to help make Highway 1 a scenic element of the Gualala townscape, to 
decrease traffic congestion and reduce potential saftty hazards, and to 
encourage more pedestrian activity in the town of Gualala. Figure 3. 3 
provides a map illustrating the streetscape concept for Highway 1 in the 
Gualala Village Mixed Use and Gualala Highway Mixed Use districts. The 
"Design Guidelines for Mixed Use and Planned Development" chapter 

• 

provides guidelines for the development of road improvements. • 

G3. 6-2 To help mark the southern entry or gateway into Gualala, a planted median 
shall be provided in the taper south of Old State Highway. The gateway on 
the north end of town shall be comprised of ornamental landscaping on the 
Highway 1 embankments between the Old Milano Hotel and Pacific Woods 
Road 

G3. 6-3 Caltrans' corridor preservation setback in the Gualala Village Mixed Use and 
Gualala Highway Mixed Use districts shall be a minimum 40 foot half-width, 
as measured from the centerline, unless otherwise approved by Caltrans. 
Consideration of a reduced half-width would be dependent upon a review of 
constraints associated with topography, drainages and existing development. 
Required building setbacks, patking areas, and landscaping shall be designed 
to accommodate the final Highway 1 right-of-way, as shown on the Highway 
1 Streetscape Map (Figure 3.3). Street landscaping and pedestrian walkways 
shall be provided within the corridor preservation setback. Parking areas, 
buildings, and associated landscaping shall be located outside of the corridor 
preservation setback. No building setbacks from the Highway 1 corridor, 
other than those mandated by Cal trans ' corridor preservation setbacks, are 
required. All development within the Highway 1 right-of-way requires an 
encroachment permit from Cal trans. 

• 



• 
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G3.6-4 

G3.6-5 

The Highway 1 streetscape cross-section in the Gualala Village Mixed Use 
and Gualala Highway Mixed Use Districts shall include the following 
elements within a minimum 80' right-of-way, as shown on Figure 3-4: 

12' landscaping (minimum) on each side 
5' sidewalk (continuous on west side of Highway 1, extending from 

Old State Highway to Gualala Mobile Court on east side of 
Highway 1) 

5' bike lane/shoulder on each side 
12' travel lane in each direction 
12' continuous left-turn lane from Bakertown to Old State Highway, 

southbound left turn pocket at Pacific Woods Road) 

Exceptions to the strict application of these standards may be granted by the 
County, with the prior approval of the Caltrans District Director, where 
existing development, site topography or physical constraints mandate a 
greater or lesser right-of-way width. 

To discourage development of commercial uses which generate high traffic 
volumes and would result in high peak hour turning movements, no "drive 
thru" commercial facilities shall be permitted in the Gualala Highway Mixed 
Use District. 

G3.6-6 Curb cuts along Highway 1 and local roads shall be minimized. Numerous 
curb cuts slow traffic flow and create conflicts between through traffic and 
turning vehicles. Site accessways shall be designed for safety and convenient 
turning. Shared driveway access between neighboring parcels shall be 
encouraged and driveway access to Highway 1 shall be limited to one 
driveway per parcel except in instances where more than one access point is 
necessary for safe ingress and egress and/or efficient on-site circulation. 

G3.6-7 School bus and public transit stops shall be provided in appropriate locations 
along Highway 1. Bus stops shall be provided within the corridor 
preservation setback, in lieu of a portion of the required landscaping. The 
school districts shall be encouraged to identify preferred sites for school bus 
stops within the Gualala Town Plan area. 

G3.6-8 A local road network shall be developed in the Gualala Village Mixed Use, 
Gualala Highway Mixed Use and Gualala Planned Development districts east 
of Highway 1 to provide alternatives to travel on Highway 1. A network 
comprised of the elements shown in Fig. 3.5 has been demonstrated to 
effectively mitigate traffic congestion resulting from anticipated development 
permitted by this Plan; however, other road network configurations 
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demonstrated to be equally or more effective in mitigating the traffic impacts 
of new development may be proposed by developers and adopted in lieu of 
road extensions listed below: 

• Church Street extension (south)-connects to Center Street. 

• Center Street extension-connects to Church Street and Moonrise 
extension. 

• Moonrise extension-connects Ocean Drive, Moonrise, and Center 
Street to Old Stage Road on the ridge. 

• China Gulch Bridge-connects Center Street to Old State Highway. 

Specific alignment and design of road extensions shall be selected to minimize 
their environmental impacts. • 

G3. 6-9 A streetscape concept for local roads is shown on Figure 3. 6. Where 
appropriate, local roads in the Gualala Village Mixed Use, Gualala Highway 
Mixed Use and Gualala Planned Development districts shall include the 
following elements within a minimum 60-foot right-of-way: 

12' travel lane in each direction, 
8' parking lanes on each side 

10' strip on each side containing landscaping and 5-foot wide pedestrian 
walkway 

On some local streets, parking lanes may not be appropriate due to 
topographic and environmental constraints and/or the presence of structures 
within the required right-of-way. A 40-foot right-of-way may be acceptable 
on Center Street, the Moonrise extension, and the Church Street extension 
(north of Ocean Drive, connecting to Pacific Woods Road). Where feasible, 
the following elements shall be inCluded within the 40-foot right-of-way of 
local roads: 

12 ' travel lane in each direction 
8' strip on each side containing landscaping and a 5-foot wide pedestrian 

walkway 

• 

• 

An alternative way of creating narrower streets is to restrict traffic to one 
direction. As the road network is expanded in the future, consideration shall 
be given to the possibility of incorporating one-way streets into the local road 
network • 



• 

• 
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G3.6-10 Prior to the implementation of any physical roadway improvements, Caltrans 
and the County shall consider implementation of possible trip-reducing 
measures. The development of pedestrian walkways and bike paths in the 
Gualala commercial district, provision of mixed-use development, and 
provision of local public transit have been identified as the most effective 
techniques for reducing the number of vehicle trips. 

G3.6-11 Traffic mitigation measures and traffic control measures, including traffic 
signals, should be considered as methods of improving level of service at the 
intersections of State Route 1 and Sundstrom Mall, Ocean Drive, and Pacific 
Woods Road consistent with the findings of the Gualala Traffic Study -
February, 1995. 

Parking 

G3.6-11 No on-street parking shall be permitted on Highway 1. 

G3.6-12 Off-street parking shall be provided in accordance with the standards 
established in the "Off-Street Parking" chapter of the Coastal Zoning Code. 
The "Design Guidelines " chapter of the Gualala Town Plan provides 
additional policies for vehicle access and parking design. 

Pedestrian Access 

G3.6-13 A continuous pedestrian walkway shall be provided on the east side of 
Highway 1, from Old State Highway to the Gualala Mobile Court and on the 
west side of Highway 1 from Old State Highway to Robinson Reef Road 
Additional pedestrian walkways may be necessary to serve future development 
on the east side of Highway 1 between Gualala Mobile Court and Pacific 
Woods Road. 

Pedestrian walkways may be located anywhere within the designated 
landscaping/sidewalk area, but shall connect with existing walkways on 
adjoining parcels or provide for a reasonable connection to future pathways 
on adjoining parcels. Policies in the "Design Guidelines" chapter of the 
Gualala Town Plan provide guidance for the development of pedestrian 
walkways. 

G3.6-14 Pedestrian walkways and landscaping shall be provided along local roads 
within the Gualala Village Mixed Use, Gualala Highway Mixed Use and 
Gualala Planned development districts as illustrated on the Local Roads 
Streetscape Cross-section (Figure 3.6). Where feasible, walkways and 
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landscaping shall be located in the public road right-of-way. An 
encroachment permit from the Mendocino County Department of Public 
Works is required for all improvements within County road rights-of-way. 

All pedestrian walkways shall be a minimum of five (5) feet in width and shall 
be constructed of concrete. Exceptions to the strict application of these 
standards may be granted by the approving authority if it is found that strict 
adherence is not foasible or would have significant adverse impacts on 
natural resources, aesthetics, or other environmental factors. 

G3.6-15 Landscaping shall be provided along all pedestrian walkways to create 
attractive and usable pedestrian corridors. Landscaping shall be established 
and maintained in accordance with the "Design Guidelines" of the Gualala 
Town Plan. 

G3.6-16 Pedestrian crosswalks shall be provided at the following locations on 
Highway 1: 

Sundstrom Center entry 
Seacliff 

Ocean Drive 
Center Street 

• 

G3.6-17 Pedestrian crosswalks shall be constructed of flush pavers. Pavers used at • 
crosswalk areas must: (a) be flush with the adjacent paving; (b) be skid-
resistant; (c) be contained within a cast concrete perimeter to prevent 
loosening; and (d) have small, tight joints to accommodate wheelchairs and 
strollers. 

G3.6-18 All crosswalks and pedestrian walkways shall be accessible to disabled 
persons and meet the requirements of the Americans with Disabilities Act. 

3.7 RECREATION FACILITIES, COASTAL ACCESS & TRAILS 

Recreation Facilities 

G3.7-1 The Board of Supervisors should adopt appropriate mechanisms for the 
acquisition and development of public parks and recreation facilities in the 
Gualala Town Plan area. • 

Coastal Access and Trails 

G3. 7-2 The Gualala Bluff Trail shall be developed within the 25-foot wide public 
access easements located along the bluff edge west of.Highway 1. Offers to 
dedicate easements for public access shall be obtained to provide for the • 



• 

• 
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G3.7-3 

G3.7-4 

G3.7-5 

completion of the Gualala Bluff Trail consistent with Coastal Element policies 
and in consultation with the Redwood Coast Land Conservancy or other 
managing agency for the Gualala Bluff Trail. 

The parcel located on the north bank of the Gualala River, immediately north 
of the Gualala River Bridge and west of Highway 1, should be acquired for 
protection of natural resource6 and public access purposes by the County, 
State Parks, Caltrans, a non-profit land trust, or some other public agency or 
private association, or managed for protection of natural resources and 
public access purposes by its owners. Potential development on the site 
includes development of the Gualala Bluff Trail; fish and wildlife habitat 
management; limited parking for public fishing; and access for launching 
small craft such as canoes, kayaks, rowboats or small boats utilizing trolling
type motors. 

If and when such acquisition occurs, the parcel shall be classified as Open 
Space in the Land Use Plan. Prior to development of any public access 
facilities on the site, a management plan shall be prepared, in accordance 
with Coastal Element public access policies, to ensure the long-term 
protection of natural resources and maintenance of the property. 
Development of the Gualala Bluff Trail on this parcel may involve use of the 
Highway 1 right-of-way or acquisition of an easement along the bluff of the 
Lower Mill site east of Highway 1 to ensure the protection of environmentally 
sensitive habitat areas along the Gualala River estuary. 

A pedestrian and bicycle trail which links Gualala and Anchor Bay and 
connects to coastal access traiis shown on the Land Use Plan maps shall be 
developed within Highway 1 and Old Coast Highway (CR #513) rights-of-way 
and easements acquired for public access. 

A pedestrian trail providing public access for fishing, hiking, and swimming 
shall be developed on the north side of the Gualala River from Highway 1 to 
the easternmost boundary of the Gualala Arts Center property. Offers to 
dedicate easements for lateral access shall be acquired consistent with 
Coastal Element access policies and Section 66478.1 et.seq. of the California 
Government Code. If feasible, this trail shall connect to the Gualala Bluff 
Trail. 

G3. 7-6 Based on an inventory of existing and potential trail alignments, a network of 
trails shall be designated which connects commercial areas, neighborhoods, 
visitor accommodations, areas of scenic beauty, and recreational facilities. 
Priority for trail alignments shall be along public and private road rights-of
way and trails that are currently in use. Access easements shall be acquired 
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from property owners on a voluntary basis (i.e., gifts, open space and 
conservation easements) as conditions associated with development (i.e., deed 
restrictions, offers to dedicate), or by direct property acquisition. Trails shall 
be developed and maintained by the County, State Parks, Caltrans, a non
profit land trust, or some other public agency or private association. 

G3. 7-7 GMAC shall review, evaluate, and prioritize the Offers to Dedicate (OTDs) 
and Deed Restrictions which the Coastal Commission has obtained through 
the coastal permit process within the GTP planning area. 

3.8 PROTECTION OF ENVIRONMENTAL RESOURCES 

G3.8-1 The County shall encourage and support the protection of fisheries habitat 
through coordination with responsible State and/or Federal permitting 
agencies regulating water supplies to facilitate compliance with permits 
which are intended to ensure {he viability of the North Fork of the Gualala 
River. The County shall encourage a joint effort with Sonoma County as well 
as State and Federal agencies to develop a comprehensive fishery restoration 
plan for the Gualala River. 

• 

G3.8-2 Any wood-burning appliance to be installed as a primary heat source in • 
residential or commercial development shall be an EPA certified unit. The 

G3.8-3 

County shall encourage the use of low pollution heating devices instead of 
wood-burning heat sources. 

When the North Gualala Water Company reaches 80 percent of service 
capacity, as defined in the Development/Constraints Table found in Section 
2.5 of this Plan (or any amendments in this capacity due to new facilities), 
action should be initiated on one or more of the following options: 

• Development of new water supply source (NGWC). 
• Development of increased storage capacity for water supply during 

low flow periods (NGWC). 
• Increase water conservation efforts (water users). 
• Restrict the amount of new development which increases water usage 

(County). · • 

G3.8-4 A review and possible update of the Plan shall be initiated jive years after 
adoption of said Plan. 

• 



• 

• 
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3.9 PUBLIC IMPROVEMENTS FINANCING 

G3.9-1 Ordinances requiring dedications or "in lieu" development fees should be 
adopted by the Board of Supervisors to assist in the acquisition and 
development of open space, public facilities, walkways and trails identified in 
the Gualala Town Plan. Development fees shall be structured to levy an 
assessment which is directly relpted to the proportional benefit received 

G3.9-2 Streetscape improvements on Highway 1 identified in the Gualala Town Plan 
should be financed by a combination of developer impact fees or a new 
transient occupancy tax for these specific services proposed which should be 
placed before the voters in the GMAC area. These fees/taxes should be 
assessed on all properties within the GMAC area of jurisdiction, and the 
County shall make every effort to have a corresponding assessment/tax 
adopted by Sonoma County for all parcels on the Sea Ranch. Streetscape 
improvements off of Highway 1 shall be paid for by developers whose 
development benefits from said improvements. 

G3.9-3 Special districts may be established to help fund the public improvements 
identified in the Gualala Town Plan. Assessment districts must be structured 
to levy an assessment on each property which is directly related to the 
proportional benefit received. 

G3.9-4 Gifts of parkland, public access easements, conservation easements and open 
space easements are encouraged and shall be accepted by appropriate 
managing agencies, when consistent with Coastal Element and managing 
agency policies. • 
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DRAFT COASTAL ELEMENT TEXT AMENDMENTS 
FOR GUALALA TOWN PLAN 

The following text amendments are revisions to the Mendocino County General Plan 
Coastal Element (as revised March, 1991) and are proposed to add references to the 
Gualala Town Plan, to update or correct erroneous information, and to incorporate the 
coastal access policies of the Gualala Town Plan into the Land Use Plan for the Iversen 
Road to Sonoma County Line planning area. New text is shown in italics. Proposed 
deletions are indicated by strikeg\olt. 

Chapter 2.1- Page 10- after paragraph 6- Add: 

The Gualala Town Plan is located in Chapter 4.14. 

Chapter 2.1- Table 2.1-1, Page 11- Add to end of table: 

"SOUTH COAST- 4.14 Gualala Town Plan- Gualala and vicinity- Gualala
Map 31" 

Chapter 3.6 - Page 87 - paragraph 1 - replace last sentence with: 

As aa example, 17 pe;~eRt gf ~e skg;eli:Ae is state par:ks, 9\olt ~e;e a;e :A9 :A9:A we 
pt.l9li~ a~~ess p9i:Ats :A9'1V gpe:A i:A ~e 20 miles 9~~e:A ).4atl~keste; ~tate 2ea~k 
a:AQ <Alalala J>giRt J?&si9Ral Pa;k at tki :A9Ril egge gf ~9:A9ma Cgw~·, As an 
example, although the town of Gualala is a major visitor-serving center on the 
Mendocino Coast and serves a resident population of over 2,500 persons, the 
closest non-fee public access to the coast is more than nine miles north of Gualala 
at Schooner Gulch State Beach. 

Chapter 3.9 - Page 120 - Change Policy 3.9-2(b )(5) to read: 

All of that area within the Coastal Zone from Hearn Gulch and Iversen Road 
south to the Gualala River, including Iversen Landing Subdivision, and excluding 
those lands within the. R.wal Village Commercia/land use classification and the 
Gualala Town Plan boundary. 

• 

• 

• 
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Chapter 4.12 - Pages 200 through 207 - Modify to read: 

4.12 IVERSON ROAD TO SONOMA COUNTY LINE PLANNING AREA 
(Anchor Bay-Gualala) 

The "banana belt" section of the Mendocino Coast is distinguished by dense forests of 
small coniferous and broadleaf trees, extending to the cliffs at many points. Although 
much of the wooded shoreline is devefoped, the forest dominates the scene, often 
blocking ocean views and hiding all evidence of development except for an occasional 
gate or mailbox. The coastal zone boundary, following the ridge along Ten Mile Cutoff 
Road, is 1.4 to 3 miles inland Potential highway capacity is one constraint on 
development in the planning area. The potential for improving the highway varies 
significantly within the planning area. The sharp turn at Fish Rock Gulch and the nearby 
9-foot lanes cannot be improved much and thus will continue to limit improvements. At 
other points, the roadbed can be widened to permit 12-foot lanes with a 4-foot shoulder 
on each side; south of Anchor Bay the full 32-foot section including 12-foot vehicle lanes 
and 4 foot bicycle lanes, can be built. With additional improvements such as protected 
left turn lanes, the volume of traffic currently passing through Gualala could be i1u;r~a.s~d 
l;Jy 75 pen:~at more than doubled. 

The primary difficulty in assessing highway capacity is determining how much traffic 
will be generated by development north of the planning area and how many locally 
generated trips will use Highway 1 in Sonoma County. Projected growth in accord with 
the Sonoma County LCP could absorb available highway capacity at Jenner. Some local 
trips, particularly those originating on Pacific Woods Road and Old Stage Road (Brushy 
Opening Road) will use only very short segments of Highway 1. Some residents will use 
Old Stage Road and Fish Rock Road to reach Highway 101 during weekend peak hours if 
Highway 1 is severely congested. A high proportion of permanent residents amongst 
visitors will reduce travel on the highway during the summer weekend peaks when 
detours can be made by those familiar with local roads. In summary, the number of 
variable factors does not permit a precise determination of how highway capacity will 
affect development in Gualala. Trends must be monitored and a more detailed study 
prepared before any amendment to the Coastal Element is approved that increases 
allowable development and traffic on Highway 1. · 

Waste disposal, as well as highway capacity, limits development in the area; it is 
questionable whether individual septic systems will work for many additional small lot 
subdivisions. The North Gualala Water Company offers service from the County line to 
Anchor Bay, 3.5 miles north. An existing community sewage system serves the Anchor 
Bay subdivision, and was rebuilt without provision for expansion. The Regional Water 
Quality Control Board has determined that several existing lots in Anchor Bay lack 
potential leach fields: 



ATTACHMENT 
MENDOCINO COUNTY LCP AMENDMENT NQ. 2-98 {MAJOR) 
Page22 

No standards can be set for minimum parcel size to ensure satisfactory performance from 
septic systems--such a determination must be made on a lot by lot basis--but larger lots 
are more likely to meet water quality standards or to qualify for waivers. Inadequate 
septic systems created a health hazard in Gualala (documented in 1987), and the GCSD 
received a Clean Water Act facilities planning grant to correct the problem. The resulting 
system provides wastewater treatment services within a designated service area. 

The initial design capacity of the GCSD system was based upon residential population 
growth at two percent (2%) annually for 20 years, and on increased commercial 
development within the Gualala area. The service area for this system is limited to a 
recognized district boundary (see Map #31 Coastal Element-Land Use Plan). Within the 
District boundary, development may proceed at higher densities specified in this plan 
only when water and/or sewer service is provided by an approved community system. 

In additiof! to sewage disposal constraints and highway capacity, the availability of 
water may limit future development in the Gualala planning area. Domestic water in the 
planning area is provided by private well:~ and by the North Gualala Water Company, a 

· privately-owned utility. The "Mendocino County Coastal Groundwater Study" prepared 
in 1982 identified areas of sufficient, marginal and critical water resources on the coast. 
Coastal Groundwater Development Guidelines were adopted in 1989 which establish 

• 

requirements for investigation for groundwater development depending upon proposed • 
project type, location and lot size. The requirements for proof of water and hydrological 
studies are intended to ensure that development is consistent with the limitations of the 
local water supply. According to these guidelines, a hydrological study would be 
required prior to any increase in the North Gualala Water Company's water diversions. 

Anchor Bay 

The cluster of subdivisions at Anchor Bay occupies high bluffs on either side of Fish 
Rock Creek. However, Anchor Bay's compact commercial area turns its back on the 
Pacific and does not take advantage of the views. Overnight accommodations or a 
restaurant with a view deck should be built on the blufftop. Anchor Bay's proximity to 
Gualala, 3.5 miles south, limits the need and opportunity for additional businesses. 

Gualala 

0\lalala is tl:le 'bYilrliRg s~pl3• aa4 skgppiRg ~IRi~N" 'b9dt fgr Mt'A49~Vilw's &9\lik QQast aR4 
fgr ~~a lltaR.QA iR ~QR9&Ra C9Wli3'• lJur.Jl@ 'tAt lam 10 yta;:s, 0\lalala 'baserl Cllrtt':vi ha;J;c 

'blalilt aR att.~ragi gf 70 tg 100 kgw:es pir yiar, mainly f9r ~is, VaQaiiQR k9AH 'blolY4fli; 
anrl Ulimstlws. Thi plan ~QG@Ri&~es ike Rterl fgr OYilrliRg slolpply e&ia9lislmt1Rts iR 
~gmmer£ial artas aRrl f9r aR iR4loliltrial ~lassifi,.atiGR tg aQQQR'U'RQQate 'tk9&8 gf iR4w:trial 
£karaQter, 8\lQR as reafl3•1Rix QQRQritt. • 
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As QilVelgpmeat p;gqeeQs, O:l.lalala will be able tg &Qppg;t aQQitigaaJ ;etail spa.;, bldt tl!.e 
aH~Qldat 'AAU QepeAQ ga tl!.e p;gpg;tiga gf pat:t time tg t:esiQeats ia ib:e a;ea, '.llhea £ea 
RaaQh fea'"hes its maximt.1m Q~'elgpmeat gf :Z,OOO 'loHlits a.GQ tl!.e a;ea SQldtA gf lve;sga 
R,gaQ is QevelgpeQ ia a.c;:g;Q witl!. the laaQ Use Plm, thet:e li:Q~Q "be aeady 10,000 
pefsgas ia tl!.e t..we a;ea eagy,gh tg SQPPQt:t a sldpet:mat:ket. G1dalala's ~stias 

<ilQmme;c;:ial Qevelgpmeat is s•attet:eQ alii)ag a mile gf Higw.va3r 1, QQt:t:eRtl3' aga;Q 
qgmm;;c;:ial, lildt:thet: Qevelgpmiat ia tl!.is pattlilt:a VlQQ}Q W:J.'it:&il3' aft;JQt higA'¥1.3' sa.fi~r 
altQ tnltli• c;:ap:K!it3'• :Ai)at:by llgmes mest gf tile Aigl:P.vay, aR4 O:l.lalala's c;:gmm,Qmt¥ 
iQeatit,'• 

The town of Gualala is a service center for the south coast of Mendocino County and for 
The Sea Ranch and northern Sonoma County. While serving a resident population, the 
scenic beauty and recreational opportunities of the Gualala area attract many thousands 
of visitors each year. 

Gualala is a town which lacks a visual community identity. The commercial district 
stretches along a two-mile section of Highway 1. There is no distinctive architectural 
style, town center or historic context. However, Gualala is blessed by its outstanding 
natural setting at the mouth of the Gualala River. Magnificent views of the river and 
coastline are available from many locations and the forested hillsides frame the inland 
edges of the town. 

Through a grassroots community planning process, the Gualala Town Plan was 
formulated to guide future development within the Town Plan area in ways that might 
enhance the character of the town of Gualala. The Gualala Town Plan is included as 
Chapter 4.14 of the Coastal Element. 

Coastal Element Policies: Anchor Bay - Gualala 

4.12-1 New residential and visitor accommodation development within the Anchor Bay
Gualala Planning Area shall be dependent upon approval by the County Health 
Department for septic waste disposal systems installed in accordance with 
Regional Water Quality Control Board Basin Standards. Installation of individual 
septic disposal systems shall be carefully monitored by the County Health 
Department and the Regional Water Quality Control Board to determine the 
cumulative impact upon coastal resources of all development within the Anchor 
Bay-Gualala area. 

Proposed developments within the service area of the Gualala Community 
Services District shall be connected to that publicly-owned system, upon approval 
by the GCSD Board of Directors, and the County of Mendocino shall not approve 
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development applications until such connection has been authorized by the 
GCSD. 

4.12-2 Tiu: wl.JaR Illi'al QQli&AJ.iary gf tA.~ QQmn:lQAit,r gf (#Qalala is iagi;at~lil Py l.Jg:y,g,Qal¥ 
liaes geliaeatelil QR ianrJ Use Uap ll. 

A ;g~t~' pi9p9s~lil loH'l.JaA: JPloH'al QQQRQary QQV.-iAzS a IRQQA la~=Ser area 
ea;gmpasses SO a.1!'~8 gf TFZ ap:PI'QKimately 400 a.As 9f ~91!'88t Land. aA4 
GQJ!'J!'QQAzrJ~Iil Py ;ga;~Rtiawlil Rsir.leA:tial gevelgpm~t was A:9t fgQA:Q jwstUia\Jie ia 
arJgptiga gf tHis plan at iRis tim~ \)Qt it is I=~;ggAzia~r.l that ibis 'JJ.QWQ \Je a lggi;al 
al!'~a Wi §I'QV!t.A expansiQA: iA: tA.~ Wt\H'C, 

The urban-rural boundary is coincident with the Gualala Town Plan area. The 
Town Plan area includes all lands within the Gualala Community Services 
District (GCSD) and the small lot residential subdivisions adjoining the GCSD 
service area. The Town Plan. area was selected to identify where new 
development could be served by community water and/or sewer systems and 
where such development would minimize traffic impacts on Highway I. A 
primary goal of the Gualala Town Plan is to concentrate new development within 
the Town Plan area. 

4.12-3 Dedication of a sixty foot half width shall be required as a condition of any 
development of parcels fronting on Highway 1 within the Gualala CSD unless 
otherwise approved by Caltrans. 

4.12-4 The County shall initiate an amendment of Section 15.12.040 (B) ofthe County 
Code to prohibit parking on Highway 1 between Old State Highway and Ocean 
Drive. 

4.12-5 All future development projects within the Gualala CSD shall include sufficient 
off-street parking area to accommodate parking demand anticipated to be 
generated by the proposed use. 

4.12-6 A traffic impact analysis shall be required of all future development projects 
within the Gualala CSD which will generate twenty or more peak hour trips. The 
Institute of Traffic Engineers Trip ·Generation Report shall be used to determine 
trip generation potential of proposed projects. 

4.12-7 The County shall request that Caltrans assist in the development of a program for 
the funding of highway improvements in Gualala to accommodate development 
allowed by the Coastal Plan and made possible by the wastewater facility. Until 
such a program is implemented, any development project which will generate 

• 

• 

• 
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twenty or more peak hour trips shall be required to implement any mitigation 
measures recommended as part of the required traffic impact analysis. 

Access Points, Trails, and Recreation Areas 

Policies for all access points, trails, and recreation areas are in Section 3.6 and 3.7. 
Policies specific to locations in this planning area are listed below in geographic order 
from north to south. Each access point ( otl:ier than fee access where designated) will need 
to be acquired by acceptance of an offer of dedication or by purchase by an appropriate 
public agency or private organization as described in Section 3.6. 

Island Cove 

Location: South oflverson Road. 

Ownership: Private; Island Cove Estates Subdivision, recorded in 1961, includes 
a beach parcel "reserved for use of lot owners." The Coastal Commission, as a 
condition of permit approval, required one owner (Tweedie) to dedicate access 
rights. 

Existing Development: A 700-foot sand beach and sheltered cove, reached by 
trail from parking area. 

Policy: 
4.12-8 Public access shall be obtained to and along this beach as shown on the 

Land Use Plan Map along with a public parking area consistent with 3.6-5. 

Raven's Neck 

Location: West of Highway 1, approximately one mile northwest of Anchor Bay. 

Ownership: Private. 

Characteristics: Virtually unaltered natural habitat for a number of plant and 
animal species including some plants of particular botanical interest; wind 
sculptured rock formations. 

Potential Development: Public acquisition was proposed by 1967 County General 
Plan and 1975 Coastal Plan. Scientists and conservationists familiar with Raven's 
Neck have recommended limited use as a natural reserve, such as Point Lobos 
State Reserve south of Carmel, or no public access. 

Policy: 
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4.12-9 An offer to dedicate public access for scientific and educational purposes 
only, and an open space easement to an appropriate public agency for that 
area of Raven's Neck westerly of the narrow constriction leading to the 
peninsula, shall be required as a condition of permit approval. 

Fish Rock Road Inland Trail 

Location: From Highway 1 north of Anchor Bay, County Road 122 transverses 
northeasterly to Highway 128. 

Existing Development: Pedestrian and equestrian use; designated by County 
Trails Plan. 

Fish Rock Observation Point and Trail 

Location: Approximately 114 mile north of the intersection of Highway 1 and 
Fish Rock Road. 

Existing Development: Vacant parcel. 

Policy: 
4.12-10 An offer to dedicate an easement for public parking and access to 

the point for that area delineated on the Land Use Map shall be 
obtained consistent with Policies 3.6-5 and 3.6-7 and no signing 
will be done until adequate parking is created. 

Anchor Bay Shoreline 

Location: Fish Rock Creek, immediately north of Anchor Bay. 

Ownership: Private. 

Existing Development: Campground providing fee access to beach. 

Policy: 
4.12-11 A guarantee of continued fee access to the public as well as guests 

shall be acquired consistent with policy 3.6-5 together with a 
provision for obtaining a non-fee accessway if the visitor serving 
facility should be changed to another use. 

Getchell Gulch Access 

Location: 0.5 mile south of Anchor Bay. 

• 

• 

• 
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Ownership: Private 

Characteristics: Wooded headlands and small beach. 

Potential Development: Blufftop trail and beach access trail. 

Policy: 
4.12-12 

Serenisea 

Offers of dedication for vertical beach access and blufftop lateral 
access shall be obtained consistent with Policy 3.6-5. 

Location: .5 mile south of Anchor Bay. 

Ownership: Private; inn. 

Existing Development: Trail leads to south side of the beach at Getchell GUlch. 

Policy: 
4.12-13 

St. Orres Creek 

Continued fee access to the shoreline shall be assured by deed 
restriction consistent with policy 3.6-5, together with a provision 
for obtaining a non-fee accessway if the visitor serving facility 
should be changed to another use. 

Location: 1.1 miles south of Anchor Bay. 

Ownership: Private. 

Characteristics: 200 foot cove. 

Policy: 
4.12-14 

Cooks Beach 

Offers to dedicate easements for a vertical and lateral access to the 
cove shall be acquired for that area delineated on the Land Use 
Map consistent with policy 3.6-5. Caltrans should provide for a 
safe parking area at this location and shall be required to do so in 
conjunction with any highway improvement project in this area. 

Location: 1.3 miles south of Anchor Bay . 



ATIACHMENT 
MENDOCINO COUNTY LCP AMENDMENT NQ. 2-98 (MAJOR) 
Page28 

Ownership: Private. 

Characteristics: A 500-foot sandy beach on south side of Glennen Gulch. 
Connects to Bourns Landing bluff top. 

Policy: 
4.12-15 

Bourns Landing 

Offers to dedicate easements for vertical and lateral shoreline 
access shall be acquired for that area delineated on the Land Use 
Map consistent with policy 3.6-5. 

Location: 1.5 miles south of Anchor Bay. 

Ownership: Private. 

Potential Development: Trail along open bluff with long views of coast and 
shoreline access at small beach; connects to Cooks Beach. 

Policy: 
4.12-16 Offers to dedicate easements for a blufftop trail and shoreline 

access shall be acquired for that area delineated on the land use 
plan map consistent with policy 3.6-5. 

Marine View Subdivision 

Location: 1.3 miles north of Gualala. 

Ownership: Private; offer of dedication for 25-foot lateral access by Fager and 
Witt. 

Policy: 
4.12-17 Offers by Fager and Witt shall be relinquished because no blufftop 

trail is proposed and accessway would not be reachable by an 
existing or proposed. vertical access. 

Gualala-Anchor Bay Trail 

Location: Between Gualala and Anchor Bay, primarily along Highway 1 and Old 
Coast Highway (CR #513) rights-of-way, connecting the pedestrian walkways 
shown on the Highway 1 Streetscape Map of the Gualala Town Plan to coastal 

• 

• 

• 
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access points identified in the Coastal Element and traversing the Old Milano 
Hotel property along the northwest property line. 

Ownership: Public rights-of way; Private 

Potential Development: A trail linking Gualala and Anchor Bay commercial 
districts 

Policy: 
4.12-18 Easements along public rights-of-way and offers to dedicate 

easements for public access shall be obtained consistent with 
Coastal Element Policy 3. 6-5 to establish a trail linking Gualala 
and Anchor Bay. 

Gualala BluffTrail 

Location: Central Gualala to Gualala River Bridge. 

Ou~ersai~i Private; gffer gf gegi~atiQA: gf ::ZS tQgt bh.1fftg~ a~~ess ag,g agreemeA:t 
QA: existeA:~e gf ~res~ri~tive rigats gver verti~al a~~ess frgm Higav:'ay 1 tg mean 
aiga tige by 2gwer, 

pgJi~yi 

4:1:2 1g 
~gteA:tial wr ~gm~letigg, gf a ~~~i~ trail fi.:gm CeA:tral Ovalala tg 
Ovalala brigge, The trail saall tQllgw algg,g tae blvfftg~ ang 
sagreliA:e, segmeA:ts ma~' A:eeg tg vse tae ~~li~ rigat gf w~' gf 
Higama~' 1 gver i~assable areas, Otiers tg gegi~ate easemeA:ts 
wr ~vbli~ a~~€SS saall be gbtaiA:eQ wr taQS€ areas SRQ,1:~ QA: tae . 
l,a,g,g Use Pla.R: U~s ~QA:sisteA:t V:r;ita Pgli~~, J,9 S, 

Ownership: In September 1994, the Redwood Coast Land Conservancy acquired 
the 25-foot-wide, public access easements along the bluff of the Gualala River 
which were required by the California Coastal Commission as conditions of 
development approvals. A five-foot-wide, vertical access easement from Highway 
1 to the blufftop was also acquired The Land Conservancy intends to develop 
and manage the Gualala BluffTrail on these easements . 
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Policy: 
4.12-19 Offers to dedicate easements for public access shall be obtained, in 

consultation with the Redwood Coast Land Conservancy, to 
provide for the completion of the Gualala Bluff Trail. Offers to 
dedicate easements for public access shall be obtained consistent 
with Coastal Element Policy 3. 6-5 and Policy 4.12-14. 

Gualala River Bridge 

Location: North bank of Gualala River; just west of Highway 1. 

Ownership: Private. 

sxistiRg Develgpmel'Hi UR:imprg¥ed. rgad. w rh~r; \1.Qat laUA<:b.iR:g, ~~e aQc;:esi 
may 'be co:barged. '93' ~ Q'llll:er. 

Pglico:yi 
4.12 19 

lgR:g aG a vishgr seruiQe wse remaiR:s, Qgwe:J:'er, ibis area is a 
sigR:ifico:am part gf tlte first viGwal eR:R:anco:e tg tbe Cgw~' gf 
).4eR:d.gQiRQ md. tbb; pfQpeR~' ~' 'be 'beUer co:lassified. as State 
g~d, gpeR spaco:e. This pgJigy sl:lall 'be rcp,q~,.wd. relatP.~ tg its 
b.iglte" md. 'best wse at~ first Jeg\llar RP:r;\e .. , gfibis c;:gastal plan, 

Potential Development: Development of Gualala Bluff Trail; fish and wildlifo 
habitat management; limited parking for public fishing; and access for such craft 
as canoes, rowboats or small boats utilizing trolling-type motors. 

Policy: 
4.12-20 This parcel should be acquired for protection of natural resources 

and public access purposes by the County, State Parks, Caltrans, a 
non-profit land trust, or some other public or private agency, or 
managed for protection of natural resources and public access by 
its owners. If and l)'hen such acquisition occurs, the parcel shall 
be classified as Open Space in the Land Use Plan. Prior to 
development of any public access facilities on the site, a 
management plan shall be prepared in accordance with Coastal 
Element Policy 3. 6-26 to ensure the long-term protection of 
natural resources and maintenance of the property. Development 

• 

• 

• 
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of the Gualala Bluff Trail on this parcel may involve use of the 
Highway 1 right-of-way or acquisition of an easement along the 
bluff of the Lower Mill site east of Highway 1 to ensure the 
protection of environmentally sensitive habitat areas along the 
Gualala River estuary/lagoon. 

Gualala River Trail 

Location: On the north side of the Gualala River, from Highway 1 to the east 
boundary of the Gualala Arts Center property. 

Ownership: Private 

Potential Development: A pedestrian trail providing public access to the Gualala 
River for fishing, hiking, swimming, etc. 

Policy: 
4.12-21 Offers to dedicate easements for lateral access on the north side of 

the Gualala River shall be acquired consistent with Policy Coastal 
Element 3. 6-5. 

Visitor Accommodations and Services: Visitor accommodations and services are 
designated as a principal permitted use in the Iverson Road to Sonoma County Line 
Planning Area at the following locations: 

The Sea Urchin 
Mar Vista Motel 
Whale Watch 
Serenisea Motel 
Re-Newell Center 
St. Orres 
Old Milano Hotel 
Gualala River Redwood Park 

existing service 
existing motel 
existing inn 
existing motel 
existing motel 
existing inn and restaurant 
existing inn 
existing campground 

In addition, the following sites have been designated as a conditional use for visitor 
serving facilities on the land use map: 

Getchell Gulch 
East of Serenisea access 
Cooks Beach, south 
Bourns Landing 

proposed inn or hostel 
proposed inn or hostel 
proposed motel 
proposed motel 
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Gualala Point, west of bridge 
Gualala Point, east of bridge 

proposed campground 
proposed campground 

A variety of visitor serving facilities are located in the commercial areas of Anchor Bay 
and Gualala, which are not designated on the land use map. 

• 

• 

• 
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DRAFT ZONING AMENDMENTS FOR GUALALA TOWN 
PLAN 

New text is shown in italics. 

CHAPTER 20.352 
ESTABLISHMENT OF COASTAL DISTRICTS 

Sec. 20.352.005 Zoning Districts Established 

The several classes of zoning districts into which the County's Coastal Zone may 
be divided are as follows: 

AG 
FL 
TP 
RL 
OS 
RR 
RMR 
SR 
RV 
FV 
c 
I 
PF 
GVMU 
GHMU 
GPD 
GI 

Agricultural District 
Forest Lands District 
Timberland Production District 
Range Lands District 
Open Space District 
Rural Residential District 
Remote Residential District 
Suburban Residential District 
Rural Village District 
Fishing Village District 
Commercial District 
Industrial District 
Public & Semipublic Facilities District 
Gualala Village Mixed Use 
Gualala Highway Mixed Use 
Gualala Planned Development 
Gualala Industrial 

Sec. 20.352.010 Combining Districts 

Combining districts may also be designated as follows: 

AH 
CL 
DL 
FP 
L 
PD 
ss 

Airport Combining Districts 
Clustering Development Combining District 
Development Limitations Combining District 
Flood Plain Combining District 
Special Minimum Lot Size Combining District 
Planned Unit Development Combining District 
Seismic Study Combining District 
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VAS Visitor Accommodations and Services Combining District 

Sec. 20.352.015 Location and Boun·daries of Districts 

The designation, location and boundaries of the aforesaid districts shall be 
according to the General Plan Coastal Element Land Use Maps and Section 
20.304.040. 

CHAPTER 20.405 
GUALALA VILLAGE MIXED USE DISTRICT "GVMU" 

Sec. 20.405.005 Intent of the GVMU District 

The intent of this district is to provide for commercial and residential 
development which is compatible with existing commercial uses; to create a 
compact, integrated and walkable shopping district; to direct new development 
east of Highway 1; to provide public access along the bluff; and to protect and 
enhance coastal and river views. 

. 
Sec. 20.405.010 Principal Uses for GVMU District 

The following use types are permitted in the GVMU District, subject to obtaining 
a Coastal Development Permit and necessary building permits and approvals: 

(A) Coastal Residential Use Types 

Family Residential: Single Family 
Family Residential: Two Family 
Family Residential: Multifamily 
Family Residential: Boarding House 

(B) Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small S.chools 
Fire and Police Protection Services 
Group Care 

• 

• 

• 
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Lodge, Fraternal and Civic Assembly 
Religious Assembly 

(C) Coastal Commercial Use Types 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and Services: Veterinary (Small Animals) 
Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
Communications Services 
Eating and Drinking Establishments 
Financial Services 
Food and Beverage Preparation: Without consumption 
Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage, Distribution: Light 

(D) Coastal Visitor Accommodations and Services Use Types 

. 
Bed and Breakfast Accommodation 
Visitor-Oriented Eating and Drinking Establishments 
Visitor-Oriented Retail Sales 

(E) Coastal Open Space Use Types 

Passive Recreation 

Sec.10.405.015 Conditional Usesfor GVMUDistrict 

The following use types are permitted in the GVMU District, subject to obtaining 
a Coastal Development Use Permit and necessary building permits and 
approvals: 
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(A) Coastal Residential Use Types 

Mobile Home Park 

(B) Coastal Civic Use Types 

Administrative Services: Government 
Alternative Energy Facilities: Onsite 
Community Recreation 
Educational Facilities 
Major Impact Services and Utilities 
Minor Impact Utilities 

(C) Coastal Commercial Use Types 

Automotive and Equipment: Cleaning 
Automotive and Equipment.~ Gasoline Sales 
Automotive and Equipment: Repairs, Light 
Automotive and Equipment: Sales/Rentals 
Automotive and Equipment: Storage, Recreational Vehicles and Boats 
Commercial Recreation: Indoor Sports and Recreation 
Commercial Recreation: Indoor Entertainment 
Commercial Recreation: Outdoor Sports and Recreation 
Commercial Recreation: Water-Dependent Recreation 
Construction Sales and Services 
Recycling Centers 
Research Services 
Wholesaling, Storage and Distribution: Mini-warehouses 

(D) Coastal Visitor Accommodations and Services Use Types 

Hostel 
Hotel 
Inn 
Motel 

(E) Coastal Open Space Use Types 

Active Recreation 

• 

• 

• 
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Sec. 20.405.020 Minimum Lot Area in GVMU District 

Six thousand (6, 000) square feet 

Sec. 20.405.025 Maximum Density for Residential Uses in GVMU District 

(A) Single family dwelling units per parcel, or portion thereot shall be limited 
to a density of ten (1 0) units per acre. 

(B) Multiple family and two-family dwelling units per parcel, or portion 
thereot shall be limited to a density of thirty (30) units per acre. 

Sec. 20.405.030 Maximum Visitor Accommodations and Services Density in GVMU 
District 

Density of visitor accommodation units shall not exceed twenty (20) units per 
acre, not to exceed thirty (30) units. 

• Sec. 20.405.035 Site Development Standards: East of Highway I 

• 

(A) Maximum Building Height: Structures shall be limited to twenty-eight 
(28) feet in height. Lesser heights may be required where it is found that 
building heights would have adverse impacts to community character, 
open space or public views. 

Exceptions to the strict application of maximum building heights may be 
allowed for church steeples, flag poles, water towers, utility poles, and 
other towers and architectural features not for human habitation, where 
such exceptions are consistent with the intent of the Zoning District and a 
variance is obtained 

(B) Maximum Lot Coverage: The maximum lot coverage for all uses shall be 
twenty-five (25) percent. 

(C) Maximum Floor-Area Ratio: A maximum floor-area ratio of thirty-jive 
(35) percent shall be permitted for all uses. 

Sec. 20.405.040 Site Development Standards: West of Highway I 
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(A) Maximum Building HeiKht: Structures shall be limited to eighteen (18) 
feet in height. Exceptions to the strict application of the eighteen-foot 
height limit to a maximum permitted height of twenty-eight (28) feet may 
be granted in instances where "significant view corridors" are 
maintained and subject to the lot coverage and floor area ratio criteria 
established below. 

(B) Minimum View Corridor: All development shall be required to maintain a 
minimum view corridor of constant width equivalent to thirty (30) percent 
of the average length of the front and rear parcel boundaries. A 
"significant view corridor" is equivalent to fifty (50) percent of the 
average length of the front and rear parcel boundaries. 

(C) Maximum Lot Coverage: The maximum lot coverage for all uses shall be 
twenty (20) percent. If significant view co"idors are maintained, the 
maximum lot coverage may be increased to twenty-five (25) percent 
during the Coastal Develf!.pment Permit or Coastal Development Use 
Permit process. 

D) Maximum Floor-Area Ratio: A maximum floor-area ratio of twenty (20) 
percent shall be permitted for all eighteen (18) foot structures. Where 
significant view corridors are maintained and an exception to the 
eighteen-foot height limit has been granted, a maximum floor-area ratio of 
thirty (30) percent shall be permitted. 

Sec. 20.405.045 Minimum Building Setbacks in GVMU District 

Minimum building setbacks from property lines adjoining public or private 
roadways shall be established to preserve the rights-of-way identified on the 
Highway 1 Streetscape Plan and the Local Roads Streetscape Plan of the Gualala 
Town Plan. At a minimum, buildings and parking areas shall be setback forty 
(40) feet from the Highway 1 centerline and thirty (30) feet from the centerline of 
the right-of-way for local roads in the GVMU District. 

Where a parcel in the GVMU Disf!ict is adjacent to a property which is not in 
either the GVMU, GHMU, GPD or GI districts, a setback often (10) feet shall be 
required between the subject parcel and the adjoining property. All commercial 
development shall be buffered from adjoining properties with RR, SR or RMR 
designations by fencing or plant screening or other approved mitigating devices . 

• 

• 

• 
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Sec. 20.405.050 Minimum Usable Activity Space Requirements for Residential Uses 
in GVMU District 

At a minimum, ten (1 0) percent of the total lot area shall consist of usable activity 
space in each residential development. Areas within the required building 
setbacks may contribute to this requirement. 

Sec. 20.405.055 Off-Street Parking Requirements for Residential Uses in GVMU 
District 

For studio and one-bedroom dwelling units: minimum of one and a half (1.5) on
site parking spaces per unit. 

For two- or more bedroom dwelling units: minimum of two (2) on-site parking 
spaces per unit. 

Sec. 20.405.060 Off-Street Parking Requirements for Non-Residential Uses in 
GVMU District 

Off-street parking for non-residential uses shall be provided in accordance with 
the standards established in "Off-street Parking" chapter ofthe Coastal Zoning 
Code. Shared parking arrangements shall be permitted in accordance with the 
standards established in the Coastal Zoning Code and subject to obtaining a 
variance. 

Sec. 20.405.065 Vehicle Access Requirements in GVMU District 

Shared driveway access between neighboring uses and parcels shall be 
encouraged. Wherever possible, driveway access shall be provided at the 
property boundary, to permit future negotiations of shared access agreements 
when adjoining parcels are developed. Where shared access is provided, a ten 
(1 0) percent reduction in the required parking spaces for all commercial uses 
shall be permitted for each participating parcel. Driveway access to Highway 1 
shall be limited to one driveway per parcel except in instances where more than 
one access/egress point can be clearly justified. 

Sec. 20.405.070 Pedestrian Access Requirements in GVMU District 

All new development shall be required, where feasible, to provide a pedestrian 
walkway along Highway 1 and local street frontages. Pedestrian walkways shall 
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be a minimum of jive (5) feet in. width and shall be constructed of concrete. 
Walkways may be located within the landscaping/walkway corridors of the public 
rights-ofway, as indicated on the Highway 1 and Local Road Streetscape Maps 
of the Gualala Town Plan. The. specific location of pedestrian walkways shall be 
determined by each property owner. However, narrow linear strips of 
landscaping between walkways and streets shall be discouraged. Required 
walkways shall connect to existing walkways on adjacent properties, and where 
such adjacent walkways have not been developed, the required walkways shall be 
located in areas where the future continuation of the walkway across adjoining 
properties is feasible. 

Sec. 20.405.075 Landscaping Requirements in GVMU District 

A landscape plan shall be required for development proposals in the GVMU 
District, in accordance with the On-Site Landscaping policies in the "Design 
Guidelines" chapter of the Gualala Town Plan. 

Sec. 20.405.080 Exterior Lighting Regulations 

. 

• 

Exterior lighting regulations are contained in the "Visual Resource and Special • 
Treatment Areas" chapter of the Coastal Zoning Code and the "Design 
Guidelines" chapter of the Gualala Town Plan and shall apply to development in 
the GVMU District. 

Sec. 20.405.085 Sign Regulations 

Sign regulations are contained in the "Sign Regulations" chapter of the Coastal 
Zoning Code and the "Design Guidelines" chapter of the Gualala Town Plan and 
shall apply to development in the GVMU District. 

Sec. 20.405.090 Development Fee Requirements in GVMU District 

Ordinances requiring dedications or "in lieu" development fees may be adopted 
by the Board of Supervisors for the acquisition and development of open space, 
public facilities, pedestrian access facilities and streetscape improvements 
identified in the Gualala Town Plan. Development in the GVMU District shall be 
required to participate once a fee schedule is adopted by the Board of 
Supervisors. 

• 
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CHAPTER 20.406 
GUALALA HIGHWAY MIXED USE DISTRICT "GHMU" 

Sec. 20.406.005 Intent of the GHMU District 

The intent of this disirict is to provide for commercial and residential 
development on parcels adjacent to Highway 1 that is attractively sited, designed, 
and landscaped. Restrictions on development in the district are intended to limit 
traffic generation and to lessen the potential for vehicular congestion on Highway 
1. 

Sec. 20.406.010 Principal Uses for GHMU District 

The following use types are permitted in a GHMU District, subject to obtaining a 
Coastal Development Permit and all necessary building permits and approvals. 

(A) 

(B) 

Coastal Residential Use Types 

Family Residential: Single Family 
Family Residential: Two-Family 
Family Residential: Multi-Family 
Family Residential: Boarding House 

Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small Schools 
Fire and Police Protection Services 
Group Care 

(C) Coastal Commercial Use Types 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and Services: Veterinary (Small animals) 
Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
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Communications Services 
Eating and Drinking Establishments 
Food and Beverage Preparation: Without consumption 
Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage and Distribution: Mini-warehouses 
Wholesaling, Storage and Distribution: Light 

(D) Coastal Visitor Accommodations & Services Use Types 

(E) 

Bed and Brealifast Accommodation 
Visitor-Oriented Eating and Drinking Establishments 
Visitor-Oriented Retail Sales 

Coastal Open Space Use Types 

Passive Recreation 

Sec. 20.406.015 Conditional Uses for GHMU District 

The following use types are permitted in the GHMU District, subject to obtaining 
a Coastal Development Use Permit and necessary building permits and 
approvals: 

(A) Coastal Residential Use Types 

Mobile Home Park 

(B) Coastal Civic Use Types 

Administrative Services: Government 
Alternative Energy Facilities: Onsite 
Community Recreation 
Educational Facilities 

• 

• 

• 
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(C) 

(D) 

Major Impact Services and Utilities 
Minor Impact Utilities 

Coastal Commercial Use Types 

Automotive and Equipment: Cleaning 
Automotive and Equipment: Fleet Storage 
Automotive and Equipment: Gasoline Sales 
Automotive and Equipment: Repairs, Light 
Automotive and Equipment.~ Repairs, Heavy 
Automotive and Equipment: Sales/Rentals 
Automotive and Equipment: Storage, Recreational Vehicles and Boats 
Commercial Recreation: Indoor Sports and Recreation 
Commercial Recreation: Indoor Entertainment 
Commercial Recreation: Outdoor Sports and Recreation 
Commercial Recreation: Water-Dependent Recreation 
Construction Sales and Services 
Recycling Centers 
Research Services 

Coastal Visitor Accommodations & Services Use Types 

Hostel 
Hotel 
Inn 
Motel 

(E) Coastal Open Space Use TJ!Pe 

Active Recreation 

Sec. 20.406.020 Minimum Lot Area in GHMU District 

Six thousand (6, 000) square feet 

Sec. 20.406.025 Maximum Density for Residential Uses in GHMU District 

(A) Single family dwelling units per parcel, or portion thereof shall be limited 
to a density of ten (1 0) units per acre . 
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(B) Multiple and two-family dwelling units per parcel, or portion thereof, 
shall be limited to a density_oftwenty-five (25) units per acre. 

Sec. 20.406.030 Maximum Vuitor Accommodations and Services Density in GHMU 
District 

Density of visitor accommodation units shall not exceed fifteen (15) units per 
acre, not to exceed twenty (20) units. 

Sec. 20.406.035 Site Development Standards: East and West of Highway 1 in 
GHMU District 

(A) Maximum Building Height: Structures shall be limited to twenty-eight (28) 
feet in height. Lesser heights may be required where it is found that 
building heights would have adverse impacts to community character, 
open space or public views. 

Exceptions to the strict application of maximum building heights on the 
east side of Highway I may be allowed for church steeples, flag poles, 
water towers, utility poles, and other towers and architectural features not 

• 

for human habitation, wher! such exceptions are consistent with the intent • 
of the zoning district and a variance is obtained 

(B) Maximum Lot Coverage: The maximum lot coverage for all uses shall be 
twenty (20) percent. 

(C) Maximum Floor-Area Ratio: A maximum floor-area ratio of thirty (30) 
percent shall be permitted for commercial uses. For mixed uses where 
more than half of the total floor area is dedicated to residential uses, no 
floor-area ratio shall apply. No floor-area ratio shall apply to residential 
uses. 

Sec. 20.406.040 Minimum Building Setbacks in GHMU District 

Minimum building setbacks along Highway 1 of fifty (50) feet from the center-line 
are required. Rear setbacks of ten (1 0) feet are required At a minimum, a 
twenty- (20) foot-wide landscape buffer shall be provided within the front setback. 

Where a parcel in the GHMU District is adjacent to a property which is not in 
either the GVMU, GHMU, GPD or G/ districts, a setback often (10) feet shall be 
required between the subject parcel and the adjoining property. All commercial • 
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development shall be buffered from adjoining properties with RR, SR or RMR 
designations by fencing or plant screening or other approved mitigating devices. 

Sec. 20.406.045 Minimum Usable Activity Space Requirements for Residential Uses 
in GHMU District 

At a minimum, ten (1 0) percent of the total lot area shall consist of usable activity 
space in each residential development. Areas within the required building 
setbacks may contribute to this requirement. 

Sec. 20.406.050 Off-Street Parking Requirements for Residential Uses in GHMU 
District 

For studio and one-bedroom dwelling units: minimum of one and a half (1.5) on
site parking spaces per unit. 

For two- or more bedroom dwelling units: minimum of two (2) on-site parking 
spaces per unit . 

Sec. 20.406.055 Off-Street Parking Requirements for Non-Residential Uses in 
GHMU District 

Off-street parking for non-residential uses shall be provided in accordance with 
the standards established in the "Off-street Parking" chapter of the Coastal 
Zoning Code. Shared parking arrangements shall be permitted in accordance 
with the standards established in the Coastal Zoning Code and subject to 
obtaining a variance. 

Sec. 20.406.060 Prohibition of "Drive Through" Facilities in GHMU District 

. 
To discourage development of commercial uses which generate high traffic 
volumes and would result in high peak hour turning movements, no "drive 
through " commercial facilities, except car washes, shall be permitted in the 
GHMU districts. 

Sec. 20.406.065 Vehicle Access Requirements in GHMU District 

Shared driveway access between neighboring uses and parcels shall be 
encouraged Wherever possible, driveway access shall be provided at the 
properrJl boundary to permit future negotiations of shared access agreements 
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when adjoining parcels are developed. Where shared access is provided, a ten 
(1 0) percent reductiqn in the required parking spaces for all commercial uses 
shall be permitted for each participating parcel. 

Driveway access to Highway 1 shall be limited to one driveway per parcel except 
in instances where more than one access/egress point can be clearly justified 

Sec. 20.406.070 Pedestrian Access Requirements in GHMU District 

All new development shall be required, where feasible, to provide an on-site 
pedestrian walkway along the Highway 1 frontage and local street frontages. The 
walkway shall be a minimum of five (5) feet in width and shall be constructed of 
concrete. Walkways may be located within the landscaping/walkway corridors of 
the public rights-of way, as indicated on the Highway 1 Streetscape Map of the 
Gualala Town Plan. The specific location of pedestrian walkways shall be 
determined by each property owner. However, narrow linear strips of 
landscaping between · walkways and streets shall be discouraged Required 
walkways shall connect to existing walkways on adjacent properties, and where 
such adjacent walkways have not been developed, the required walkways shall be 

• 

located in areas where the future continuation of the walkway across adjoining • 
properties is feasible. 

Sec. 20.406.075 Landscaping Requirements in GHMU Distrid 

A landscaping plan shall be required for development proposals in the GHMU 
District in accordance with the On-Site Landscaping policies in the "Design 
Guidelines" chapter of the Gualala Town Plan. 

Sec. 20.406.080 Exterior Lighting Regulations 

Exterior lighting regulations are contained in the "Visual Resource and Special 
Treatment Areas" chapter of the Coastal Zoning Code and the "Design 
Guidelines" chapter of the Gualala Town Plan and shall apply to development in 
the GHMU District. 

Sec. 20.406.085 Sign Regulations 

Sign regulations are contained in the "Sign Regulations" chapter of the Coastal 
Zoning Code and the "Design Guidelines" chapter of the Gualala Town Plan and 
shall apply to development in the GHMU District. • 
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Sec. 20.406.090 Development Fee Requirements in GHMU District 

Ordinances requiring dedications or "in lieu" development fees may be adopted 
by the Board of Supervisors for the acquisition and development of open 
space,public facilities, pedestrian access facilities and streetscape improvements 
identified in the Gualala Town Plan. Development in the GHMU District shall be 
required to participate once a fee schedule is adopted by the Board of 
Supervisors. 

CHAPTER 20.407 
GUALALA PLANNED DEVELOPMENT "GPD" 

Sec. 20.407.005 Intent of the GPD District 

(A) To require comprehensive planning for development of the two large (40+ 
acre) commercial properties in the Town Plan area . 

(B) To allow for substantial community review and comment on development 
proposals for GP D properties. 

(C) To establish a flexible and streamlined permitting process for the phased 
development of multiple uses on these properties. 

(D) To encourage imaginative development plans that provide for a mixture of 
residential, commercial, and community recreation/open space uses which 
are integrated with surrounding development. 

(E) To ensure the provision of adequate infrastructure to serve future 
development on the GP D District parcels and to coordinate the expanded 
circulation network necessary to serve such development. 

Sec. 20.407.010 Development Permitting Process for GPD Districts 

(A) A two-stage planning process, requiring a Master Development Plan and 
a Precise Development Plan, is established for the GPD Districts. The 
development plans will provide general and specific criteria regulating 
future development within the GP D Districts . 
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(B) 

The Precise Development Plans for the GPD Districts can be considered a 
type of use permit which governs the establishment of multiple uses on 
these large sites. The processing of applications for Master Development 
Plans and Precise Development Plans shall proceed in accordance with 
the procedures established for Coastal Development Use Permits. 
Conditions may be incorporated into the approved plans, similar to the 
conditions attached to a use permit. The Precise Development Plan 
approval process incorporates the Coastal Development Permit approval 
process. Any person holding an approved master or Precise Development 
Plan may apply for an amendment, including modification of the terms of 
the plan, and waiver or alteration of the conditions imposed on the plan. 

The Master/Precise Development Plan process represents a streamlining 
of the County's permit-processing requirements, since once a Precise 
Development Plan has been approved, no further discretionary approvals 
are necessary. In other words, property owners/developers will not be 
required to obtain individual Coastal Development Permits, use permits, 
variances, etc. for each proposed portion or phase of the development. 

Master Development Plan.· The Master Development Plan shall provide a 
plan for development of GP D District properties and shall incorporate all 
contiguous land under one ownership within the GPD District. At a 
minimum, the Master Development Plan shall include the following 
elements: 

(1) Location, types and densities of all proposed land uses, including 
maximum number of residential units, commercial square footage 
and visitor-serving units. 

(2) General alignments for roadways and utilities. 

(3) Provisions for public access, open space and recreation facilities. 

( 4) Determination of availability of water supply, sewer capacity and 
road capacity to serve development. 

(5) Provisions for prote:tion of environmental resources. 

(6) Development phasing plan. 

• 

• 

• 
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(C) 

(7) Environmental documentation. 

Precise Development Plan. After, or concurrent with, approval of a 
Master Development Plan, a Precise Development Plan is required for the 
specific phase(s) of development under consideration. The Precise 
Development Plan shall provide more detailed specifications for phases of 
development for which permits are sought and shall be consistent with an 
approved Master Development Plan and Coastal Element policies. No 
permits shall be issued except in accordance with an approved Precise 
Development Plan. A Precise Development Plan shall expire and become 
null and void at the time specified in such permit, or if no time is specified, 
at the expiration of two years after granting except where construction 
and/or use of the property in reliance on such permit has been initiated 
prior to its expiration. Individual Coastal Development Permits shall not 
be required for development in accordance with an approved Precise 
Development Plan. 

At a minimum, the Precise Development Plan shall include the following 
elements: 

(1) Lot coverage standards for residential uses. 

(2) Lot coverage and floor-area standards for commercial uses. 

(3) Lot size requirements. 

(4) Minimum front, rear and side yard standards. 

(5) Design standards for new development . . 
(6) Parking standards for new development. 

(7) Pedestrian access facilities. 

(8) Lighting, signage and landscaping standards. 

(9) Additional environmental documentation (if required) . 

(I 0) Coastal Element consistency determination 
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Sec. 20.407.015 Principal Uses in GPD Districts 

All residential, civic and commercial use types other than those listed below as 
Prohibited Uses shall be considered principal uses in the GPD District upon 
approval of a Precise Development Plan. Conditions restricting principal uses 
may be imposed in the Precise Development Plan. Once a Precise Development 
Plan has been approved, any change in use type or expansion of use shall require 
an amendment to the Precise Development Plan. 

Sec. 20.407.020 Prohibited Uses in GPD Districts 

The following use types are not permitted in GPD Districts: 

(A) Coastal Civic use types 

(B) 

Alternative Energy Facilities-Offsite 

Coastal Commercial use types 

Animal Sales and Services: Auctioning 
Animal Sales and Services: Horse Stables . 
Animal Sales and Services: Kennels 
Animal Sales and Services: Veterinary (Large animals) 
Automotive and Equipment: Storage, Non-operating vehicles 

Sec. 20.407.025 Requirements for Residential Uses in G~D Districts 

At a minimum, fifty (50) percent of the total lot area within a GPD District must 
be dedicated to residential uses and the infrastructure and open space necessary 
to support such uses. 

Sec. 20.407.030 Maximum VISitor Accommodations and Services Density in GPD 
Districts 

The maximum size and density of visitor accommodation facilities in the GP D 
Districts shall be established in the approved Master Development Plan. In no 

· instance may the density of visitor accommodation facilities exceed twenty (20) 
units per acre. The established densities shall be consistent with the scale and 

• 

• 

• 
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character of the town of Gualala and in conformance with the intent of the GPD 
District. 

Sec. 20.407.035 Maximum Building Height in GPD Districts 

Structures shall be limited to twenty-eight (28) feet in height. Lesser heights may 
be required where it is found that building heights would have adverse impacts to 
community character, open space or public views. Height limits for various 
components of the planned development shall be prescribed in an approved 
Precise Development Plan. 

Exceptions to the strict application of maximum building heights may be allowed 
for church steeples, flag poles, water towers, and other towers and architectural 
features not for human habitation, • where such exceptions are consistent with the 
intent of the GP D District and a variance is obtained 

Sec. 20.407.040 Minimum Usable Activity Space Requirements for Residential Uses 
in GPD Districts 

Usable activity space shall be provided for all residential uses in accordance with 
the approved Master Development Plan. At a minimum, ten (10) percent ofthe 
total lot area shall consist of usable activity space in each residential 
development. Flexibility in the provision of on-site usable activity space shall be 
granted to encourage developers of the GPD parcels to provide community open 
space/recreational facilities. 

Sec. 20.407.045 Development Fee Requirements in GPD Districts 

Ordinances requiring dedications or "in lieu" development fees may be adopted 
by the Board of Supervisors for the acquisition and development of open 
space,public facilities, pedestrian access facilities and streetscape improvements 
identified in the Gualala Town PlQfl. Development in the GPD Districts shall be 
required to participate once a fee schedule is adopted by the Board of 
Supervisors . 
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CHAPTER 20.407A 
GUALALA INDUSTRIAL "Gl" 

Sec. 20.407A.005 Intent of the GI District 

To provide suitable locations for necessary industrial and commercial service 
activities where transportation facilities and utilities exist or can be provided 

Sec. 20.407A.OJO Permitted Uses for GI Districts 

The following use types are permitted in a GI District, subject to obtaining a 
Coastal Development Permit and all necessary building permits and approvals. 

(A) Coastal Civic Use Types 

(B) 

Ambulance Services 
Fire and Police Protection Services 

Coastal Commercial Use Types 

Agricultural Sales and Services 
Automotive and Equipment.7 Parking 
Building Maintenance Services 
Communications Services 
Research Services 
Wholesaling, Storage and Distribution: Mini-Warehouses 
Wholesaling, Storage and Distribution: Light 

(C) Coastal Industrial Use Types 

Coastal-Related Industrial 
Coastal-Dependent Industrial 
Custom Manufacturing: Light Industrial 

(D) Coastal Open Space Use Type 

Passive Recreation 

• 

• 

• 
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Sec. 20.407A.OJS Conditional Uses for GI Districts 

The following use types are permitted in a GI District, subject to obtaining a 
Coastal Development Use Permit and all necessary building permits and 
approvals. 

(A) Coastal Residential Use Type 

Employee Caretaker Housing 

(B) Coastal Civic Use Types 

Administrative Services: Government 
Alternative Energy Facilities: Onsite 
Alternative Energy Facilities: Offsite 
Community Recreation 
Major Impact Facilities 
Major Impact Services and Utilities 
Minor Impact Utilities 

(C) Coastal Commercial Use Types 

Animal Sales and Services: Auctioning 
Automotive and Equipment: Cleaning 
Automotive and Equipment: Fleet Storage 
Automotive and Equipment: Gasoline Sales 
Automotive and Equipment: Repairs, Light 
Automotive and Equipment: Repairs, Heavy 
Automotive and Equipment: Sales/Rentals 
Automotive and Equipment: Storage, Nonoperating Vehicles 
Automotive and Equipment: Storage, Recreational Vehicles and Boats 
Construction Sales and SerVices 
Recycling Centers 

(D) Coastal Industrial Use Types 

(E) 

General Industrial 
Heavy Industrial 

Coastal Agricultural Use Types 
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Animal Waste Processing 
Forest Production and Processing: General 
Forest Production and Processing: Commercial Woodlots 
Packing and Processing: Limited 
Packing and Processing: Gi!neral 
Packing and Processing: Fisheries By-Products 

(F) Coastal Extractive Use Types 

Mining and Processing 

Sec. 20.407A.020 Minimum Lot Area for Gl Districts 

(A) Within water and sewer service areas: Six thousand (6,000) square feet. 

(B) Within water or sewer service areas: Twelve thousand (12, 000) square 
feet. 

(C) Not in water or sewer service area: Forty thousand (40,000) square feet. 

Sec. 20.407A.025 Minimum Front Yard for GI Districts 

Ten (10) feet. 

Sec. 20.407A.030 Minimum Side and Rear Yards for GI Districts 

Where a parcel in the GI District is adjacent to a property which is not in the GI 
District, a setback of ten (1 0) feet shall be required between the subject parcel 
and the adjoining property. All industrial development shall be buffered from 
adjoining properties with RR, SR, RMR or GHMU designations by fencing or 
plant screening or other appropriate mitigating devices. 

Sec. 20.407A.035 Building Height Limit for GI Districts 

Fifty (50) feet. 

• 

• 

• 
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CHAPTER 20.458 SECOND RESIDENTIAL UNITS 

Sec. 20.458.005 Intent 

The purpose of this chapter is to regulate the creation of second residential units 
in all zones within the unincorporated areas of the Coastal Zone of Mendocino 
County as required by Section 65852.2 of the California Government Code, as 
amended. 

Sec. 20.458.010 Prohibition 

The creation and/or construction of a second residential unit as defined in Section 
65852.2 of the California Government Code is prohibited. This prohibition does 
not apply in the Town of Gualala Plan planning area and to farm employee 
housing, farm labor housing, family care units, dwelling groups or residential 
clustering where such dwelling units are specifically provided for in other 
sections of this Division. 

Sec. 20.458.015 Findings 

Section 65852.2 of the California Government Code authorized a local agency to 
establish, by ordinance, designated areas where second residential units may be 
permitted. This section further provides that the designation of such areas may be 
based on criteria including, but not limited to, the adequacy of water and sewer 
services, and the impact of second units on traffic flow. 

Additional criteria which the Board of Supervisors determines to be applicable to 
the designation of areas for second units in the Coastal Zone of Mendocino 
County further include the regulation of second units by the California Coastal 
Commission and the policies of the Coastal Element of the General Plan, adopted 
in conformance with and pursuant to the provisions of Public Resources Code 
Section 30000 et. seq. 

Of particular importance to the Board of Supervisors, and one of the main 
purposes for this Chapter, is that the Coastal Element does not include provisions 
for second residential units. It is tully the intent of the Board of Supervisors to 
initiate an amendment to the Coastal Element of the General Plan to provide for 
construction of second residential units within appropriate areas of the Coastal 
Zone. 

When considering appropriate locations for the designation and allowance of 
second residential units, the Board intends to address the following issues: 
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(1) The adequacy of water, based upon the findings of the Coastal 
Groundwater Study. 

(2) Minimum parcel sizes and general soil characteristics to assure adequacy 
of septic capability. 

(3) Potential traffic impacts, based upon existing development patterns, 
urbanizing areas, and highway capacity studies in progress. 

The Board of Supervisors reluctantly concluded in 1985 that the development of 
second units in the unincorporated Coastal Zone of Mendocino County, in excess 
of those allowed pursuant to the provisions of the Coastal Element and this 
Division, may have adverse impacts on the public health, safety, and welfare, 
including water supply, septic capability and traffic. 

The Board further finds and declares that the prohibition of second residential 
units at this time shall not be construed to mean that there are no suitable areas in 
the Coastal Zone where second residential units could be constructed. The Board 
recognizes that an absolute prohibition on second units will limit housing 
opportunities of the region. Therefore, this prohibition is only considered 
temporary until such time as the issues identified above can be adequately 
resolved to assure that there will be no adverse impacts to the public health, safety 
and welfare. 

Sec. 20.458.020 Gualala Town Plan Second Residential Units 

Second residential units are permitted within the Gualala Town Plan area and 
are intended to provide affordable housing opportunities for long-term residential 
use within an area which is served by public water and sewer systems and is close 
to the service and employment center of Gualala. Second residential units are not 
intended to be used for transient habitation or as a visitor-serving 
accommodation of any kind The provisions allowing for second residential units 
are intended to encourage development of as much affordable housing as possible 
within the Gualala Town Plan area. 

(A) Permit requirement: A standard Coastal Development Permit shall be 
required for all second residential units. 

(B) Number of Second Residential Units: A maximum of 100 second 
residential units shall be permitted within the Gualala Town Plan area. 
When this number has been reached, a review shall be conducted to 
determine if second residential units are meeting the intention of this 

• 

• 
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section and whether additional second residential units can be 
accommodated. 

(C) Permitted locations for Second Residential Units: 

(1) Second residential units shall be permitted on all legal parcels 
within the Gualala Town Plan area, with the exception of parcels 
located west of Highway I. Second residential units shall not be 
permitted on parcels located west of Highway I. 

(2) Second residential units shall only be constructed on parcels 
containing an existing single-family dwelling unit used for non
transient habitation or on parcels for which an application has 
been made for building permits for a primary residence. 

(3) 

(4) 

Second residential units shall not be allowed if more than one 
dwelling unit is located on the parcel, or if an accessory 
residential unit (guest cottages, detached bedrooms) currently 
exists on the parcel . 

Second residential units shall not be allowed on parcels where a 
dwelling group or parcel clustering has been approved 

(D) Specific Standards for Second Residential Units: 

(1) All second residential unit permits shall require that a deed 
restriction be recorded to ensure that all dwellings on the property 
will be used for non-transient habitation. Second residential units 
are not intended for sale separate from the primary residence, but 
may be rented for long-term occupancy. 

(2) On parcels that are less than I/2 acre in size, second residential 
units shall be attached to the primary residence or as a second
story to a detached garage. 

(3) Detached second residential units shall be restricted to a maximum 
size of 960 square feet. 

(4) Attached second residential units shall be restricted to a maximum 
size of 500 square feet. 
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(5) Second residential units shall comply with all setback, lot 
coverage, height, parking and other requirements of the base 
zoning district. 

(6) Either a hook-up to the North Gualala Water Company or an 
adequate on-site water system, as approved by the Division of 
Environmental Health, shall be available to serve the second 
residential unit. 

(7) Either a hook-up to the Gualala Community Services District or an 
adequate on-site sewage disposal system, as approved by the 
Division of Environmental Health, shall be available to serve the 
second residential unit. 

FROM CHAPTER 20.532 
COASTAL DEVELOPMENT PERMIT REGULATIONS- GENERAL 

Sec. 20.532.020 Exemptions 

The following developments shall be exempt from this Chapter: 

(A) Repair and maintenance activities which do not result in an addition to or 
enlargement or expansion of the object of such activities, except as 
otherwise specified in Subchapter 7, Title 14, California Administrative 
Code and any amendments thereafter adopted; 

(B) Activities of public utilities as specified in the Repair, Maintenance and 
Utility Hookup Exclusion adopted by the Coastal· Commission on 
September 5, 1978; 

(C) Improvements to single family residences, except as otherwise specified in 
Subchapter 6, Title 14, California Administrative Code and any 
amendments thereafter; 

• 

• 
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(D) Improvements to any structure other than a single family residence or a 
public works facility, except as otherwise specified in Subchapter 7 .5, 
Title 14, California Administrative Code and any amendments thereafter. 

(E) The replacement of any structure, other than a public works facility, 
destroyed by a disaster. The replacement structure shall conform with 
Section 20.480.020, shall be for the same use as the destroyed structure, 
shall not exceed either the floor area, height, or bulk of the destroyed 
structure by more than ten (10) percent, and shall be sited in the same 
location on the affected property as the destroyed structure. 

(F) Within the Gualala Town Plan planning area, structures which are 
destroyed by involuntary means or forces out of control of the owner(s), 
provided that the structure reconstructed after an involuntary loss does 
not exceed the floor area, height, or bulk of the previously existing 
structure by more than ten (1 0) percent, restoration is started within one 
(1) year of the destruction, and the structure conforms to this Division. 

As used in this section "disaster" means any situation in which the force or forces 
which destroyed the structure to ·be replaced were beyond the control of its 
owners . 

As used in this section, "bulk" means total interior cubic volume as measured 
from the exterior surface of the structure. 

As used in this section "structure" includes landscaping and any erosion control structure 
or device which is similar to that which existed prior to the occurrence of the disaster . 
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RESOLUTION NO. 9 8- 1 0 8 

RESOLUTION OF THE BOARD OF SUPERVISORS OF THE COUNTY. 
OF MENDOCINO TO AMEND THE LOCAL 

COASTAL PROGRAM FOR MENDOCINO COUNTY 
(#GP 11-95/#R S-96/#0A 3-95- Gualala Town Plan) 

WHEREAS, the County of Mendocino has adopted a Local Coastal Program, and 

WHEREAS, the Local Coastal Program has been certified by the California Coastal 
Commission, and 

WHEREAS, the County is requesting an amendment of the County's Local Coastal Program, 
and 

WHEREAS, the County Planning Commission has held public hearings on the requested 
amendment and submitted its recommendation to the Board of Supervisors, and 

WHEREAS, the Board of Supervisors has held a public hearing on the requested amendment and 
has determined that the Local Coastal Program should be amended, 

NOW, THEREFORE, BE IT RESOLVED, that the Board of Supervisors of the County of 
Mendocino adopts #GP 11-95/#R 5·96/#0A 3-95 amending the Local Coastal Program as described in 
the Gualala To\\n Plan. 

BE IT FURTHER RESOLVED, that Planning and Building Services staff is directed to submit 
the amendment to the California Coastal Commission for certification. 

BE IT FURTHER RESOLVED, that the amendment shall not become effective until after the 
California Coastal Commission approves the amendment without suggested modification. In the event 
that the California Coastal Commission suggests modifications, the amendment shall not become 
effective until after the Board of Supervisors of the County of Mendocino accepts any modification 
suggested by the California Coastal Commission and formally adopts the proposed amendment. 

BE IT FURTHER RESOLVED, that the Local Coastal Program, as is proposed to be amended,. 
is intended to be carried out in a manner fully in conformity with the California Coastal Act of 1976. 

BE IT FURTHER RESOLVED, that in the event that the California Coastal Commission denies 
certification of the amendment proposed to be adopted in this resolution, this resolution shall become 
inoperative and will be immediately repealed without further action by the Board of Supervisors insofar 
as this resolution pertains to such amendment for which certification is denied. This resolution sha:l 
remain operative and binding for those amendments proposed herein that are certified bv the California 
Coastal Commission. 

EXHIBIT NO. 2 
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MENDO CO LCP AMEND 
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The foregoing Resolution was introduced by Supervisor p e t e r 50 n , seconded by 

Supervisor Camp be 1 1 and carried this 2 2nd day· of J u n e , 1998 by the following 

roll call vote: 

AYES: 
NOES: 

Supervisors Oelbar, Shoemaker, Campbell, Peterson, Pinches 
None 

ABSENT: None 

Whereupon the Chainnan declared said Resolution passed and adopted and SO ORDERED 

ATTEST: JOYCE A. BEARD 
Clerk 

' -. . t .l-By: . ._.., A.{) ~ 

#GP 11-95/#R 5-96/#0A 3-95- Gualala Town Plan 

A-'- -2-

I hereby cer~i fy thJt according to tile 
provisi'::fns of Government Code 
Section 25103, deiivery of this 
document has been made . 

JOYCE A. s- RD 
. yjer~ .of _the B. rd 

6y~k ~ ..... 
DEPUTY 

( 
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SIERRA 
CLUB 

REDWOOD CHAPTER 
Office: \107) 544-7651 Fax: (707) 544-9861 

632 Fifth Street, Santa Rosa, CA 95402 
Mail: P.O. Box 466, Santa Rosa, CA 95402-0466 

California Coastal Commission, North Coast Area 
45 Fremont Street, Suite 2000 

May 1, 1999 

San Francisco, CA 94105-2219 
Re: Gualala Town Plan 

Dear Director Douglas, Members and Staff of the Coastal Commission; 

While aspects of the Gualala Town Plan are good and should be retained, especially the 
walkable village concept, the Commission should send the Gualala Town Plan back to Mendo
cino County for more work because it is incomplete and includes environmentally unsound 
planning. We agree with a June, 1998, letter from Commission staff which cited water supply, 
sewer capacity, and traffic as constraints on the development allowed in the Draft Gualala Town 
Plan. We have additional concerns. 

SONOMA COUNTY. Because Gualala is located at the Sonoma I Mendocino County 
line, planning there impacts both counties. The high school district, the ambulance district and 
the sewer district are three of the institutions which operate on both sides of the county line. Not 
enough input from Sonoma County was received or considered in crafting the GTP. Gualala is. 
the service center for a bi-county coastal area with a population estimated at 10,000 weekdays 
and up to 25,000 weekends. Many houses are vacation homes or rentals. Population could in
crease significantly without new home construction. 

INCOMPLETENESS. The Gualala Municipal Advisory Council was originally planning 
for an area which extended from the Sonoma I Mendocino County line almost ten miles north to 
Iverson Road. Several years into the process the northern eight miles were separated and termed 
the Gualala Area Plan; work proceeded on the Town Plan for the 1.5 miles closest to the county 
line. That is the plan before the Commission now. The Area Plan, only five pages, is now under 
revision by the GMAC as amendments to the LCP. The Area Plan should be reincorporated into 
the Town Plan before that is approved by the Coastal Commission, beCause the two are integral 
parts of the same planning document 

GEOLOGIC & SEISMIC HAZARDS. During the planning process, environmentalists 
asked that geologic hazard information be included, ~tit was not The existing Mendocino 
County Geological Hazard Map section pertaining to the planning area should be included in the 
GTP. A tsunami run-up map should be prepared for the downtown area inside the mouth of the 
river; Point Arena has such a map for the Cove; Fort Bragg has one for the Noyo Basin. Down
town Gualala lies between the main San Andreas Fault Zone and a near offshore fault which 
parallels the coast from Jenner to Point Arena. 

At least three proposals for schools or recreation facilities which would be used by EXHIBIT NO. 
6 
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schools are currently active for the Gualala ridge within the Coastal Zone. The GTP should show 
areas that are too close to known faults for construction of such projects. Schools and public 
recreation facilities should be planned for sites where they will conform to the Field Act, which 
sets earthquake hazard standards for California schools. 

IDSTORIC COASTAL RESOURCES. A historic presexvation element is needed in the 
GTP. The Coastal Resource Guide published by the Commission in 1987 states, p. 125, "Gualala 
was the West Coast's primary lumber port during the early days of the lumber boom. A logging 
railroad that followed the bank of the North Fork of the Gualala River used the only wide-gauge 
track in the country. [ .•. ] In operation 50 years, the trains ran from Bourne's Landing south to 
Robinson Landing, then inland to Mill Bend and Switchville along the Gualala's North Fork. 
The last engine ceased running in 1930." Lumber was loaded onto schooners at these landings 
for transportation to San Francisco and Berkeley. Parts of the old railroad line are already devel
oped; what remains should be protected for open space and coastal access. 

Early planning work in Gualala, ca. 1970, called for much of the railroad route to be 
added to a state or county park mirroring Gualala Point Regional Park on the Sonoma County 
side of the river. The Mendocino I Sonoma county line extends to Robinson Landing, with the 
park on the Sonoma County side. Negotiations are under way to add Gualala Point Regional Park 
to the State Park system as recommended by the 1998 Sonoma County Grand Jury. 

The GTP allows remaining parts of the railroad route to be inappropriately developed, 
though it reduces the density of development compared to the current LCP, which allows 6,000-
square-foot lots where sexved by sewer. The Draft GTP re-zones the North Gualala Subdivisions 
on the west side of Highway 1 so that they are limited to 12,000 sf, even with sewer. This makes 

. sense when applied to lots of one-third to one-half acre, and should be extended to the whole 
Town Plan to prepare for extension of sewer lines. 

The problem is that the zoning change extends to three lots on Robinson Landing which 
are now one to two acres in size. Other such lots will retain a zoning requiring them to be at least 
40,000 square feet. These lots were created through certificates of compliance along the old 
Empire Lumber easement for the Gualala Railroad. They contain historical remains of lumber 
chutes and the rail line. Robinson Landing is a significant part of the view from Gualala Point 
Park and from the 600-foot Gualala Bluff Top Trail, which was built with funds from the Coastal 
Commission and the Coastal ConSCIVancy. · 

The Sierra Club supported an appeal of a large house proposed on one of the Robinson 
Landing lots and regards public acquisition as an equitable solution. Creation of lots on former 
timber company lands through certificates of compliance in places where they were not histori
cally located is generally done to allow the lots to be along an existing road. The Gualala Rail
road lots were created on the ocean side of existing subdivisions, with no streets to seiVe them. 
Such lots should not be further subdivided. Access to lots at Robinson Landing by private road is 
too steep, and there is public concern about other lots created on the old railroad easement farther 
north. 

The site of a historic Chinese community which should be protected in the GTP is China 
Gulch, for which a commercial development by Gualala Redwoods, Inc. and a street bridge are 
planned. The proposed development, which GRI has delayed, included a walking trail and 
footbridge as well as preSCIVation of historic millworker houses. 

• 

• 

• 
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PLANNED DEVELOPMENT ZONING. Gualala Redwoods, Inc. owns the land in the 
Gualala Planned Development zone, which is across the river from Gualala Point Park. GRI 
wrote to the Gualala Municipal Advisory Council in 1995 that they were working on plans for a 
resort as the Planned Development. It would have limited public access and a possible marina. 
Since the river bar is closed part of the year, during which the estuary becomes a lagoon, con
struction of a marina would require dredging to keep the bar open. This would be unwise now 
that coho and steelhead are listed. 

The California Rivers Assessment, in which the Coastal Commission participates, 
catgorized the Gualala River estuary/lagoon in its 1997 preliminary report as outstanding salmo
nid habitat The Commission should allow no development along this sensitive water body which 
would be inconsistent with that designation. 

Dedicated public access to the estuary and the ocean is now limited to one 600-foot 
estuary bluff-top trail in the whole ten-mile coastline of the Gualala Town Plan and Area Plan! 
Much more public access must be assured. The current plans for this riparian parcel should be 
provided by GRI as part of the town plan, including public access. · 

INAPPROPRIATE BRIDGES. Earlier drafts of the Gualala Town Plan included large 
street bridges across China Gulch and Robinson Gulch just inland from Highway 1 and parallel 
to the highway. The rationale was to allow a commercial street a block inland from the highway 
and a reduction in traffic on Highway 1. A traffic study commissioned by the county showed that 
the China Gulch Bridge would cost $1 million and would relieve some traffic congestion; the 
Robinson Gulch Bridge would cost $3 million and would not have much effect on traffic. The 
Robinson Gulch Bridge was removed from the GlP, but negotiations between the GMAC and 
Commission staff now seek a traffic level which it would be triggered again. 

Both bridges would be environmentally damaging, because both canyons are walkable 
. redwood dells and provide recreational and open space amenities to the community. They should 

be set aside as town parklands. The Robinson Gulch area is geologically unstable; the Coral 
Court slides that affected 14 properties are located only about three blocks from the proposed $3 
million bridge. No other town in Mendocino or Sonoma County has large bridges just inland 
from Highway 1. The typical pattern is for development to grow in lobes extending inland or 
seaward from the highway between gulches. A commercial street inland from the highway is a 
good idea provided access to it is environmentally sound. 

SECOND RESIDENTIAL UNITS. The GlP would allow 100 secon~ resi:lenticl. unit:; on 
existing iots. Second residential units are prohibited in the LCP. Allowing 100 of something 
prohibited goes too far. The GMAC Chair stated at a public meeting that most of these already 
exist The rationale is to provide affordable housing. This would not happen if they already exist, 
and false expectations would be created that new second units could be approved. If the intent is 
to regularize existing second residential units, this should be stated, and a standard set by which 
the county would decide which could qualify and which should be abated for environmental or 
other reasons. If the units do not already exist, then building them would increase density and 
traffic problems . 

RESIDENTIAL RESERVE. Gualala Redwoods, Inc. owns 480 acres of timberland 
starting just uphill from the downtown Gualala business district. The GTP would designate this 
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land as a Residential Reserve. It would be logged over time and converted to clustered residential • 
development. The land is now sUITOunded by homes and businesses. Zoning provisions which 
would regulate the logging in a way compatible with the town setting would be appropriate and 
should be added to the Town Plan. Herbicide use is a serious concern among local people and 
should be banned; so should broadcast burning. 

GRI has excellent mapping facilities which produced viewshed maps from Highway 1 
and from recreational trails for its recent Del Rancho Tnnber Harvest Plan adjacent to The Sea 
Ranch. Similar maps showing the visual impact of timber harvest in the Residential Reserve as 
seen from Highway 1 and from Gualala Point Park should be appended to the GTP. Better still, 
the Coastal Commission should not approve a town plan which includes so much logging in the 
Coastal Zone. 

SOLID WAS 'IE. The South Coast Landfill, which accepts solid waste from this area,· 
must close because it is located on a mapped fissure of the San Andreas Fault The Mendocino 
County Board of Supervisors received a report from their Sacramento geologic consultants, 
EMCON, in November, 1998, which concluded that the landfill is poised to dump half its con
tents into the Little North Fork of the Gualala River in an earthquake of a magnitude like that of 
the 1906 quake on that fault. Leachate and other materials would flow to the estuary and out to 
sea. The Board of Supervisors has not yet decided what to do about this. 

Reclamation of the landfill by trucking away the uncomposted contents would create a 
traffic impact for the time it took to remove the refuse. Leaving the refuse there creates a con
stant threat to the river, town, and coastline. Thus, solid waste is another constraint on develop-
ment in this area, in addition to the three recognized last year by Commission staff; water, sewer • 
and traffic capacity. 

Responses to those Commission staff concerns were added to the GTP at the Board of 
Supervisors level. These are inadequate and fail to show that the infrastructure could support the 
development allowed in the GTP. 

WA 'IER. The North Gualala Water Company derives its water supplies from Robinson 
Gulch and Big Gulch, which are wholly in the Coastal Zone, and from wells at Elk Pr~e on the 
far side of the San Andreas Fault from the town. The wells may be taking underflow from the 
North Fork Gualala River, which still supports native coho salmon. The NGWC must assure that 
it can maintain the river flow for salmonids during the summer and fall, and still provide water 
for the community. The water company is constrained from using the Little Nortlt Fork as a ·~ 

source because of the South Coast Landfill located upstream on that tributary. 
NGWC residential customers now pay about $60 a month for water, without watering a 

yard. Recent increases in cost were overseen by the California Public Utilities Commission, and 
trace back to a 19951andslide at Big Gulch, the northern boundary of the GTP. First, a surcharge 
was imposed to repair the slide damage. Then, because the break in the main had drained a 
ridgetop water tank, the water system was required to update to prevent such an occurrence in 
the future. This is an example of high infrastructure cost in Gualala due to geologic instability. 
Water constraints are more severe than presented in the GTP draft that is before the Commission. 

SEWER. The Gualala Community Services District sewer plant is located across the river • 
in Sonoma County adjacent to Gualala Point Park. The treated effluent is used to water The Sea 
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Ranch golf course. This represents a transfer of water from coastal watersheds in Mendocino 
County and from the coho-bearing North Fork Gualala River to coastal watersheds in Sonoma 
County. During the recent fairly dry winter, the effluent ponds in Sonoma County threatened to 
over-fill. Leachate from the South Coast Landfill is collected in tanks on site and periodically 
trucked to the GCSD sewer plant for treatment. The contents of that landfill include materials 
from a decommissioned Air Force base. 

The sewer district recently worked its way out of bankruptcy and reduced residential 
rates to $43 per month. There is an annual fee and a tax assessment in addition for residences. 
Several businesses refuse to pay their sewer bills and developers of a large downtown proposal 
are currently lobbying heavily to escape sewer hookup fees. Sewer constraints are more severe 
than presented in the GTP draft that is before the Commission. 

TRAFFIC. The response to staff traffic concerns added to the GTP states that local 
people could use Fish Rock Road to reach Highway 101 if traffic on Highway 1 in Gualala 
became too heavy. Twelve miles ofFish Rock Road, through the most mountainous section, are 
unpaved. Four-wheel drive is not a must, but it would help. There are one-lane stretches flanked 
by steep drop-offs. Like Mountain View Road in Mendocino County and Skaggs Springs Road 
in Sonoma County, Fish Rock Road is used by local people, especially when Highway 1 is 
closed by slides or flooding. With even a small increase in use, these roads would become 
inconvenient. Skaggs Springs Road has about 30 one-lane stretches and big rigs have started 
using it. Caltrans has committed $32 million since 1995 to keeping Highway 1 open between 
Jenner and Fort Ross, where steep terrain flanks the San Andreas Fault as the highway traverses 
as much as 800 feet above the ocean. 

Within Gualala, the GTP proposes a 40-foot streetscape for the commercial district. The 
Mendocino County LCP calls for a 60-foot streetscape. A 40-foot streetscape will further con
strain traffic in downtown Gualala. One street, Center Street, is restricted to 40 feet because an 
inn was built into the right-of-way. This constriction impacts the Gualala Redwoods, Inc. pro
posed China Gulch development and expansion of the Gualala Community Center. The Commu
nity Center, a non-profit, was asked by the county to give up 20 feet to assure a 60-foot 
streetscape, which they are reluctant to do. If this impasse could be solved by the county in an 
equitable way, there would be no need for the Gualala Town Plan to call for a 40-foot streetscape 
throughout the business district to regularize it. In addition, the $1 million China Gulch street 
bridge would not be needed if Center Street were used to access the one-block-inland commer
cial street. 

Traffic constraints are more severe than presented in the GTP draft that is before the 
Commission. 

We ask the Commission to send the GTP back to the county for more work and input 
from the public and from state and federal agencies, and from Sonoma County as well as Mendo
cino County. This is a planning area which needs state oversight because of its location. 

Respectfully subnL.tted, 
I • f) 

~·:ALb./ {/?U~1:-
;:fuu~ Ve~ for 
Lk:edwood Chapter, Sierra Club 
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April4, 1999 

Regarding: Gualala Town Plan 

CALIFORNIA 
COASTAb <,:;t=.>MM!~~IQ, • 

To whom it may concern: 

We are residents of the area affected by the Gualala Town Plan. We are very concerned by the 
proposed increases in housing and hotel room density for our area. We are concerned for several 
reasons: 

1. 

2. 

3. 

4. 

Water is scarce in our region and the supply is inconsistent from year to year. Our fishing 
and tourist industries, as well as our beautiful and unique local ecosystems, depend on 
the Gualala River and on other local streams and aquifers. We feel that insufficient 
thought and planning has been given to the impacts of the substantial increase in 
demand for water that will accompany the increased permanent and transient population 
in our area. Where will the water come from? What impacts will it have? 
Fire is a great concern. Roads, houses and people mean increased fire danger through 
increased sources of ignition, through drying of forest microclimates, through increased 
spread of highly flammable annual weeds. We have already see~dt least one fire started 
by tourists at Salt Point. Again, we feel that there has been insufficient analysis and 
disclosure of the increased risk and insufficient planning for how to meet that risk. I do not 
want my house to burn down because our already overcommitted local fire fighters are 
too busy with the increased workload to be able to respond quickly. 
Traffic is already a problem around Sea Ranch and Gualala on tourist weekends. 
Highway 1 is frequently backed up, causing increased smog and reducing the quality of 
life for residents and tourists alike. The proposed increases in rooms and residences will 
only exacerbate this problem with little or no mitigation proposed. 
Emergency services are inadequate to serve our current population. Our family includes 
an 80 year old grandmother and a 2 year old granddaughter. We want them to have 
access to medical help and police protection should they need it. Again, we fear that little 
or no thought has been given to the impacts of the increased population on the 
availability of timely emergency assistance. 

Based on these concerns, we strongly urge that the Plan be substantially revised in order to 
adequately address these issues. We need the coastal commission to fully analyze and plan a 
future for the Gualala area that does not simply dump hundreds or thousands of new tourists and 
iesldei"it."hi.T-C".:.-r--=Jast :.~:~; ;oc:t ttrought to t"l~ caM,eq~. We can maintain a better and more 
economically sustainable community with a more conservc.\tive approach to growth. We do not 
want to make the mistakes that other formerly beautiful are 'p h. ave made all over California. Let 
us learn from them and implement a long term, slow growth,lresource conservative strategy that 

· will maintain or improve our quality of life as well as our economy. 

Sincerely, 

Emily Roberson 
Daniel S. Feldman, Jr. 
P.O. Box 5050 
S. Highway One 
Gualala, CA 95445 EXHIBIT NO. 7 
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Jo Ginsberg 

<'Wanen. <'Watkin~ 
1240 cl/lf.addym: Plac£ 

danta cf?o~a, C!afi{o'l.nla 95409 

(707) 538-2589 

'.]ax ( 707) 538-:2423 

Harch 30, 1999 

California Coastal Commission 
45 Fremont St., Suite 2000 
San F=ancisco, CA. 94105 

Dear Commission, 
I am writing regarding your hearing in Santa Rosa 

!-lay 11-14, 1999. ~ve welcome the commission's visit 
to Sonoma County. 

I am w~iting in particular because of concerns 
with the GUALALA TOWN PLAN. The development plans 
seem excessive for this tiny histo~ical community 
situated in a fragile coastal zone. 

As a lifetime Californian who frequently visits 
the coast and Gualala, I fea= the Mendocino Board of 
Supervisors have erred in approving the Gualala Town 
Plan. I am asking the Commission to return the plan 
to the Supervisors for morework to reduce the impact 
and for more public hearings. 

As you know, this section of the California is 
seismatically suspect, supports a diminished salmon 
a~d steelhead fishery, and can have water shortages. 
We are asking our local Supervisor and Coastal 
Commissioner, Mike Reilly, to support the addition 
of Gualala Point County Park to Salt Point State 
Park as recommended by the county Grand J ury. 

Thank you for considering my remarks. 

Warren vlatkins 

EXHIBIT NO. 8 

APPLICATION NO • 
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CORRESPONDENCE 

r···--; 1 ~ ~- -, 



.. 

P .0 Box 604 
Gualala, CA 95445 
(707) 884-3765 • 

January 8, 1999 

California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105 

Attention: Jo Ginsburg, Planner 

RE: Gualala Town Plan 

Dear Ms Ginsburg: 

CALIFORNIA 
COASTAL COMMISS:ON 

More than any further comment I could make, the enclosed copies of comments 

regarding the GTP and .the lack of confidence in the GMAC chair, Jim Lotter. Rather 

than move the hearing forward it is apparent that the urgency is to hold the hearing 

in our area where the tl.ose most effected by decisions can attend and/or be heard . • 
I hope the C_?astal Commission will postpone a hearing and approval of the GTP 

as now presented until it can be held in a more convenient and relevant location. 

Yours sincerely, . -P 
tJ /1/7 ;6~-c.:-~· 

Don Berard 

Enclosures 

EXHIBIT NO. 9 
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Open Spec. illltooeuionalleature d4voltd to opinion01 information rectived from 
our rt.a.r& 01 oiler ~ which dot'S not ftt into ltl8 F tnee P01t 1e1ter1 colunin 
~lor1llbly. Au~:_ opinions ate lloi!,2W.:!!_ welc»me .£!!!).~ tolhiooTk""n 

Town Plan only small part of story 
a,. Jim Lotter 

A. Chair or the Gualala Municipal Advieory Council 
(GMAC), I have read with diunay lOme of the nc»ntlettera, 
editorials (whether they were on the editorial pep arnot), 
and poorly reMIU'Ched reporting reprding the Gualala · 
Town Pbut contained in thelut three edition. of' the ICO. 

Over the laet couple of yeare the GMAC hu made a 
eone41rted eft'ort to circulate within our community t~ 
evolving drafte of' the Town Plan. Since thi• Plan fa impar
tant to the community, we felt it wae e ... ntial that the 
community participate in the refinement of the plan prior to 
it'e final adoption by Mendocino County. 

If Mr. Levine'eletter ie taken ae gospel, moat of the Plan 
i waedev.lopedinaecretandcleciaionereprd.ingit'econtent 

were made without public hearing. Thie ie aliel Every word 
contained in the Plan. was adopted by a vote of a legally 
authorised body at a duly noticed public hearing. 

Many local people participated in the numerous public 
hearinge that took place both here and in Ukiah over the 
last ~~even yeare. The plan wae ehaped during these hear· 
inge. Unfartunately, aome people, who didn't get their way 
during theee local hearinge, are willing to uee "big lie• 
tactics to distort the perception of' the proceee by a distant 
body, namely the Coastal Commission. Thieie the way they 
feel they can leverage their point of view into a position of 
preeminence, thwarting thoueande ofhoura of COipmunity 
eft'ort. 

Prior to the publication of Mr. Levine'eletter, I had not 
ree41ived a aincle eall from • member or the public wantinr 
to read the final veraion of' the Town Plan adopted by 
Mendocino County. We haven't kept the plan in hiding. The 
County finally ehipped four copiee to ue month• a.f\er it wu 
adopted. Recently rve gotten • couple more copies. One il 
now available at the ICO, one at the Coaat Community 
Library. The twonewmembereoftheGMAC, David Brickner 
and J~~~:k Netb, each have a copy, and I have a couple or 
copiee, one of which hae been -n traveled u I repreeent 
the community befcn the County and Coastal CommiMion. 

Ever ainee it- printed, copiee have been available for 
purchue from the County for $9.00 each. Contact Planning 
and Building Services at 463-4281 if you want one. 
I- that the ICO hu decided to aive Me. Verran front 

,...edltorW ..,_.,Unfortunately, bercommentllare no\ 
labeled ullldl. HerND:U~tbiDdieate alack of'~ on 
her part, failure to pay attention to the actiona taken by the 
GMAC at the meetinge ebe att.nded or even read the Plan. 
The Plan hu 1~ epecif.ying the 1-tion of' over three 
mnee o( public tnila in the Town Plan Area., plu•lllfi&'U8III 
apec:lf.ying development of aidewalb and bike path• along 
Hiah-y 1 and County rn.de. We even included language 
about providing ..Ce walking path• far ~ehool children if a 
new ICbool. ie developed in Gualala. Unfortunately, nc»nt 
event. have caueed folb in Santa Ro-. to with they had 
adopted elmilar languap in their planning document. Thi• 
"requirement•aJongwithairqualityieeuee,geologyiMue•, 
and reetrietione on development in the Gualala river an or 
ehould be part of' the County General Plan. 

To make it clear. the Gualala Town Plan eontaine only a 
unall part of the J'IIIUlatione that goYem development in 
our community. The County General Plan contains the 
language covering a multitude ofplan.ningieeuee including 
air quality, water quality, noiee, and habitat protection. 
The •CoutaJ Element" of' the General Plan deale with 
coastalapecific ieeuee, including geology, and topics sped· 
fted in theCoeetalAdof1976. The Gualala Town Plan deale 
with community epedfic ieeue~ ~at are not addrelllled in 

SH Town Plan ••• Contlnwd on PIIQ~~14 
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Town Plan ... from Page 4 

aufficient detail by the General .Plan. 
Folks, including myaelf, could argue that element8ofthe 

County General Plan to not adequately meet the needs of 
County residents; however, these issues should be brought 
up as the various elements of the General Plan are updated. 
Perhaps Ms. Verran could do a community service by 
keeping us informed of when these various elements are 
coming up for consideration. 

Finally, where have you been, Don Berard? Traffic has 
been one of the premier issues in the development of the 
Town Plan. Thousands of dollars have been spent on a 
traffic study that tested the various mitigation measures 
proposed to alleviate our traffic problems. In recent montha 
the County has initiated development of the financing 
mechanism for the needed improvements along Highway 1. 

If, sir, you would like to expedite the process, I suggest 
you attend the public hearings that will occur in a few 
monthe when the ordinance implementing development 
impact feea is presented to the Board of Supervisors. Per
haps you would like to head up an effort by Highway 1 
businesses to establish a benefit aaseasment district by 
raising money needed to leverage funds which may be 
available from the various programs you cite. I would be the 
first to applaud your effort.. Meanwhile, please contact the 
County for a copy of the Gualala Traffic Study, and the 
Gualala Transportation Financing Committee. You will 
find that all of the isaues you raiae regarding traffic have 
been examined in excruciating detail. 

To the Independent Coast Observer, I ask that you do 
your homework. The GMAC has, for years, clamored for 
better coverage by the ICO. We even changed our meeting 
day from Wedne11day to Monday to accommodate your 
sending a reporter to our meetings. Apparently, no local 
news is permitted to happen on Wednesday nights. Finally, 
we got the quantity of coverage, even if the quality was 
marginal. It may be a little late to ask for better quality 
reporting, research, etc, but I will anyway. The community 
would be the beneficiary. 

• 
.. 

INDEPENDENT COAST OISERVEA 

cerns in the community, and leaves open many questions. o! 
The GMAC needs to make plan drafts available to civic and ni 
environment&\} pups, to schools and coffeehouses, and W 
should use fundS' from its $4,000 bank account to pay for ep 
them. 'Wl 

Gualala Municipal Advisory Council Chair Jim Lotter re 
makes clear in his Open Space that he was holding the 
Gualala Town Plan pretty close to his chest. Berard and I dil 
had the same problem getting to see a copy of the draft - frc 
Lotter did not return phone calls. Even at the Coastal Br 
Commission meeting in San Francisco on December~. to1 
Lotter didn't have a copy that I could see. Lotter finally bu 
brought a copy to the ICO office and the Coast Community art 
Library on December 18. 

People were coming in to the ICO office asking to see the 
draft that went to the Coastal Commission. County Planner 
Gary Pedroni in Ukiah, who did a great deal of work on the 
Town Plan, said he could not send the ICO a copy even if we 
sent him $9, because he had sent all but his working copy to 
either the GMAC or the Coastal Commission. Pedroni 
added that he had expected the GMAC to make more copies 
and place them for public review. 

The ICO did have the March, 1998, draft. Homeowners 
from Robinson Reef Drive discovered that the Gualala 
Town Plan rezones three parcels at Robinson's Landing, the 
northern terminus of the sandbar at the mouth of the 
Gualala River, from 40,000 square-foot minimum to 12,000 
sf. 

This wu a shock to me, because for several years I have 
been fighting a plan to build a large house on one of those 
lots, because it would cut into the bank that supports the 
Verran house, the house of Ben and Georgianna Stillman, 
and the Sheridan house, formerly the home of John and Iris 
Stout. The re-zoning of Robinson's Landing was never 
discussed at a GMAC meeting- I covered them since mid-
1994, and missed only three or four. There may be other 
such surprises in the Town Plan, so it needs close scrutiny. 

SOt 

are 
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When a public official like Lotter resorts to personal 
attacks on a member of the press, that is a problem. I object 
most strenuously to my treatment by GMAC. I was hired by 
Joanna McLaughlin specifically to cover events that took 
place on Wednesday nights and Thursday mornings, when 
she could not spare other staff members. I came from the 

[Editor's Note: Because Lotter's Open Space addresses Redwood Record in Garberville, where I covered educa
the ICO and its coverage ofGMAC, Julie Verran responds.] tiona} and environmental issues. My late parents, Roger 

When both Alan Levine and Don Berard, whose civic and Shirley Verran, bought their land in Gualala in 1969, 
_1hilosophies differ,are upset about something, there must and built their house in 1972. Manv ofvou may remember 
be a pr~blem.. . . them, and my father's book about Gualala, for which I still 

Iron~cally, 1f drafts of the pl~n were readtly a~allable, get requests every month, though it has been out of print 
both might have found that their concerns are fairly well since 1978. Members of my family have resided here con
trented.'i~he pia~ a.ddt·esscs lackofwater, sewer, and traffie · tinuously since 1972. Until he became too ill, my father 
cn~nc1ty m .detml m several places, as well as the lack of reviewed all my ICO articles and approved of them. 
trmls and s1dewalks. . . . . . The night I missed a GMAC meeting during my father's 

The plan does con tam many tlnngs that Wlll rmse con· last illness, GMAC members attacked me (I listened to the 



• 

• 

• 

\ 

JANUARY 8,1881 

official tapea later) and changed their meetings to Monday 
nights in the hope of getting someone else to eowr them. 
Well, who would after I was treated so badly? This sorry 
episode was a blot on the community, as was a later false 
written attack by a GMAC member that is now in the public 
record. 

Throughout the Town Plan process, GMAC made it 
difficult for me to see the documents they were working 
from. The ICO even had to bring a challenge under the 
Brown Ad to their partial-board meetings that were closed 
to the public. I quite agree that I was not perfectly informed, 
but it was not for lack oftrying. Other members of the press 
are always welcome to cover GMAC meetings. I would enjoy 
some media company. 

Moat of the things people are worried about in the plan 
are in the last zoning section, just before the appendixes. 
This section includes the second residential units on lots, 
provisions for oil and gas permits, wetlands tilling and 
dredging, feasibility lanugage for projects in environmen
tally sensitive habitat areas, and more. This section was 
added in the March, 1998, draft and ia essentially un
changed in the draft that is under consideration by the 
.~ Commiuion. 

RAIN 
GEAR 

Foul weather apparel 
to keep you dry during 

the rainy season. 
SLICKERS • PANTS 

CHEST WADERS 
BOOTS 

Complete Supplies 
For All Sports 

Sundstrom Mall 
Gualala 

884-4247 

Open 8 am to 6 pm - 7 days 
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GIJALALA MIINICIPAL ADVISORY COIJNCIL 

P .0,. Box 67, Gualala, Ca. 95445 • 
4 January 1999 

To: Jo Ginsberg, California Coastal Commission 

From: Jim Lotter, GMAC Chair 
i o I tE rr ~ u~ M ~~ 
. ~ 1.6 llv lb ~e u" 
u JAN 0 7 1999 

Re: Recent Local Comments About the Gualala Town Plan 
.· CALIFORNIA 

CQASTAL COMMISS!O!'\ Dear Ms. Ginsberg, 

Recently several letters and articles have appeared in our local newspaper, 
the Independent Coast Observer(ICO), containing comments about the Town Plan 
now before you. The few allegations made are groundless, and the comments 
about deficiencies in the Plan reflect ignorance by the commentator about the 

. Plan and how it fits in with the County General Plan and the Coastal Element of 
same. Some of these folks have indicated that they sent their comments to you. 
In the interest of fairness, I am enclosing copies of all of the recent articles, 
letters, and editorials appearing in the ICO, and the GMAC response to them. I 
expect our response to be printed in the Thursday edition of the I CO. I trust that • 
you will make it part of the correspondence record for the Town Plafl application. 

I hope that Mr. Scholls conveyed to you my offer made at the December 
Coastal Commission meeting to answer any further questions you may have 
about the Town Plan, and to assist you in any field work necessary in preparing of 
your staff report. The question on everyone's mind is when your report will be 
ready for presentation to the Commission? Mr. Scholls indicated that this matter 
would be heard by the February Commission meeting at the latest. To save time, 
I would appreciate your sending a copy of your Staff Report directly to the GMAC 
at our address above. I will likely be doing at least a portion of the presentation 
on behalf of Mendocino County and the community of Gualala. 

We've been working on this Plan for seven year ow. We're a · us to bring 
its development to a positive conclusion. / 

/ 
L 

EXHIBIT NO. 10 

APPLICATION NO. 

MENOO CO LCP AMEND 
2-98 

r~rc>~~ 
• 



looks back at 
hi~ worst year 

B;y Liaa Waltan 
L:>ok.ing back over .one 

of the worst years of his 
life, a beleaguered Jerry 
Hanneman spoke to the 
ICOWednesdaytoteUhis· 
side of the story. 

· As we reported last · 
week, Hanneman had 
asked PG&E to cut power 
to his property on Fish 
Rock Road, the site of the 
KW AN Radio transmitter 

· as well as a home owned 
by Hanneman. Whencon
tacted last week, 
Hanneman denied having 
the power tumed off. But 
this week he decided to 
come clean, in part to re
spond to last week's ar
ticle. 

The property is in fore
closure, one of many fi
nancial setbacks he has 
suffered this year that in
clude the ·loss of both 
See Hsnmnnsn ••. 
ContfnutKJ on Psg• 3 

""""" . _ I ,. f,. , I 

B;y·Julle Verran 
The California Coastal 

Commission last Wednes
day agreed to an exten
sion oftime to consider the 
draft. Gualala Town Plan. 

The extension was re
quested by staff. who need 
more time to prepare a 
report. While the time ex
tension could be up to a 
year, North Coast Deputy 
Director Steve Scholl said 
that the GTP would prob
ably be heard January, 
1999, in Culver City, or 
February in Coronado. 

Jim Lotter, chairman of 
the Gualala Municipal 
Advisory Council, which 
originated the town plan, 
asked that it be heard as 
soon as possible. He was 
allotted two minutes 
speaking time. Lotter pre
sented a letter from the 
Mendocino County Board 
of Supervisors dated De
cemberS. 

"The purpose of this let
ter is to urge the Coastal 
staff to conclude their re-

teered a great deal of time that the Commission hear 
to this planning effort. the Gualala Town Plan 
Extensive delays Will dis- somewhere accessible to 
courage, rather· tban en~ . the residents, such as Fort 
courage,futurecitizenpar- Bragg, Bodega Bay, Peta
tieipation," said the letter, luma or the Gualala Arts 
in part, signed by Chair- Center.Shesuggestedthat 

·man John Pinches. the delay could ~~ . u~ed 
The ICO has learned productiv{''? h:v addir'. ' t:; · 

that no copies of the GTP ements that ~ere uot in
draft that went to the eluded, and which were 
Coastal Commission staff requested by members of 
were available for public the public at public hear- \.., 
reviewattheusualplaces, ings on th~ GTP. 
such as the Coast Com- Among these were a 
munity Library. We have trail and recreatior. plan, 
requested that copies be identification of geologic 
made available. hazard areas, and scrutiny 

This reporter, speaking s., Gus IBis P!an .•. 
as an individual. asked ContlnutKJ on Page 2 

are invited to a 
of Justice wake" 

Saturday, December 
19, 4:00 to 9:00 p.m., at 

orne of Margaret 
ePrima, 196 Lupine 

on the Sea Ranch. 
"How can this be fair 

' 

I> Prima said she got 
the idea for a wake when 
talkingoveranti-impeach
mentrallyideas with local 
Democratic party activists 
Jim Daniels and Karen 
Scott. She said Republi
cans would also be wel
come. 
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ltt~r~. 11 ,_ ---
me duck rage 

most important vote of his 
, our First District Representa

the lamest of lame ducks. 
.;s didn,t run for reelection, gambling 
-~.iled run for the U.S. Senate. 
; Congress, in the waning hours of its 
is apparently going to vote to impeach 
·esident later this week, unless action 
yed by military strikes againstSaddam 

The I/ ·. < 
-~ 
/_; 

OlllCilllts • .- ""' ~wu 1nasstm te. 
is gone, I feel justified in of 
asking that the case be re- re. 
examined and that those m 
responsible face the conse- sc 
quences of their actions. gr 

The City Council sup
ported similar action in the fr, 
past, and I was simply re- m 
questing that they do so dt 
again. Todosoisnota"shot" su 
at anyone; rather, it is a plea m 
that justice be served. th 

On a more positive tif 
FENCEPOSTL.eltlt"alothaEdltorcolumnisalooJmolideas.lenersare note, I want to say that it in 
welcomeandshouldprelerablybetypewrittenandlimitedto300words.ALL scarcely seems poaaible it ot. 
l~TTERSMAVBEEDfTEOFORBREVrTY.AIIIettersmustbesignedand baa been more than eight gr 
indude complete mailing address and/or telephone number, !hough lhe 

in. writer will be Identified only by clry. Name and address may bewilhheld by years since I first joined the m 

. Frank Rl'ggs has already closed his request.AddresaallletterstoEdltor,lndePifldentCoastob .. rv.r,P.o. PointArenaCityCouncil,or or 
Box 1200, G&U~Iala, CA 95445. FAX (707) 184·1710. VIa email: that five of those years have tr 

ngton office in anticipation of return- atavelco@mcn.org (pla .. alncluda FENCE POST in subjact lint). been spent as Mayor. is 

~he private sector. Calls to Washington·wJ~;;;;;:;:;;~.-!11! .. ,!""'· ---=====::::11!:!11111---....-. Inretiringfrom that post, D. 
""1_ 1...,rS the plan? by the public and Coastal I have the privilege of sin-

ferred to his Napa office, which are Editor: Commission regarding cerely extending my thanks c, 
red by a machine which states "This The following Jetter is transportation, zoning and to the people who made it .o 
>X is full," and declines to take any addressed to Mendocino buildout, sewer capacity, poesible.Aboveall,theCoun- rr. 

Building & Planning Ser- water availability, and in- ci1 and the City owe a tre- H 
nessages. vices and California Coastal eluding sea cave and coastal mendous debt of gratitude u: 
.vonder howmanyotheroutgoingmem Commission: bluffprotectionareresolved, to Fred Patten for his years e) 
::congress there are who are looking a The California Coastal and 3) the Coastal Commis- as City Clerk. He, frankly, tl 

Commission has given no- sion Staff Report has been: makes it all work, and it rr. 
ast vote on impeachment before they, ticeafhearingon the Gualala made available to interested would be difficult or impos- w 

here, - tossing the hot potato o. Town Plan/LCP Amend- parties. sible to replace him. m 

I
• ki dL' d Tri h ment. The Mendocino Board It would be most appro- He and I have been ably dE 

Wins an !ln a PP over tot e of Supervisors baa written priate for the such hearing eupported by a wonderful yt 
hey scoot through the exit. the California Coastal Com- to be held no earlier than the and dedicated group of city se 

1 y, the House is pushing for a vote mission asking for expedi- month of May. 'This should ployees and volunteers, T 

b h 
tious approval of said plan/ occur only if outstanding is- · neluding all those who have 

nany mem ers w ose imminent de- LCP amendment. sue is resolved sufficiently. n willing to serve over PI 
·e was decided by voters who were I would like it to be un- The May hearing will be held be years on the City Coun- h< 
y sick of the affair, and the resources derstood by the Mendocino in Fort Bragg where local . and Planning Commis- bi 

County Planning Depart- citizens can have more op- ·on. There's a tremendous ei 
.;quandered by Congress as they try to ment and the California portunity to address the tisfactiorj in seeing that R 
1WD Bill Clinton. Impeachment by lame Coastal Commission that Commission. Also, at that e really can make a differ- h1 
is revenge politics at its worst. copies of the final version of time other issue regarding ence when we put our minds v( 

theGualalaTownPlanhave Local Coastal Planning in and bodies at the service of cr 
--J. Stephen McLaughlin! not been made available to Mendocino County can be our community. It has, bon- tv 

the public, anywhere, in the addressed. estly, been a pleasure. My p< 
~~~~~~~~~~~~~~~~~~ GualalaorSouthMendocino Alan Levine bestwishestothenewCoun- w 

. lnfllepencleft#" Coast Area. The public does Coast Action Group cilandall thefolkswhomake Ji, 
.not have access to this docu- Point Arena Point Arena such a remark. 01 

ad 0 bat 
ment, nor has there been ~~~~~-=:,.,tw-.J able place to live. 0 H 1ft.. noticing of a 45 day review Farewell to PA Raven B. Earlygrow 

I II t;.l period. This lack of public ditor: Point Arena 

(USPS 881280) 
Published weekly from offices at 

38500 Highway 1, Gualala, California 95445 
by Independent Coast Observer, Inc. 

lriodicals class postage paid at Gualala, CA 95445 

Telephone: (707) 884-3501 
F~:(707)~1710 

Email: steveioo@mcn.org 
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access to this document is a A comment on the I CO's 
violation of California Plan- overage of my last night on 
ning Law. he Point Arena City Coun-

CJaim has been made as ·1 ("Earlygrow Turns Over 
to public accessibility to this ave] to Dahlhoff") 
process.Asevidencedbythis I wasnottaking"one last 
lack of accessibility to perti- shot at longtime adversary 
nentinfonnation, the public Bill Hay'" in asking that 
hasbeenheldatarmslength Norm Vroman, our new 
while decisions and actions county District Attorney, 
have taken place out of the tak.eanotberlookatthe 1994 
public eye. And, when the voter fraud rase. I strongly 
public did raise issue their believe that outgoing D.A. 
concerns were ignored. Susan Massin; quashed this 

The California Coastal investigation on political 
Commission should refrain grounds, which is one rea
from noticing any public son I ardently opposed her 
hearing on the adoption of re-election. 
the Gualala Town Plan!LCP Tampering with the vot-

A near miss 
Editor: 

Tothedriverofthe Volvo, 
licence number 2ERD605: · 

The stop sign at Eureka 
Hill and Ten Mile is there 
for a reason. Please stop! I'm 
glad I wasn't a few seconds 
earlier! We would have col-
lided. 

The car behind you 
Point Arena 

Soft money corrupts 
Editor: 

Behind Congressional 
votes locking up along party 
lines like sheep, soft money 
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Gualala Town Plan available Ab poaching 

DlanKets coast 
in fluffy white . . 
Chil=, and some 

· adults, e snowmen in 
Gualala Sunday as freez. 
ingtemperatures brought 
snow to the coast for the 
first time since 1990. 

Though snow faDs lo
cally every couple of years 
at higher elevations like 
the former PointArenaAir 
Base, this was the first 
time in eight years that it 
reached sea level 

Starting early Sunday, 
flurries continued until 
mid-morning. a rarity on 
the coast.; In another rB1'8 
occurrence, a sign at the 
bottom ofMountain View 
Roadinibrmeddriversthat 
chains were ·reqUired for 

·• the trip over. the hill to 
·Boonville. 

,. 

Snow that fell on the 
Ridge in Gualala was still 
visible Wednesday as 
nighttime temperatures 
were in the high teens and 
s..snow_. 
ConUnued on Page 12 

B;r.JalMVerraa mentalandbusinesscom- ase i.n court Pro)·ect Santa 
A copy ot the Gualala munities have expressed 

Town Plan draft that is concernaboutthelackota Members otthe North h 1 h d d 
. .under review by the state.· local Coastal Commillion ast Sportftshing and e pS U n re S 
· Coastal Commission is hearing~thelateavail- · · · Asaociatiooandthe More than 300 people 

now available for public ability otthe draft. noma County Abalone in 1251ocal families were 
review at the front desk of etwork are urging 1ocal thebeneficiariesofChrist-
the 100. Issuesthatmemberiof . tosupportthe masgift.sandholidayfood 

Gualala Municipal Ad- the public have ~ in , 'on of three men boxes delivered Saturday 
visory Council Chair Jim recentweeksincludeTown , with conspiracy byvolunteersfromProject 
Lotterbrougbtthedraftto Planproviaionathatwould o poach abalone for Santa. 
the ICO office on Decem- allow second residential mmerdal purposes. "'It waa the best year 
her 18. TheGMAC drafted units on Iota, the subdivi- . The three defendants, ever: said Project Santa 
the plan, which has been sionottheheacDandatthe 1 anDo,51,NamNgo,22, co-ordinator Kathy Mas
revised by both the Men- mouth of the Gualala : d Doanh N~ 42, sara. "'Morepeoplep&rtici
docino County Planning River, pipelinea for natu- ', ere arrested October 16 patedtbaneverbef'oreand 
Commission and Board of ra1 -.. and onah- oil · ear Fort Roll after a it's 10 fun when all the 
Supervisors after public and;; developm.;t:' nth and a haJtlong in- kids take pan.:• 

· hearinpthatwereheldin · • • 1 eatigation by· the ThetiJrlds•arestudenta 
~ Gualala. Other concerns mclude partment ot Filh and from Point Arena High 

The Coastal Commia- the possible dredginc of a e. At the time of .us School who colleeted more 
sion staft' on December 9 marinaintheestuary,con- at, Do was on proba- than 1,200cansoffoodfor 
announced ita intention to structionofaaawmiD,ladt 'on for a poachingconvic- the holiday boxes. The high 
hold a hearing on the Gua- of trails, sidewalka, and tion in 1995. school Peer Helping class 
lala Town Plan in Culver bicyclepaths,andairqual- FiabandGameofticials alsohelpedwithgiftwrap-
CityinJanuaryorinCoro- ityproblemsthatcouldbe 'dtheyhad~rvedDo ping while the local Girl 
nado in February. Mem- caused by slash burning Ab -h'- S.. ProJ«:t s.nta ••• 
be both --~ rs of the environ- on logging operations. tlnwd on ,.,_ fD ConUnU«< on Paga 1D 

;f' r. 

ui:ippea~ 

' A 53-year-c; 
burg woman w; 
to be releas$C 

hospital11· 
spendi l 

hours t • 
overturned car 
off Skaggs Spr: 

Vicky Skit 
been visiting h· 
longtime Sea 1 
dents Jer a 
Skibbins, wher. 
home at abou 
Sunday. 

Traveling in 
Accord, Skibt 
patch ofice app 
one-and-a-half 
of Camp Guala 
skidded, spun 
trol and land 
downina water 
30feetbelowth 

Skibbins, a r 
trapped in the c 
cold water ftor 
seeping thro~ 
ken window. A 

and thStl. dipped 
.a 

Dick Snyder lnd Bet 
. d:.trlbutlon by ProJ-c;t 
effort brought chlldrer 
oa the COIIM. Steve Me 
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INDEPENDENT COAST OBSERVER 

Mary Hiatt of the MendoJ 
cino Council of Governments 
makes reference to several 
of these in her letter of Sep
tember 16: "there are vari-

. ous state funda available 
such as the State Bicycle 
Lane Account, Hazard 
Elimination and Safety 
Fund if GMAC would refer 
theirrequest over the county 

. to sponsor these projects for 
Gualala and apply directly 
to the state authority over 
these fUnds.• 

FENCE POST 1.-tttrs to the Editor column Ia aloruni olldeu. Ltller~ 1te 
welcomeandahouldprelerablybetypewrltllnandllmlted1D300wonla.All 
LETTERS MAY BE EDITED FOR BREVITY. 'AIIIettera muat be llgned and 
Include complete mailing addreea Mdlor tltltphone numi!er,lhough lht 
wrher wUI be ldenllfled only by city. ~amt and addreaa may be wtlhheld by 
requeat. Addre11 alllellet~ID Editor, Independent Coaat Obeervtr, P.Q. 
lox 1200, Oualala, CA 11445. PAX (707) 814-1710. VIa tmalli 
etevelco@mcn.org (pleue Include I'ENCI POST In .ubfecit line). ,. 

GTP Incomplete · overlookedandnotapartot 
the GTP aa now propoaed. 

Editor: . The most prelsifll commu-
This is an open letter to nity problem that demands 

Jo Ginsburg of the Califor- immediate attention and 
nia Coastal Commission: mitigatingactionistheneed 

Thank you for your for some traft5c control in 
prompt response to my re- the town's commerdal cen· 
quest for information on the ter where acce• ill unUm· 
above reference pending ited to the post office, three 

GMAC needs to do more 
homework and prepare a 
more comprehensive and 
inclusive drat\ plan before 
submitting the GTP to the 
Coaatal Comminion for 
hearing and action. The GTP 
'as presently drawn should 
probably be referred back to 
GMAC for inclusion of over
looked/omitted town prob
lems and/or these elements 
ahould be added by the 
Coastal Commission prior to 
final approval, as a condi
tion to approval. 

Don Berard 
Gualala 

Coastal Commission hear- shopping centsn, two gas r:"' ...... ··--· .. " 
ing rep;,rted in the Decem- stations, two hotels, etc. 
ber 18 issue of the lndepen- The equally demanding I · 
dent Coast Observer and problem is the lack of aide
thattheNorthCoastDeputy walks in town, also along f, 
Director, Steve Scholl would Highway One. It is only a c 
probably be hearing the matteroftimebeforeafatal- o 
Gualala TownPlaninJanu- ity occurs as pedestrians c 
ary in Culver City or Febru- dodge passing vehicles, of- j: 
ary in Coronado. ten exceeding posted speed k: · 

I urge. the staff to con-. limits aa they run across ti 
sider postponement of the designated crossing areas. a 
hearing untilit can be heard The propoaed public coaatel Y 
in our area, as it ie dif)icult ·'trail acceas will onlyworser. 1 
for local residents to travel · •the problem! '·· · 

1 
such a long distance for a :1; , .. Finally, the GTP dr~~ , I 
heari!lg tha~_s9:..~WI~,!'!;;.iil~fti».~.'wntio~ th~ J 1 • 
fects our commumty. I aug~ ; -riari~rtation and Devel- 1 
gest that the meeting be held opment A£t• which provides I 
nearer to the northern part funding_for pedestrian and · 
of the stato, such as Santa bicycle facilities, including I 
Rosa, Fort Bragg, Mendo- . sidewalks and bilr.e lanei. To 1 
cino, or toven San Francisco .. ac:ceas TDA fUnds, a loaJ 1 
or Monterey,evenifitmeans jurisdiction milsttirstobtain • 
postponing the h~ng to a · approvaVrecommendation I . 
later date. from tlie Mendocino Council I · 

I am aware that Mr. • of Governments (MCOG), . 1 
Lotter's lettet: urges the 'either GMAC or the county I 
CoaatalCommiasiontoavoid- or both. 
delay because •delay ~ll . Rick Knapp, District 1 I · 
discourage future citizen director of the California I 
participation• but. this :ob- Department ofTranaporta- 1 

· oorvation contradicts local tion, waaencouragingabout 1 
sentiment. Furthermore, the our chances of aecuri111 the 
ICO article reported tha~ el- needed fundini and offered l 
ements were not included · toassisttosecure60'lfl_ofthe I. 
which were. requested at the . need~d· funding' for ·.aide- l 
local p~blic hearing and that··. 'wal~ GMAC waa informed I 
no cop1es of the GTP draft. ofthiabuthaanottakenany f.: 
that went to the Coastal , action.,•:'': ' · · . 
Commiasionstafl'weremade . , .~fundingeourcesare I; . 
available for public review. 'aVail&bl,tothecommunity. ~-· 
at the usual places. .t:GMAC· and/or ou, county ~ . 

I would like to point out.'l'diitnetsupervieorshouldbe · . 
that critical elements are .•.-pursuing these reeources. ' 

·• 
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Editorial 
The final product 

For nearly 10 years, citizens of Gualala, 
the Gualala Municipal Advisory Council, 
county planners and elected officials have 
been working on the Gualala Town Plan-a 

. document which will shape the future of our 
area over the next 20 to 30 years. _ .. 

There are about half a dozen versi~f 
the plan, but the latest draft, the one adopted 
by the Mendocino County Board of Supervi
. sors and sent on to the California Coastal 
Commission for certification, is hard tO find. 

The Mendocino County Planning Depart
ment sent a few copies over to the Gualala 
Municipal Advisory Council- we have one 
at the ICO office and one is at the Coast 
Community LibrarY- but few members of 
the public have been able to review it. 

TheDepartmentofPlanning and Building 
will print additional copies for $9.00 each. 
The Gualala Municipal Advisory Council 
should use some of its discretionary funds 
(about $4,000, atlast report) to purchase 20 
or 30 copies of the submitted draft for circu
lation among citizens, community groups, 
business owners and other stakeholders for 
comment, before the California Coastal Com-
mission locks in the plan. . 

And the Coastal Commission should Ia. 
its hearing on the Town Plan near Guallr, · 
so those comments may be heard. 

-J. Stephen McLaughli 
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MENDO CO LCP A.-.mND 
2-98 

BOX 153 THE SEA RANCH, CALIFORNIA 95497 CORRESPONDENCE 

December 24, 1998 

Ms Jo Ginsburg, Planner 
California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco. CA 94105 

(~~X:X-Xi'll9((707) 884-3765 (650) 851-8789 

Mailing Address: 175 Cherokee Wy 
Portola Valley, CA 9402< 

' ~-~· ; 

Re: Gualala Town Plan, Gualala, California 

DEC 2 8 1998 

CAUFORN!A 
COASTAL COiv'Vv'\lSS!Oi~ 

Dear Ms Ginsburg: 

Thank you for your prompt response to my request for information on the above 
referenced pending Coastal Commission hearing reported in the December 18. 1998 
issue of The Independent Coast Observer and that North Coast Deputy Director, Steve 
Scholl would probably be hearing the Gualala Town Plan in January in Culver City 
or February in Coronado. 

I urge the staff to consider postponement of the hearing until it can be heard 
in our area as it is difficult for local residents to travel such a long distance for a 
hearing that so vitally effects our community. I suggest that the meeting be held 
nearer to the northern part of the state such as Santa Rosa. Fort Bragg, Mendocino 
or even San Francisco or Monterey, even if this means postponing the hearing to a 
later date when this can be more readly attended by interested local citizens. I am 
aware that Mr. Lotter's letter urges the Coastal Commission to avoid delay because 
"delay will discourage future citizen participation" but this observation contradicts 
local sentiment. Further the ICO article reported that elements were not included 
which sere requested at the local public hearing and that no copies of the GTP 
draft that went to the Coastal Commission staff were made available for public review 
at the usual places. 

I would like to point out that critical elements are overlooked and not .. part 
of the GTP as now proposed. The most pressing community problem that demands 
immediate attention and mitigating action is the need for some traffic control in 
the town's commercial center where access to Highway One is unlimited to post office,. 
t hree shopping ceners. two gas stations, two hotels, etc. The equally demanding 
problem is the lack of sidewalks in town, also along Highway Ole. It is only a matter 
of time before a fatality occurs as pedestrians dodge Highway One passing vehicles. · 
often exceeding posted speed limits as they run across undesignated crossing areas. 
The proposed public coastal trail access in the town center will acerbate the problem! 

Finally, the GTP draft plan fails to mention "The Transportation and Development 
Act"which provides funding for pedestrian and bicycle facilities, including sidewalks 
and bike lanes. To access TDA funds a local jurisdiction must first obtain approval/ 
i'ecommendation from the Mendocino Council of Governments (MCOG), either GMAC or 
the county or both • 

Rick Knapp. District I director of the California Department of Transportation 
was encouraging about our chances of securing the needed funding and offered to 
assist to secure 50% of the necessary funding for sidewalks from the California De
partment of Transportation. GMAC was informed of this but has not taken any action. 
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Other funding sources are available to the community. GMAC and/or our county '-
district supervisor should be pursuing these resources. Mary Hiatt of the Mendocino • 
Council of Governments (MCOG) mak.es reference to several of these in her letter of • 
September 16, 1998 (copy enclosed) "there are various state funds available such as 
the State Bicycle Lane Account (BLA), Hazard Elimination & Safety Fund (HES) if GM 
would refer their request to the county to sponsor these projects for Gualala and apply 
directly to the state authority over these funds". 

GMAC needs to do more homework and prepare a more comprehensive and inclusive 
draft plan before submitting the GTP to the Coastal Commission for hearing and action. 
The GTP as presently drawn should probably be referred back to GMAC for inclusion 
of overlooked/omitted town problems and/or these elements should be added by the 
Coastal Commission prior to final approval, as a condition to approval. 

Yours sincerely, r/ 
_pl;1'1 ~~---
Don Berard 

cc: ICO 

enclosures 

• 

• 
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August 8, 1998 

BOX 153 THE SEA RANCH. CALIFORNIA 95497 

( 650) x'K~ 851-8789 (707) 884-3765 

Mr. Rick Knapp, District Director 
Department of Transportation, District 1 
P.O. box 3700 
Eureka, CA 95502 

CALIFORNIA 
COASTAL COMMISSION 

Re: Gualala Infrastructure, ie. sidewalks and pedestrian crosswalks. 

Dear Mr. Knapp: 

• 

Let me start by thanking you for addressing the long delayed work on the 
drainage problem in the center of town. It is still hoped that more pedestrian 
crosswalks will be provided so that pedestrians can more safely cross highway one. 
Playing dodgem with cars speeding down highway one. Someone will be killed and 
then the blame game will start. 

My reason for writing is to ask your assistance in securing the funds avail
able for sidewalks and bike trails through the Transportation and Development Act. 
You mentioned that a project must be approved and recommended by the Counwc 
Governments. How is this accomplished? Who brings it to them? Is it done t g 
the Mendocino County Board of Supervisors? Is it brought to the attention of t e 

supervisors by some local authority or through the district supervisor? 

I would appreciate it if you give me the benefit of your expertise. 

Yours sincerely // 
;-· ;. ) . . ~ ,.,-- 1 /i!. __ v.cc:-v <;.r/ 

Don Berard 
Licensed Real Estate Broker 

Enclosure 

• 



STATE OF CALIFORNIA·BliSINESS, TRANSPORTATION AND HOUSING AGENCY ~E l t WILSOI"', Govemor 

•• DEPARTMENT OF TRANSPORTATION 
J DISTRICf 1, P.O. BOX 3700 

-T. EUREKA, CA 95502-3700 
TDD Phone 707/445-6463 

• Phone: 707/445-6445 
August 25, 1998 

• 

• 

Mr. Don Berard 
Licensed Real Estate Broker 
P.O. Box 153 
Sea Ranch, CA 95497 

Dear Mr. Berard: 

Thank you for your letter of August 8, 1998, requesting assistance in securing funds for 
sidewalks and bike trails through the Transportation and Development Act (TDA). As we 
discussed by phone, project proposals for TDA funding must be approved by the Mendocino 
Council of Governments (MCOG). To solicit TDA funds for bike and pedestrian projects in 
Gualala, I suggest you contact MCOG, the regional transportation planning agency for the 
County of Mendocino. 

MCOG is made up of representatives from the Board of Supervisors and City Councils 
in Mendocino County, and is a separate entity from the Board of Supervisors. For technical 
matters regarding transportation planning, MCOG created a Technical Advisory Committee (or 
TAC), which is made up of representatives from each City, the County Public Works 
Department, the County Planning Department, the Northcoast Railroad Authority, the Air 
Quality Management District (AQMD), Mendocino Transit Authority, and Caltrans. I am sure 
that MCOG's staff will be glad to assist you in determining the best and most efficient action 
for you to take to initiate a project proposal for the use of TDA funds to build bike and 
pedestrian improvements in Gualala. In addition to TDA funds, MCOG may be able to tell you 
about other potential funding sources also available for bike and pedestrian projects. MCOG's 
address/phone is as follows: 

Ms. Mary Hiatt, Executive Secretary 
Mendocino Council of Governments 
215 West Standley Street, Ukiah, CA 95482 
Phone: 707-463-4470. 

We share in your concern for additional need for bike and pedestrian facilities. If I can 
be of further assistance, please contact me . 

District Director 
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BOX 153 THE SEA RANCH, CALIFORNIA 95497 

( 6 50 ) xt:ltti) 851·8789 (707) 884·3765 • 
September 8, 1998 

Ms. Mary Hiatt, Executive Secretary 
Mendocino Council of Governments 
215 West Standley Street 
Ukiah, CA 95482 

Re: Transportation Development Act (TDA), Gualala sidewalks. 

Dear Ms Hiatt: 

Enclosed please find copies of some correspondence between Rick Knapp, 
District Director of the Department of Transportation which includes Gualala and 
this area. 

The enclosed information will give you some insights on the problems being 
experienced by this small coastal community. The problems have been exacerbated 
the additional recreation, residential and commercial development at an accelerated 
rate in recent years with little or no improvements in government infrastructure to 
accommodate this growth. 

· The only improvement, after years of pleading was the alleviation of flooding 
of the highway at the busiest intersection in town and improvement of the ONLY • 
crosswalk in the entire town! 

There are no sidewalks, crosswalks, street lighting or bicycle paths. Pedes
trians play "dodgem'' with cars speeding down highway one and it is only a matter of 
time before a tragedy occurs! 

I have done my best to improve the situation by contacting all government 
bodies available, including l\1COG through this letter. Since there is no local gov
ernment body the county level is the only avenue available to address the above 
concerns. 

I will be willing to carry the responsibility of working with the delegated powers 
to implement the funding of these badly needed improvements. I would appreciate 
your assistance in reaching this goal. 

Yours sincerely, 

Don Berard 

Enclosures 

• 
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mtnboctno counctL or c;ov€RrUnEnrs 
215 w. s-canb1£y str<ac 

t!ktah, caLtFOR.tlta 9 54 8 ~ 
(707)463-4470 

September 16, 1998 

Mr. Don Berard 
Don 13erard Associates 
Box 153 
The Sea Ranch, CA 95497 

Dear Mr. Berard: 

Re: Gualala sidewalks I Safety improvements 

Tn response to your letter of September 8, this will prO\'ide you with some infom1ation on funding 
sources for bicycle and pedestrian impmvemcnts in Gualala. 

As you mentioned, there is some funding available under the Transportation Development Act 
(TDA), which is administered by MCOG as the Regional Transportation Planning Agency . 
.lvlCOG sets aside two percent annually for this purpose as allowed by TDA Tn 1998, $40,000 
was available for the count:y'\vide region, although it is now past the August 31 deadline for 
applications. MCOG member entities may apply, i.e. the County and the four incorporated cities 
ofVkiah, Fort Bragg, Willits, and Point A.rena, Those five entities have representatives on 
MCOG's Technical Advisory Co.trurliltee, which re,iews, ranks and recommends projects for 
MCOG Board approval. 

There has been good news recently for transportation funding from both the state and federal 
levels. Senate Rill 45 gave more local authotity over state transportation funds, so MCOG now 
will be responsible for making decisions regarding transportation improvement funding. Our 
Technical Advisory Committee is recommending a distribution formula with five percent for bike 
and pedestrian needs. The MCOG Board is expected to act on their recommendation at the 
October 5 meeting. 

The federal transportation bill recently passed by Congress, the Transportation Equity s\ct for the 
21st Century (TEA2 1 ), contains more funding than the previous sL'\.-year act (TSTEA) One 
component, Transportation Enhancement Activitites (TEA), \vtll give MCOG at least $1.4 minion 
to allocate over six years to local projects, including bike and pedestrian and Yarious historic, 
scenic and environmental needs. The process of applying for this fund is not yet established . 

All of these fimds are competitive, but there is increased funding now for Mendocino County, to 
be allocated by MCOG as the regional agency. You will need a local gm·e.nl!nent lead agency as 
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an eligible applicant, in your case the County. I suggest that you contact Jim Lotter, Chainnan of 
the Gualala Municipal Advisory Council (G11AC)~ as there already has been considerable energy 
expended toward this end. 1 understand that G:MAC is looking at funding alternatives and bike 
and pedestrian imp:ovements. 

There are various state funds available, such as the State Bicycle Lane Account (BLA) which was 
recently increased by a significant amount, and the County has been successful in at least one of 
its BLA grant applications. There is also Hazard Elimination & Safety (HES). 1\·fCOG has no 
authority over these funds~ you would ask. the County to sponsor Gualala's projects and apply 
directly to the state. 

If you have further questions, feel welcon1e to call me at 463-4470. 

Sincerely, 

J&()'ZL 
Janet Orth 
Administrative Assistant 
for Mary Hiatt 

cc: Phil Dow. MCOG Transportation Planner 
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tAllfORNIA TROIJl 

. __ 1 

November 23, 1998 NOV 2 5 1998 

California Coastal Commission 
Attn: Steven Scholl, North Coast Area Analyst 
45 Fremont, Suite 2000 
San Francisco, CA 94105-2219 

Cf\U FO ~~ ''·J :.A 
COASTAL COM:, 

Subject: County ofMendocino LCP Amendment No. 2-98 (Major: Gualala Town Plan) 
Time Extension for Public Hearing 

Dear Mr. Scholl: 

It has come to our attention that the Gualala Town Plan is under review .by your office. Therefore, 
I wish to call your attention to an ongoing water rights dispute between California Trout and the 
North Gualala Water Company (NGWC). 

California Trout is a non-profit conservation organization. Our mission is to protect and restore 
wild trout, native steelhead, and their habitat in California; and to provide high quality angling 
adventures for the public to enjoy. We represent 5,000 dues paying members directly, and 
approximately 1 million anglers indirectly . 

California Trout and many other parties currently have complaints filed with the State Water 
Resources Control Board which could seriously impact the NGWC's existing and future water 
supply. In summary, California Trout alleges that the NGWC is in violation of the terms of their 
existing water rights permit, and is therefore operating an illegal diversion of water from the Little 
North Fork Gualala River. We believe that the NGWC's actions may severely impact Coho 
salmon and steelhead populations in the Gualala River. 

The SWRCB is currently reviewing our complaint. They have conducted a Field Investigation -
the last administrative remedy for the complaint- and expect to issue a Board Order on the 
diversion in the near future. 

For this reason, we strongly recommend that you hold your review in abeyance until the water 
rights dispute is resolved. After all, water supply will play a critical role in evaluating proposed 
development levels for the town of Gualala. 

Sincerely, 

Michael E. Bowen 
Hydroelectric Director 

EXHIBIT NO. 12 

APPLICATION NO. 

~J}U CO I.CP A.~ 
2-98 
vORRESPONDENCE 

BAY AREA OFFICE: 870 MARKET STREET, SUITE 859 + SAN FRANCISCO, CA 94102 + (415) 392-8887 
FAX {415) 392-8895 • http://www.caltrout.org 
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DRAFT 
GUALALA TOWN PLAN 

• General Plan Amendment #GP 11-95/Rezoning 

• 

#R 5-96/0rdinance Amendment #OA 3-95 

Document Includes Gualala Town Plan, Coastal Element Amendments, Rezoning, 
Zoning Code Amendments and Supplemental Information 

Adopted by the Mendocino County Board of Supervisors 
June 22, 1998 
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DRAFT 
GUALALA TOWN PLAN 

Adopted by the Mendocino County Board of Supervisors 
June 22, 1998 

The Gualala Town Plan is Part of the Coastal Element 
of the Mendocino County General Plan 
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Mendocino County Coastal Element Section 4.14- Gualala Town Plan Chapter 1 • Introduction 

CHAPTER 1 - INTRODUCTION 

1.1 GUALALA TOWN PLAN 

Gualala is a small coastal community situated in the southwest comer of Mendocino County at 
the mouth of the Gualala River. The town of Gualala is a service center for the south coast of 
Mendocino County and for The Sea Ranch and northern Sonoma County. While serving a 
regional population of about 2,500 persons, the scenic beauty and recreational opportunities of 
the Gualala area attract many thousands of visitors each year .I 

Gualala is located within the unincorporated area of Mendocino County. Land use decisions are 
governed by the Mendocino County Local Coastal Program (LCP) and the Mendocino County 
General Plan, as interpreted by the County Planning Commission and Board of Supervisors. 

The Gualala Town Plan amends the Coastal Element of the Mendocino County General Plan, as 
adopted and certified in November 1985 and revised in March 1991. The regulatory ordinances 
for implementation of the Gualala Town Plan shall be adopted as amendments to the Mendocino 
County Coastal Zoning Code (Title 20, Division II of the Mendocino County Code). The 
Gualala Town Plan provides planning goals and policies establishing a scenario for growth 
within the Gualala Town Plan area over a 30-year planning horizon. 

The Gualala Town Plan and associated implementing zoning ordinance shall be applicable to the 
geographic area known as the Gualala Town Plan Area as described in Section 1.2 of the Plan. 
No land, building, structure, or premises shall be used, developed or reconstructed in a manner 
which is inconsistent with the Gualala Town Plan or the associated zoning ordinance. 

1.2 PLANNING AREA 

As shown on Figure 1.1, the Gualala Town Plan area includes the commercial district of Gualala 
and adjoining residential areas. It is roughly bounded by the Gualala River on the south, the 
Pacific Ocean on the west, Old Stage Road on the east, and the Marine View and Pacific View 
subdivisions, Pacific Woods Road and the Ocean Ridge subdivision on the north. 

The Town Plan area includes most of the lands within the Gualala Community Services District 
service area and sewer assessment area, as well as the Ocean Ridge subdivision and the 
intervening residential and resource lands. All of the lands within the Town Plan area are within 
the North Gualala Water Company's service area, although some parcels are served by private 
domestic wells. 

1 Based on information provided by the Mendocino County Tax Collector and The Sea Ranch Association, it is 
estimated that approximately 65,700 visitors came to the Gualala-Anchor Bay area in 1994 and 93,100 visitors 
came to The Sea Ranch in 1994 (not including second home residents and campers). The regional population 
estimate includes residents from Stewarts Point in Sonoma County to Iversen Road in Mendocino County. 

Adopted by the Mendocino County Board of Supervisors June 22, 1998 Page I 
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Mendocino County Coastal Element Section 4.14- Gualala Town Plan Chapter 1 - Introduction 

1.3 PLANNING PROCESS 

The Mendocino County Coastal Element, adopted in 1985, provides general goals and policies 
governing development throughout the entire coastal zone, and specific policies for 
establishment of an urban~rural boundary in Gualala and for public access to the coast in the 
Gualala area. 

In the late 1980's, after a decade of rapid growth and development in Gualala2, an ad hoc group 
called the Gualala Area Coalition formed to evaluate the planning issues facing Gualala and to 
open up the avenues of communication between Gualala and the County government in Ukiah. 
In response to the Coalition's activities, the Mendocino County Board of Supervisors established 
a local planning council for the Gualala area in 1990. The Gualala Municipal Advisory Council 
(GMAC) was created with a two-fold mandate: 

• To advise the Board of Supervisors on current development applications; and 

• To initiate long-range planning efforts to update the Coastal Element of the 
Mendocino County General Plan as it pertains to the Gualala area. 

The Gualala Town Plan emerged from four years of community discussions at GMAC meetings and 
community workshops. The Town Plan was prepared with the input of more than three hundred local 
residents and visitors. The Plan Committee, an informal group of about thirty area residents, land 
owners, developers, and business people, met regularly to develop the basic concepts presented in the 
Town Plan. The GMAC reviewed the Town Plan, facilitated public discussions of its content, and at 
public meetings over the course of more than three years, adopted the various policies and recommended 
implementing ordinances. The GMAC's Gualala Town Plan was submitted to the County Board of 
Supervisors in May 1995. After an initial review by County staff and public agencies, a revised draft 
Gualala Town Plan was prepared by the Gualala Town Plan Advisory Committee which included 
representatives of GMAC, the Board of Supervisors, Planning Commission and Planning Department 
staff. Final adoption of the Gualala Town Plan follows public hearings by the Mendocino County 
Planning Commission, Board of Supervisors, and California Coastal Commission. 

1.4 HOW TO USE THIS PLAN 

Following this introductory chapter, Chapter 2 provides an overview of the planning issues and 
goals for the Gualala Town Plan area. Chapter 3 establishes policies for future development in 
the Town Plan area. Chapter 4 defines the land use classifications for the Gualala Town Plan. 
Chapter 5 provides definitions, and Chapter 6 contains the appendices. 

The Gualala Town Plan amends the Mendocino County Coastal Element, providing specific 
goals and policies governing development in the Gualala Town Plan area. The Town Plan is 

2 According to the U.S. Census of Population and Housing, the population of the Gualala area (from Iversen Rd. to 
the Gualala River) was about 1,275 persons in 1980 and grew to about 1,750 persons in 1990, representing a 37% 
increase in population. During this same period, the overall growth rate for unincorporated Mendocino County 
was about 20%, which is considerably less than that experienced in the Gualala area. 
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• 
consistent with the established goals and policies of the Coastal Element which pertain to 
environment and resources, access and recreation, and development. Several minor text • 
amendments in the Coastal Element are necessary to provide references to the Gualala Town 
Plan. Amendments to the Land Use Plan maps are necessary to incorporate the revised land use 
designations for the Gualala Town Plan. 

The Gualala Town Plan is implemented by the Mendocino County Coastal Zoning Code (Title 
20, Division II). Amendments to the Zoning Code are necessary to incorporate the four newly
created zoning districts for the Gualala commercial area and the second residential units 
ordinance. Other provisions of the Coastal Zoning Code, such as Use Type definitions, 
Residential zoning district regulations, off-street parking regulations, signage regulations, 
environmentally sensitive habitat area regulations, etc., will continue to apply to development in 
the Gualala Town Plan area. 

Should the population growth rate for the Gualala Town Plan planning area exceed 20 percent of 
the total growth anticipated by the plan in any 5-year increment of the plan's existence, a 
review/update of the plan should be initiated. 
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CHAPTER 2 - ISSUES AND GOALS 

The Gualala Town Plan evolved out of four years of discussions, meetings, and workshops 
attended by local residents, property owners, business persons and developers. Results of a 
survey questionnaire and summaries of three community workshops helped direct the Town 
Plan. Many community concerns regarding future development were identified during the 
planning process. Although unanimity was not always achieved as to how to resolve the 
challenges posed by new development, there was general consensus in the definition of the key 
planning issues facing Gualala. The issues and goals which help define a vision for Gualala's 
future are discussed in this chapter. 

2.1 COMMUNITY IDENTITY3 

The town of Gualala does not have a town center, distinctive architectural style or historic 
context that provides a visual community identity. The Gualala Hotel and the Kidd House are 
two of the few structures which give testimony to Gualala's past. There are no visible remnants 
of the saw mills or other hints of the logging industry that formed the town's economic base for 
so much of its history. Most buildings in town were constructed in the 1960's and 1970's and fall 
within the architectural genre loosely known as the north coast style which is characterized by 
one- or two-story, wood frame structures with mildly sloping roofs and varying degrees of 
overhang. Windows and door openings are simple, and exterior facades are generally 
constructed of weathered or painted wood . 

Gualala is a service center and, as such, has developed with primary consideration given to 
automobiles. The commercial district of Gualala stretches along a two-mile section of Highway 
1. Buildings are scattered along the highway strip, and people frequently drive from one 
destination in town to the next. With few exceptions, there are no sidewalks along the highway 
and only one crosswalk. Despite this, pedestrians routinely wind their way through parking lots 
and along the edge of the highway, attempting to navigate the town on foot. 

The conjunction of several elements of natural beauty provides the setting for the town of 
Gualala. Gualala is located on the north bank of the Gualala River at its junction with the sea. 
On the south side of the river, in Sonoma County, the headlands and beach at Gualala Point are 
protected as a public park. Scenic vistas of the river, ocean, beach and headlands are available 
from many locations in town. On its inland edges, the town is framed by a backdrop of forested 
hillsides. 

Gualala, as the southern "gateway to the Mendocino Coast," has great potential to achieve a more 
distinctive, attractive and memorable town character. This potential derives, in part, from the 
present lack of large-scale developments, franchises, traffic lights, and other urban fixtures which 
would diminish the small-town, rural feel of Gualala. Existing development is relatively small-

3 Portions of this discussion were excerpted or paraphrased from "Which Way Gualala?" by JoAnn Rouse, a 
publication sponsored by the North Coast Institute (1987). 
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scale and dispersed, with plenty of vacant land for infill projects and the development of other • 
public amenities. The large, undeveloped area immediately east of town could serve as a future 
downtown expansion area, averting continued strip development along Highway 1. Many 
coastal views are presently blocked by buildings. Some redevelopment is likely to occur on the 
west side of Highway 1 in the future, since several of the existing buildings do not take 

· advantage of their spectacular settings. Future redevelopment should provide greater access to 
views of the river and coastline. Additionally, a public access easement has been acquired along 
the bluff of the Gualala River, west of the commercial district. Development of a public coastal 
trail within the easement will offer access to spectacular views of the river, Gualala Point beach 
and the Pacific Ocean. 

Goal G2.1-1: To preserve and enhance the rural, coastal character of the town of Gualala, to 
better integrate future development with the natural surroundings, to protect and 
restore coastal views, and to improve public access to the coast. 

2.2 COMMERCIAL AND RESIDENTIAL BUILDOUT IN GUALALA 
TOWN PLAN AREA 

The Gualala Village Mixed Use, Gualala Highway Mixed Use, and Gualala Planned 
Development districts replace the "Commercial" zoning designation assigned by the Coastal 
Element (as revised, March 1991) and provide more restrictive development standards. Table 
2.1 presents a comparison between the regulations which affect the scale of new development in • 
the Coastal Element (March '91), and in the Gualala Town Plan. 

TABLE2.1 
COMPARISON OF COMMERCIAL ZONING REGULATIONS 

Commercial Gualala Village Gualala Highway Gualala Planned 
District (LCP, Mixed Use District Mixed Use District Development 

March '91) District 
Maximum 35' 28' (E ofHwy) 28' 28' 
Building Height 18' (W ofHwy) 
Maximum Lot 50% 25% (E ofHwy) 20% to be determined2 
Coverage 20% (W ofHwy) 
Max. Floor-Area none1 35% (E ofHwy) 30% to be determined2 
Ratio (FAR) 30% (WofHwy) 

1 Since three-story structures and a 50% lot coverage are permitted, the FAR is effectively 150%. It should be 
noted that in 1994, the average FAR in Gualala was 15%. 

2 In the Gualala Planned Development district, lot coverage and F ARs are established as part of a Precise 
Development Plan. 

As shown on Table 2.1, the Gualala Village Mixed Use, Gualala Highway Mixed Use, and 
Planned Development zoning districts of the Gualala Town Plan are considerably more 
restrictive than the Commercial district of the Coastal Element and Zoning Code (March '91) . 
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Table 2.2 presents summary information comparing commercial development in 1993, buildout 
under the Coastal Element (March '91), and buildout under the Gualala Town Plan. As shown, 
estimated commercial buildout under the Gualala Town Plan is about 1.8 million square feet less 
than (or 28% of) the estimated buildout that could occur under the Coastal Element (March '91). 

TABLE2.2 
COMMERCIAL BUILDOUT COMPARISON 

FOR GUALALA TOWN PLAN AREA 

Existing Commercial Development (1993) 185,000 square feet 

Commercial Buildout under Coastal Element (March '91)1 2,846,210 square feet 

Commercial Buildout under Gualala Town Plan2 1,015,383 square feet 

Reduction in Commercial Buildout Potential under Gualala -1,830,827 square feet 
Town Plan 

1 Assumes 62 acres of Commercial property, plus 104 acres of Commercial property in large parcels, of which .20 
is dedicated to roads and utilities, leaving 83.2 acres for development. A total of 145.2 acres at .60 FAR (i.e., 2 
stories in height and 30% lot coverage)=3,794,947 sf. Although the Commercial zone allows 50% lot coverage, 
generally 30% is the maximum that can be achieved while meeting County off-street parking requirements. 
Commercial buildout is assumed to be 75% of full buildout=2,846,210 sf 

2 Assumes 62 acres ofGVMU, GHMU and 83.2/2 acres ofGPD (since 50% residential development is 
req'd)=l03.6 acres at .30 FAR=l,353,845 sf(75%)= 1,015,383 sf 

While the Gualala Town Plan significantly reduces commercial buildout potential, it increases 
potential residential buildout in Gualala by about 428 dwelling units. This increase results from 
three factors: (1) residential uses are allowed as principal uses in the Mixed Use districts; (2) at 
least 50% of the acreage of Gualala Planned Development district parcels is required to be 
developed with residential uses; and (3) second residential units are permitted in the Town Plan 
area. 

The potential for future residential development in the Gualala Town Plan area is summarized in 
Table 2.3. Buildout projections for the outlying area (north of the Town Plan area to Iversen 
Road) are also shown, in order to provide a broader context in which to view future growth. 
Table 2.3 does not include development projections for the Residential Reserve area since the 
Town Plan does not actually change the land use classifications and zoning on the subject 
properties. 

Table 2.4 presents the bottomline- comparisons of compounded annual growth rates and 
projected populations associated with buildout under the Coastal Element (March '91), and the 
Gualala Town Plan . 
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TABLE2.3 
RESIDENTIAL BUILDOUT PROJECTIONS FOR GUALALA TOWN PLAN AREA 

Buildout of Iversen Rd. 
Buildout Under Buildout Under to north boundary of 
Coastal Element Gualala Town Plan 1 Gualala Town Plan 

(March ,91) area (per Coastal 
Element, March ,91) 

(a) Existing Dev'ped Parcels 390 390 577 

(b) Existing Undev'ped Parcels ill. 183 475 

(c) Total Existing Parcels 573 573 1,052 
(c)=a+b 

rzd) Potential New Parcels 3892 244 221 

(e) Residential Devpmt. on 
Mixed Use and Planned - 400 -

Development parcels 

(f) Second Residential Units - 100 -

100% Buildout (new 
residences/total residences) 572/962 927/1,317 696/1,273 
(b+d+e+j)l(c+d+e+j) 

75/50% Buildout 3 (new 
3311721 759/1,149 467/1,044 residences/total residences) 

a+(. 75b)+(.5d)+e+f 

1 The Gualala Town Plan residential buildout projections do not include potential future development on parcels 
within the "Residential Reserve" area. Although the Plan designates the "Residential Reserve" as an appropriate 
location for future residential growth, substantial environmental analysis, followed by LCP amendments and 
rezoning, would be necessary prior to development at densities greater than the 40-acre and 160-acre minimum 
parcel sizes permitted by the present RMR-40 and FL zoning. 

2 This number includes 120 new parcels which could potentially be created in the North Gualala Subdivision, since 
the SR zoning allows 6,000 sf lots in areas with community water and sewer systems. It also includes 53 new 
parcels which could be created when sewer facilities are extended to serve the Gualala Heights Subdivision. A 
substantial number of these parcels (114) have existing homes which may preclude further subdivision. 

3 Full buildout represents development of residences on all existing parcels and on all parcels which could be 
created by land divisions, in accordance with designated minimum lot sizes. Since the I 00% buildout scenario is 
unlikely to ever occur, the Planning Division selected a partial buildout scenario to represent the maximum 
theoretical buildout scenario. This scenario assumes that 75% of existing undeveloped parcels would be built 
upon and 50% of the new parcels which could be created by potential land divisions would be created and built 
upon. For the Gualala Town Plan buildout scenario, it is assumed that 400 residential units on Mixed Use and 
Planned Development parcels would occur. It is also assumed that I 00 second residential units would be 
constructed. 
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TABLE2.4 
POPULATION PROJECTIONS AND ANNUAL GROWTH RATES 

Compounded 
Population Annual 
Estimates I Population 

Growth 
Historic Annual Growth Rates for Unincorporated Mendocino 1.8% 
County( 1980-1990) 

Historic Annual Growth Rate for area from Sonoma County line to 
Iversen Road (1970-1990) 

3.4% 

Estimated 1994 Population of Gualala Town Plan area 652 

Estimated 1994 Population of Area north of Gualala Town Plan 964 
boundary to Iversen Road 

TOTAL Estimated 1994 Population Sonoma County line to Iversen 1,616 
Road 

Gualala Town Plan area 
(a) Buildout under Coastal Element (March '91) 1,205 3.1% 
75/50% Scenario (20-year buildout) 

Area north of Gualala Town Plan boundary to Iversen Road (b) 
Buildout under Coastal Element (March '91) 75/50% Scenario (20- 1,744 3.0% 
year buildout) 

Sonoma Co. line to Iversen Road(c)=a+b Buildout under Coastal 2,949 3.1% 
Element (March '91) 75/50% Scenario (20-year buildout) 

... 
.. 

Gualala Town Plan area( d) Buildout under Gualala Town 1,920 3.7% 
Plan75/50% Scenario (30-year buildout) 

Sonoma Co. line to Iversen Road Buildout under Gualala Town Plan 3,664 2.8% 
(75/50% Scenario) (e)=d+b (30-year buildout) 

I Population estimates are based on the existing and projected number ofhousing units and assume that 77% of total 
housing units are occupied and 2.17 persons reside in each occupied housing unit. (The occupancy and persons 
per household statistics are from 1990 U.S. Census data for the Gualala area.) 

2.3 RESIDENTIAL DEVELOPMENT 

A primary goal of the Gualala Town Plan is to concentrate future residential growth within the 
Town Plan area, thereby relieving development pressures on resource lands in the outlying areas. 
This is also intended to decrease automobile traffic and relieve traffic congestion by allowing for 
alternative modes of transportation. By providing for more residential development and less 
commercial development, the Town Plan strives to achieve a closer balance between residential 
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and commercial growth. Four significant policy changes affect future residential growth in the 
Gualala Town Plan area: • 

1. The Gualala Town Plan assigns a "Mixed Use" zoning designation to most of the commercial 
properties in Gualala. The Mixed Use designation allows residential uses as a principal use, 
alleviating the requirement for a use permit. 

2. The Gualala Town Plan assigns a "Planned Development" zoning designation to the two largest 
commercial properties in town ( 40-acre parcel east of Church Street, 58-acre Lower Mill site 
south of Old State Highway). The Planned Development district requires that at least half of the 
total acreage be devoted to residential uses. 

3. The Gualala Town Plan allows for development of second residential units on parcels within the 
Town Plan area. The second units are intended to help provide more affordable housing in the 
Town Plan area. 

4. The Gualala Town Plan also provides for the long-range planning of future residential 
development areas. A 480-acre area east of town is designated "Residential Reserve," 
identifying it as a suitable location for future residential development.4 

Goal G2.2-1: To guide development and preservation efforts in the Gualala Town Plan area 
over the next twenty years by reviewing and adjusting land use designations and 
providing criteria for judging future development proposals. 

Goal G2.2-2: To provide for the development of affordable housing in the Gualala Town Plan 
area by: 

• adopting inclusionary zoning measures, 
• allowing residential development as a principal use in the commercial 

districts, 
• requiring residential development on Gualala Planned Development district 

parcels, and 
• allowing for second residential units within the Gualala Town Plan area. 

Goal G2.2-3: Three guiding principles are established to determine appropriate locations for 
future residential development: 

1. Concen~ate new development within the Gualala Town Plan area, where it 
can be served by community water and sewer systems and will minimize 
traffic impacts on Highway 1. 

4The Residential Reserve area is presently zoned Remote Rural-40 acre minimum (RMR-40) and Forest Land (FL). 

• 

In acknowledgment of the need for substantial environmental analysis prior to increasing residential densities in 
the Residential Reserve area, the Gualala Town Plan leaves the existing zoning in place. Future Local Coastal 
Plan (LCP) amendments and rezoning would be necessary for residential development at greater densities than • 
permitted by the RMR-40 and FL zoning within the Residential Reserve area. 
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2. Preserve and protect land used for crop and timber production, and 
environmental resources, including wetlands, steep gulches, stream corridors 
and coastal views. 

3. Retain the character of existing residential neighborhoods. 

2.4 COMMERCIAL DEVELOPMENT 

As shown in Table 2.2, under the Coastal Element (March '91), more than 2.8 million square feet 
of commercial space could be developed in Gualala. Under the Gualala Town Plan, maximum 
commercial buildout is reduced to approximately one million square feet. This represents a 64% 
reduction in the buildout potential of commercial properties. 

Existing development represents only a small percentage of potential commercial development. 
It is imperative that future development be planned and coordinated so that the existing 
commercial district remains viable, pedestrian and automobile circulation works, and the town 
retains, or develops, a visually-integrated appearance. 

Goal G2.4-1: To provide for a level of commercial development that corresponds to potential 
residential development opportunities, public service availability, and road 
capacity . 

About 60 percent of vacant commercial property in Gualala is contained in two large parcels: a 
40± acre site east of Church Street and the 58± acre Lower Mill site east of Highway 1 and south 
of Old State Highway (Figure 2.1). Clearly, development of these properties will greatly 
influence the future character of the town of Gualala. 

Goal G2.4-2: To establish a process for the planned development of the two large commercial 
parcels (Lower Mill site and east of Church Street) which will allow for creative 
site planning and design, and will provide substantial opportunities for public 
participation in the planning process. 

A widely distributed survey questionnaire helped reveal community concerns about the aesthetic 
appeal of Gualala's commercial district. On a scale of 1 to 5, with 5 representing "very much 
needed" the need for the following elements was assessed: 

Building height limits 4.6 
Design guidelines 4.3 
Tree removal limits 4.2 
Landscaping 3. 6 
Sign guidelines 3.5 
Street tree planting 3.0 
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At three community workshops held to help establish goals for the Gualala Town Plan, 
discussion repeatedly focused on the need for development to fit in with the coastal setting and • 
the desire for protection (and restoration) of coastal views in town. 

Goal G2.4-3 To provide guidelines for new development and public improvements which 
inspire creativity and enhance the character of Gualala's commercial district by 
encouraging development that is in harmony with the natural, coastal setting of 
the town. 

Goal G2.4-4 To encourage the preservation and enhancement of coastal and river views and the 
provision of public access to these views. 

2.5 PUBLIC SERVICES AND ROAD CAPACITY 

While it is instructive to look at the total amount of existing and potential residential and 
commercial development in the Town Plan area, it is also important to understand the various 
factors that constrain future growth. Development in Gualala is constrained, in part, by the 
capacity of the infrastructure which serves it. In particular, the capacity of Highway 1, the 
availability of water, and the capacity of the community sewer system limit both the amount and 
location of development in the Town Plan area. 

Highway 1 Capacity 

In the California Coastal Act of 1976, the California legislature mandated that Highway 1 "in 
rural areas of the coastal zone remain a scenic two-lane roadway" (PRC Section 30254). While 
this mandate serves as an overall constraint to future growth on the Mendocino coast, highway 
improvements within urbanized areas, such as Gualala, can increase the local capacity of the 
roadway to accommodate growth. The Gualala Traffic Study (TJKM, February 1995) evaluates 
existing and projected traffic conditions on Highway 1 in the Gualala area. 

The Traffic Study found that under existing conditions, all intersections and road segments on 
Highway 1 in the Gualala commercial district were operating at "acceptable" levels of service 
(LOS) in 1994.5 The heaviest congestion and delays were experienced at the Sundstrom Mall 
entry/Highway 1 intersection, which operated at LOS D. 

The Traffic Study found that projected increases in traffic volumes on Highway 1 resulting from 
buildout of commercial and residential lands under the Gualala Town Plan (under the 75/50% 
Scenario) would degrade operations on Highway 1 from Old State Highway to Pacific Woods 
Road and at five intersections in the commercial district to a level of service F, which is 
unacceptable. However, the Traffic Study found that increased traffic volumes can be 

5Level of service (LOS) is used to rank traffic operations based on traffic volumes and roadway capacity, using a 
series ofletter designations ranging from A to F. Generally, LOS A represents free flow conditions and LOS F 

• 

represents forced flow or breakdown conditions. According to Caltrans' Route Concept Report, a level of service • 
D is acceptable on rural road segments. 
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accommodated if improvements are made to increase the capacity of the Highway 1 corridor 
within Gualala's commercial district. Recommended improvements necessary to accommodate 
increased traffic volumes from projected buildout under the Gualala Town Plan, while ensuring 
Highway 1 operates at a level of service D or better, include: 

• Two-way left-tum lane on Highway One from Old State Highway to Bakertown. 

• Development of parallel roadway east of Highway One (along Church Street 
alignment), with bridges over China Gulch and Robinson Gulch. 

• Installation of traffic signals on Highway 1 at Old State Highway, Sundstrom Mall 
and Ocean Drive. 

• Left-tum channelization on Highway 1 at Old State Highway, Center Street, 
Sundstrom Mall, Ocean Drive and Pacific Woods Road. 

• Northbound right-tum channelization on Highway 1 at Old State Highway. 

At a public meeting to discuss the findings of the Gualala Traffic Study and at subsequent 
Gualala Municipal Advisory Council meetings, the general consensus was that traffic signals are 
undesirable, but may eventually be necessary to address public safety concerns. The other 
recommended improvements are considered acceptable, and alternative approaches to reducing 
congestion should be encouraged (such as mixed use developments, pedestrian and bicycle 
facilities, transportation demand management techniques, public transportation). 

Goal G2.5-1 To create safe and pleasant pedestrian circulation within the commercial district 
and to reduce vehicular congestion and improve safety conditions along the 
Highway 1 corridor. 

Water Supply 

The entire Gualala Town Plan area is designated a Critical Water Resource zone by the 
Mendocino County Coastal Ground Water Study (State Department of Water Resources, 1982). 
Water service in the Gualala Town Plan area is provided in most locations by the North Gualala 
Water Company (NGWC), a privately-owned, public utility. The service area of the NGWC 
presently includes approximately 12,000 acres of land extending from the Gualala River north to 
the Raven's Neck subdivision and Fish Rock Road. The NGWC's primary water source is a 
production well (well #4) located on the North Fork Gualala River near Elk Prairie.6 Secondary 
water sources include two surface water sources at Robinson Gulch and Big Gulch. 

The State Department of Health Services (DHS), Division of Drinking Water prepared a recent 
evaluation of the maximum possible source production from the NGWC's water sources. 
Assuming a 250 gallons per minute (gpm) production capacity for well #4, SO gpm at Big Gulch, 

6In 1992, 53% to 87% of the NGWC's water came from well #4 (Charles Rich, SWRCB, Nov. 18, 1993). 
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and 28 gpm at Robinson Gulch, DHS estimated the combined pumping capacity of the three 
existing water sources during low flow periods at 328 gpm. This is sufficient water to supply • 
approximately 1,700 connections (equivalent meters), or about 783 additional connections 
beyond the year 1995 service connections. 7 

Standard acceptable engineering practice dictates that a municipal water supply shall be capable 
of: (1) meeting maximum day demand plus fire flow requirements, or peak hour demand
whichever is larger; and (2) meeting demands without the availability of the largest single water 
supply source. It is also accepted practice to increase the source incrementally to meet projected 
demand. A safety factor is maintained by only allowing development to reach a point which 
consumes 80% of the peak day demand available, before increasing the source. s When the 
NGWC reaches 80% of capacity (1,360 connections based on a 328 gpm pumping capacity), a 
new source should be developed. 

Table 2.5 presents information about current water consumption in the NGWC service area and 
projected future water demands within the Gualala Town Plan area and within the entire NGWC 
service area. The water demand projections presented in Table 2.5 exceed the supply projections 
by 543 connections. 

If assessments of the current water supply, combined with future water development projects that 
may be successfully completed, do not demonstrate a sufficient amount of available water, then 
several possible actions may be necessary to achieve a balance between water supply and 
demands, including: • 

• Developing new water supply sources, 
• Developing increased storage capacity for water supply during low flow periods, 
• Increasing water conservation efforts, 
• Restricting the amount of new development. 

The North Gualala Water Company is urged to proceed with the institution of a water 
conservation plan. Additionally, voluntary water conservation measures are encouraged for all 
water users within the planning area. 

?Engineering Report for NGWC, Sept. 1993, Office of Drinking Water, State Department of Health Services. 
8Based on information contained in an analysis of Water Supply Requirements for the North Gualala Water • 

Company prepared by Rau & Associates, Inc., dated February 22, 1996. 
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TABLE 2.5 
WATER CONSUMPTION & PROJECTED WATER DEMANDS 

FOR GUALALA TOWN PLAN AREA 
1995 connections in North Gualala Water Co. (NGWC) 917 
service area I (a) 
DHS-estimate of maximum number of connections which 1,700 
could be served by NGWC system 2 (b) 

Gualala Town Coastal Element 
Plan (March '91) 

Estimated future residential connections within Gualala 759 331 
Town Plan area (75/50% buildout scenario) (c) 
Estimated future commercial connections within Gualala 
Town Plan area 3 (d) 

277 887 

Total projected new connections within Gualala Town Plan 1,036 1,218 
area (c + d) = (e) 
Estimated future connections within NGWC service area 290 290 
outside of Gualala Town Plan area 4 (/) 

Total projected future connections in NGWC service area 1,326 1,508 
(e + fJ =(g) 
Deficit in connections at buildout of Gualala Town Plan, 
based on DHS-estimated NGWC source capacity (b - a- g) 

-543 -725 

1 Rau & Associates, analysis of Water Supply Requirements for North Gualala Water Company, February 22, 1996. 
2 The "Engineering Report for NGWC," Sept. 1993, Office of Drinking Water, State Department of Health Services, estimates the production 

capacity of the NGWC system and estimates the number of connections which could be served based on historic water demand figures. 
Assuming low flow production of250 gpm from Well #4, 28 gpm from Robinson Gulch, 50 gpm from Big Gulch, the maximum output 
would be 0.47 million gallons per day. Assuming a maximum daily demand of277/gal!connection, approximately 1,697 connections could 
be served. 

3 Assuming 1,015,383 sf of commercial development at buildout under the Gualala Town Plan and 185,000 sf of existing commercial 
development, and given an average of one connection per 3,000 sf, approximately 277 additional connections are necessary to serve future 
commercial development. As shown in Table 2.2, the Coastal Element (March '91) would allow an estimated 2,846,210 sf of commercial 
development, therefore (2,846,210 sf -185,000 sf/3,000 sf/connection) 887 additional connections would be necessary. 

4 Estimate of future demands for service within NGWC service area but outside of the Gualala Town Plan Area was provided by Rau & 
Associates in analysis of Water Supply Requirements for North Gualala Water Company dated February 22, 1996 and is based on a 3 percent 
annual growth rate. 

Sewer Service/Septic Availability 

The Gualala Community Services District (GCSD) wastewater treatment system was completed 
in 1993. The GCSD area encompasses approximately 1,430 acres, 550± acres of which are 
included within the initialSewer Assessment District boundary. The Gualala Town Plan area 
includes most of the GCSD area. 

Construction of the community wastewater treatment system removed one of the primary 
constraints to commercial development in Gualala. The initial design capacity of the system of 
625 Equivalent Single-Family Dwellings (ESDs) assumed a two percent annual residential 
growth rate and a three percent annual commercial growth rate for a 20-year planning horizon . 
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As of September 1994, approximately 400 ESDs were allocated, and the unused capacity 
represented approximately 225 ESDs. • 

New development within the GCSD assessment/service area cannot proceed unless connection to 
the wastewater treatment system has been authorized by the GCSD. The remaining ESDs may 
not be sufficient to accommodate the demands for sewer connections for the 30-year planning 
horizon of the Gualala Town Plan. As shown on Table 2.3, buildout of residential uses under the 
Coastal Element, March '91 (assuming the 75/50% scenario) would demand an additional 331 
ESDs. Under the Gualala Town Plan (75/50% scenario), buildout of residential uses would 
require 759 ESDs. Under both of these scenarios (neither of which account for increased 
demands from commercial uses), the remaining capacity of the GCSD treatment plant would be 
exceeded. 

When 500 ESDs are in use, the GCSD is required to initiate plans for wastewater treatment plant 
expansion. The treatment plant design was selected, in part, to make future increases in 
treatment capacity possible. A Local Coastal Plan amendment and further environmental review 
will be necessary prior to approval of any expansion of the GCSD facilities. 

Minimum parcel sizes in the coastal zone have been assigned with consideration of septic 
requirements and development on parcels outside of the GCSD assessment/service area requires 
approval of a septic system by the Mendocino County Department of Environmental Health . 

Development Constraints/Thresholds 

Development constraint thresholds are included in the Town Plan for the purpose of linking 
existing and potential development with infrastructure capacity. As the planning time horizon of 
this Plan is approximately 30 years, the timing of mitigation is an integral component of the 
comprehensive planning process. For example, it is anticipated that, given a projected growth 
rate of 3.7 percent in the Town Plan planning area, 80 percent of the remaining water 
connections available from the North Gualala Water Company would be utilized by the year 
2007. If assessments of the current water supply, combined with future water development 
projects that may be successfully completed, do not demonstrate a sufficient amount of available 
water, then additional actions would be necessary to achieve a balance between water supply and 
demand. Actions could include, but are not limited to, development of new water sources, 
development of increased storage capacity for water supply during low flow periods, increased 
water conservation efforts, and restriction of the amount of new development which increases 
water usage. Similar analysis and contingency plans are included within the Town Plan relative 
to the topics of sewage disposal and traffic. 

Based upon a projected annual population growth rate within the GTP area of 3.7%, it is 
anticipated that development thresholds (80% of point at which development would exceed 
infrastructure capacity) associated with water supply, sewer capacity, and traffic are estimated as 
follows: 
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TABLE 2.6 
DEVELOPMENT CONSTRAINTS/THRESHOLDS 

CONSTRAINT EXISTING CAPACITY3 THRESHOLD YEAR5 

917 80% 
Water Connections (Year 1996) 1700 (1360 connections) 2007 

460 80% 
Sewer Capacity ESD's 1'

4 
(Year 1997) 625 (500 connections) 1999 

Gualala River Bridge to LOSC 2170 ...... 
.2:- c:: Old State Hwy 543 (Two Direction) E >2020 ·o Q) 

co E Old State Hwy to LOSA 700 0. 0> 
co Q) 

Center Street 274 (One Direction) D 2018 u (/) 

...- "0 Center Street to LOSA 700 co 
2 0 Moonrise 346 (One Direction) D 2013 :l a= 
0 >. Moonrise to Ocean LOSA a= .0 700 
Q)N Drive 346 (One Direction) D 2013 ...... (/) s 0 Ocean Drive to Pacific LOSD 1534 (/) ...J 

Woods Road 607 (Two Direction) E >2020 

1. ESD = Equivalent single-family dwelling 

2. LOS= Level of Service, Gualala Traffic Study, 1994 Volume Figures are worst case peak hour turning movements 
and flows. 

3. As determined in 1997. 

4. As of October 10, 1997, there were 280 residential hookups, 180 commercial hookups, approximately 200,000 total 
commercial square footage developed and estimated 1 commercial ESD per 1100 square foot of space. 

5. Subsequent to the completion of the Gualala Traffic Study (February 1995), the Gualala Transportation Financing 
Study (1997) was prepared, which focuses upon an analysis of financing requirements associated with the 
projected roadway improvements. When reviewing the financing study, GMAC based its funding recommendations 
upon Alternative 2, which in the opinion of GMAC, best reflects a realistic ratio of commercial to residential buildout 

No new development shall be permitted if the infrastructure and resources to support it are not available, 
or made available as part of the developer's project plan. 

The topic of water resources is considered in both the County's General Plan and Coastal Element. 
Numerous goals and policies are included within these documents with the intention of emphasizing the 
importance of the protection of the County's water resources. Coastal Element Policies 3.8-8 and 3.8-9 
pertain to public water supplies, as well as "proof of water" requirements associated with development 
proposals. The General Plan Water Resources Chapter contains findings, goals, and policies which 
address water conservation, in-stream water flows, reduction of water pollution, protection of fisheries 
and wildlife, and prioritization of water users. 

Goal G2.5-2 To ensure that public services and utilities can be provided for new development 
and that traffic generated by new development will not result in unacceptable 
levels of service on Highway 1. 

Goal G2.5-3 To ensure that water extractions comply with provisions of the Water Resources 
Chapter of the County General Plan . 
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2.6 RECREATION, COASTAL ACCESS AND TRAILS 

Since the recreational demands generated by residents and visitors in the Gualala Town Plan area 
are met, in large part, by facilities located outside of the Town Plan area, the discussion of 
recreation, coastal access and trails includes areas outside of the Gualala Town Plan boundaries. 

At present, Gualala has few community recreation facilities. Recreational facilities serving 
Gualala residents and visitors include Bower Park, a community park operated by Mendocino 
County, the baseball diamond on Old Stage Road, which is owned by the Arena Union 
Elementary School District, and Gualala Point Regional Park in Sonoma County. Access to the 
Gualala River for swimming, fishing and boating is obtained in several locations, by permission 
of the property owners or by trespass. Local residents and visitors presently use many such 
"informal" resources for recreation. As development intensifies, these resources may be 
eliminated, while at the same time, increased demands are placed on existing recreational sites. 

The two special event facilities in Gualala are the Gualala Community Center and the Gualala 
Arts Center, both operated by private, non-profit boards. The community survey questionnaire 
for the Gualala Town Plan indicated strong interests in development of additional 
community/recreation facilities, including a teen center, senior center, town park, swimming 
pool, athletic center and library. 

• 

As Gualala continues to grow, it is essential that additional community and recreation facilities • 
be provided to serve residents and visitors. 

The coastline of the Gualala area is widely varied, with rocky coves, sandy beaches, seastacks, 
islands, and promontories. The Coastal Element identifies ten locations for public coastal access 
along the twelve miles of coast extending from Iversen Road to the Gualala River (Figure 2.1 ). 
Despite the number of coastal access points designated in the Coastal Element, coastal access is 
limited relative to the number of residents and visitors in Gualala and neighboring areas. The 
Anchor Bay Beach shoreline access is presently accessible to the general public upon payment of 
a day-use fee. Coastal access can be obtained at Serenisea with permission of the owners. 
Prescriptive rights for shoreline access exist in two locations in the Gualala commercial district 
(behind the Surf Motel and immediately south of the Breakers Inn). Informal coastal access (i.e., 
across private property) is obtained at several other locations, including Getchell Cove, St. Orres 
Beach, Cooks Beach, and at the Gualala River bridge. Coastal access is also available at Gualala 
Point Regional Park in Sonoma County (day-use fee). 

At present, there is no public access to the bluffi:op in the commercial district of Gualala. 
Although limited views of the coast are available between the buildings and across vacant 
parcels, the blufftop and riverbank are only accessible with the permission of private property 
owners. The Coastal Element addresses this problem by designating a blufftop trail, located 
along the bluffs edge on the western portion of the commercial properties from Seacliff Center 
and extending south to the Gualala River bridge (LCP Policy 4.12-13). A 25-foot wide public 
access easement along the top of the bluff has been obtained for much of the designated Gualala • 
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BluffTrail.9 Additionally, a deed restriction has been made to ensure the continued protection of 
a prescriptive access easement providing vertical access to the river at the Surf Motel site. 
Prescriptive access has been acknowledged by the property owners and the California Coastal 
Commission for vertical access to the river at the Breakers Inn. 

At present in Gualala, no pedestrian access facilities connect neighborhoods, commercial areas, 
recreation facilities and areas of scenic beauty. A major goal of the Gualala Town Plan is to 
create a more pedestrian-oriented community by providing pedestrian walkways and trails. Such 
walkways and trails would provide increased recreational opportunities for residents and visitors, 
while decreasing reliance on automobile transit and relieving traffic congestion. 

Goal G2.6-1 To ensure that as future development occurs within the Gualala Town Plan area, 
additional recreation and coastal access facilities are developed. 

Goal G2.6-2 To encourage development of a broad range of recreational and cultural 
opportunities and community facilities for residents and visitors. 

Goal G2.6-3 To encourage development of diverse opportunities for recreation and enjoyment 
of the natural environment by residents and visitors to the area by providing 
public parks, recreation facilities, and public access to beaches, the Gualala River, 
and areas of special natural beauty . 

Goal G2.6-4 To encourage development of a network of pedestrian trails, bike paths and/or 
equestrian trails which link existing and future neighborhoods, commercial areas, 
and visitor accommodations to recreational facilities and areas of natural beauty. 

Goal G2.6-5 To encourage development of the Gualala Bluff Trail within the public access 
easements on the bluff of the Gualala River. 

Goal G2.6-6 To encourage development of a coastal trail which connects the Gualala and 
Anchor Bay commercial districts, linking the pedestrian walkways of the Gualala 
Highway 1 Streetscape Plan with coastal access points and trails designated on the 
land use plan map. 

2.7 PROTECTION OF ENVIRONMENTAL RESOURCES 

The Gualala area is rich in natural resources including pure air. In the past, the timbered hillsides 
formed the backbone of the area's economy. Now, the scenic qualities and recreational 
opportunities of the area attract both residents and visitors to Gualala. A primary goal of the 
Mendocino County Coastal Element and the Gualala Town Plan is to concentrate development 

9 A non-profit land trust, the Redwood Coast Land Conservancy, was established with a primary goal of 
constructing, operating and maintaining the Gualala Bluff Trail. The California Coastal Commission approved 
acceptance of the public access easements by the Land Conservancy. 
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within urbanized areas, in an effort to protect resource lands in the outlying areas. At the same 
time, it is necessary to recognize and protect sensitive environmental resources within designated 
development areas. 

The Gualala River estuary/lagoon is one of the primary environmental resources in the Gualala 
Town Plan area.IO It is a fragile ecosystem which provides habitat for numerous species, 
including the anadromous steelhead trout. The river offers numerous recreational opportunities 
and is a key element in scenic vistas from Highway 1 and other properties in Gualala. The 
Coastal Element's environmentally sensitive habitat area (ESHA) policies apply to the Gualala 
River which includes the following ESHAs: anadromous fish stream, wetlands, riparian areas, 
habitats of rare and endangered plants and animals. Protection of the river is offered through 
policies enforced by various state regulatory agencies, including its designation as a Special 
Treatment Area, which requires timber harvesting practices that protect the natural and scenic 
resources of the area. In addition to the river, sensitive resources in the Gualala Town Plan area 
include tide pools, the coastline, three major gulches (China, Robinson and Big Gulch), and 
riparian habitat associated with stream courses and wetlands. 

Goal G2.7-1 To protect land used for timber and crop production outside of the Residential 
Reserve area and environmental resources, including the Gualala River 
estuary/lagoon, stream corridors, riparian areas, and wetlands from incompatible 
development. 

The town of Gualala is located on the mouth of the Gualala River and offers magnificent views 
of the headlands, sandy beach and rocky reef of Gualala Point, the estuary/lagoon and wetlands 
of the Gualala River, and a broad expanse of the Pacific Ocean. Much of the viewshed is located 
in Sonoma County and is protected as a county park. Development on the west side of Highway 
1 obscures views of the river and ocean for travellers on Highway 1 through much of the 
commercial district. There are several hills and plateaus in town which provide coastal views of 
exceptional quality, particularly on the eastern hillslopes. In tum, development on the hillsides 
has the potential to be highly visible from many locations. 

Goal G2.7-2: To restore, enhance and protect coastal views in the Gualala commercial district. 

Goal G2.7-3 To ensure that water extractions do not adversely affect fisheries habitat. 

IOAccording to Bill Cox, Fisheri.es Biologist at the California Department ofFish and Game, the mouth of the 
Gualala River is an estuary. At times, a sand bar forms, creating a lagoon. The following passage is excerpted 
from the "Sea Ranch Gas & Water Company Supplemental Water Supply Application 26146," prepared by Dept. 
of Water Resources Northern District for State Water Resources Control Board (Sept 1988): 

The Gualala River terminates at the ocean in what is defmed as a drowned valley estuary because of its relatively 
deep inlet from the ocean. That the Gualala terminates in an estuary, however, applies only during the high flow 
periods when the river mouth is open to the ocean. During the remainder of the year, the mouth becomes a coastal 
lagoon, sealed off from the ocean by a barrier sandbar. 

Adopted by the Mendocino County Board of Supervisors June 22, 1998 Page 21 



Mendocino County Coastal Element Section 4.14- Gualala Town Plan Chapter 2 - Issues and Goals 

2.8 SCHOOLS 

The substantial additional residential development proposed within the Town Plan area could 
result in a significant increase in the population of school-age children. The existing elementary 
school and high school serving the Gualala area are in Point Arena. School officials indicate that 
as of 1997 the elementary school is approaching maximum capacity. The Gualala area already 
has the largest population of school-aged children attending these schools. Virtually all children 
take the bus to and from school - a significant expense to the school district. Construction of a 
local school could enable many children to walk to school. The school district presently owns a 
10 acre site adjoining, but outside of, the Town Plan area. It is possible that another site within 
the Town Plan area may be acquired at a future date. 

Goal G2.8-1 To provide for development of needed educational facilities for the anticipated 
growth in the student population. 
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3.1 

G3.1-1 

G3.1-2 

G3.1-3 

G3.1-4 

3.2 

G3.2-1 

G3.2-2 

G3.2-3 

G3.2-4 

CHAPTER 3 - POLICIES 

DEVELOPMENT LOCATION 

The urban-rural boundary for the town of Gualala shall be coincident with the Gualala 
Town Plan area boundary as indicated on Figure 1.1. 

New development in the Gualala area shall be concentrated within the urban side of 
the urban-rural boundaries, where it can be served by community water and sewer 
systems and will minimize additional traffic impacts on Highway 1. 

New development shall be located in areas where it will not conflict with the goal of 
preserving and protecting land used for timber and crop production outside of the 
Residential Reserve area, and environmental resources, including wetlands, steep 
gulches, stream corridors and coastal views. 

New development shall be located in areas where it will not adversely affect the 
character of existing residential neighborhoods. 

RESIDENTIAL DEVELOPMENT 

Residential uses are encouraged and shall be a principal use in the Gualala Village 
Mixed Use, Gualala Highway Mixed Use, and Gualala Planned Development districts 
to reduce the need for automobile travel by providing a population base in town and 
to provide opportunities for higher density housing types. 

An inclusionary zoning ordinance should be adopted by the Board of Supervisors 
which requires development of affordable housing units, or in-lieu contributions for 
development of affordable housing units, for major residential development projects 
and major subdivisions in the Town Plan area. These affordable housing units shall 
be developed within the Gualala Town Plan area. 

Second Residential Units shall be permitted on all legal parcels within the Gualala 
Town Plan area, with the exception of parcels located west of Highway 1, in 
accordance with standards established in the Coastal Zoning Code (Division II). 
Second Residential Units shall not be allowed on parcels located west of Highway 1 
to protect against the possible conversion of such units to vacation home rentals 
which may adversely affect the character of existing residential neighborhoods. 

A 480± acre area immediately east of the Gualala commercial district is designated 
"Residential Reserve" and is identified as a suitable area for future residential 
expansion if and when the need for additional residential units, and the ability to 
provide services to support them, are demonstrated (Figure 3.1). The land is currently 
classified RMR, FL and RR. Land Use Plan amendments and rezoning would be 
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necessary to enable development at higher densities. Guidelines for the Residential 
Reserve are included in Appendix A. • 

G3.2-5 The Gualala Town Plan emphasizes the pedestrian aspect of the community. A future 
school site should be constructed in a location that will permit a maximum number of 
students to walk to school. The School District should install appropriate pedestrian 
facilities adjacent to the school. The County and the School District shall cooperate 
in the development of a pathway network to enable children to safely walk to and 
from school. The County and the School District should develop an arrangement 
permitting use of the school grounds by the public during non-school hours. 

3.3 MIXED USE AND PLANNED DEVELOPMENT 

Gualala Village Mixed Use District 

G3.3-l New development in the Gualala Village Mixed Use district shall be designed to 
create a compact, integrated and walkable shopping district. To achieve this, 
development of commercial uses with pedestrian amenities shall be encouraged on 
infill sites within the Gualala Village Mixed Use district (Figure 3.2). 

G3.3-2 New development within the Gualala Village Mixed Use district shall be sited and 
designed to protect and enhance coastal views. 

G3.3-3 The siting and design of new development on the west side of Highway 1 in the 
Gualala Village Mixed Use district shall allow for the Gualala Bluff Trail easement. 

Gualala Highway Mixed Use District 

G3.3-4 Restrictions on commercial development on parcels in the Gualala Highway Mixed 
Use district (Figure 3.2) are intended to limit traffic generation and to be designed and 
landscaped to minimize the aesthetic impacts of strip development. 

Gualala Planned Development District 

G3.3-5 Comprehensive planning shall be required on properties with a Gualala Planned 
Development designation. A two-stage planning process requiring a general 
development plan and a Precise Development Plan shall be established to provide 
general and specific criteria regulating future development within the Gualala Planned 
Development districts (Figure 3.2). The Planned Development process allows for 
community review and participation, while streamlining the County's permit
processing requirements. 
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G3.3-6 The area along Church Street, east of Highway 1, is designated Gualala Planned 
Development and shall be reserved for expansion of commercial and residential uses 
in Gualala. This area provides an opportunity for development of a concentration of 
commercial and residential uses and an alternate street network which should 
decrease Highway 1 congestion and encourage more pedestrian activity in town. 

G3.3-7 The Lower Mill site, located east of Highway 1 and south of Old State Highway, is 
designated Gualala Planned Development, and shall be reserved for a mixture of 
residential and commercial uses, including the development of a concentration of 
visitor-serving facilities. The relatively flat topography of the Lower Mill site 
establishes it as one of the few sites in town which would permit development of 
relatively high density residential uses. 

3.4 DESIGN GUIDELINES FOR MIXED USE AND PLANNED 
DEVELOPMENT DISTRICTS 

The purpose of these Design Guidelines is to assist property owners, developers and designers in 
creating projects within the Gualala Village Mixed Use, Gualala Highway Mixed Use and 
Gualala Planned Development districts that are consistent with the vision for the community of 
Gualala established by the goals and policies of the Gualala Town Plan. These guidelines are 
further intended for use by the Gualala Municipal Advisory Council, County planning staff, 
Coastal Permit Administrator, Planning Commission, and Board of Supervisors as criteria for 
evaluating the merits of new projects on a consistent basis. The guidelines are intended to result 
in functional and attractive site and building designs. The guidelines are organized under the 
following subheadings: 

Site Planning, Architectural Form, Vehicle Access & Parking, Pedestrian Access, On-Site 
Landscaping, Street Landscaping, Exterior Lighting, Signage 

Site Planning 

G3.4-l 

G3.4-2 

G3.4-3 

Natural features, such as hillsides, gulches and mature vegetation, shall be considered 
important design determinants in siting development. New development should 
minimize site disturbance. 

The siting and design of buildings shall consider river, ocean and hillside views. 

The protection and restoration of public coastal views is paramount. Buildings shall 
provide for maximum preservation of coastal views from Highway 1 (for example, by 
orienting buildings on an axis perpendicular to the highway). Buildings should be 
sited and designed to maintain access to ocean views from neighboring buildings and 
parcels . 
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G3.4-4 

G3.4-5 

G3.4-6 

G3.4-7 

G3.4-8 

Development within the Gualala Village Mixed Use Zoning District between 
Highway 1 and the Gualala River shall be sited to provide view corridor(s) to the 
coast for pedestrians and motorists on Highway 1. At a minimum, one unobstructed 
view corridor shall be provided across each parcel. View corridor(s) should be placed 
at the property boundary(s) and adjoin other protected view corridors. 

Where two-story structures are proposed on the west side of Highway 1, buildings 
should be stepped to provide a visual transition to view corridors. 

Siting, design and landscaping elements shall be selected to enhance the pedestrian 
environment. Site and landscape designs shall incorporate outdoor pedestrian use 
areas such as courtyards and plazas (which could include amenities such as trellises, 
raised planters, landscaped berms, and creative and inviting, semi-protected outdoor 
spaces). These should be visible from street corridors and pedestrian access routes. 
These requirements are applicable to commercial, industrial and multifamily 
residential projects. 

Where nonresidential uses are adjacent to residential uses, special attention shall be 
given to the design of effective buffering, including appropriate setbacks, 
landscaping, berms, and fences to prevent noise, lighting and privacy intrusion. 

Subject to the constraints in the other Site Planning guidelines herein, structures 
should be oriented to take maximum advantage of site solar access. 

Architectural Form 

G3.4-9 New development shall consider relationships between buildings, open space and 
building setbacks. The scale and massing of new development shall be appropriate to 
the context of the community. In new development, clusters of small buildings shall 
be encouraged as an alternative to large buildings. 

G3.4-10 Building materials shall be selected to harmonize with the natural setting of Gualala. 

G3.4-11 Roofing materials shall be of non-reflective materials. Roof penetrations for vents 
and ducts shall be grouped and painted to match the roofing materials or 
architecturally screened from view. All rooftop mechanical equipment shall be 
screened from view. 

G3.4-12 Service and loading areas shall incorporate appropriate techniques for visual and 
noise buffering from adjacent uses. Areas which generate objectionable noise and 
odors shall be located where they will not disturb occupants within, or adjacent to, the 
development. 
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Vehicle Access & Parking 

G3.4-13 Street access points should be consolidated to minimize multiple curb cuts. Shared 
access between adjoining properties minimizes disruption of traffic flow, reduces 
potential points of conflict between through and turning traffic, and facilitates the 
control and separation of vehicles and pedestrian movement. 

G3.4-14 Entrances and exits shall be located at a safe distance from street intersections and 
shall not create dangerous situations for pedestrians and motorists. 

G3.4-15 Parking shall be permitted within established view corridors, provided that required 
parking lot landscaping and lighting shall not diminish the coastal views. Parking lot 
design and orientation of parking aisles should provide for unobstructed view 
corridors. 

G3 .4-16 Off-street parking shall be screened, either by locating it behind buildings or by 
providing landscaping which separates the parking from the street frontage. A 
minimum of ten percent of the area within or around parking areas shall be 
landscaped. 

G3 .4-17 Long, straight uninterrupted rows of parking shall be avoided. Parking areas should 
incorporate internally looped circulation systems, so that drivers will not be 

• dependent on public streets when making multiple passes through a parking area. 

• 

G3 .4-18 All parking area lighting shall be positioned to minimize glare and illumination 
beyond the development. The amount of lighting provided after business hours shall 
be restricted to the minimum needed for safety and security purposes. 

G3.4-19 Bicycle racks shall be provided as appropriate for the nature and intensity of use. 

Pedestrian Access 

G3.4-20 All new development in the Gualala Village Mixed Use, Gualala Highway Mixed Use 
and Gualala Planned Development districts shall be required to provide pedestrian 
walkways along the street frontages in accordance with the guidelines established in 
the "Circulation, Parking and Pedestrian Access" chapter of the Gualala Town Plan. 

G3.4-21 To encourage pedestrian usage, safe and convenient pedestrian access shall be 
provided from building entries to parking areas and the street. An attractive 
environment for pedestrian use should be provided. This should incorporate street 
furniture, creative outdoor spaces, landscaping, etc . 
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On-site Landscaping 

G3.4-22 Landscaping provides many site-specific and community benefits including visual 
screening, definition of spaces, highlighting architectural features and entryways, 
shading and wind protection, buffering between properties and wildlife habitats. 
Developments shall provide for as much landscaped area as feasible. Landscaping 
should be provided around the perimeter of buildings, in parking lots, along street 
frontages, and as buffers between neighboring uses. 

G3.4-23 A landscape plan for on-site and street landscaping shall be required for development 
proposals in the Gualala Village Mixed Use, Gualala Highway Mixed Use, and 
Gualala Planned Development districts. Each landscape plan shall identify areas 
where existing vegetation will be retained and areas proposed for landscaping. For 
landscaped areas, the types and sizes of proposed trees, shrubs, groundcover and other 
plantings shall be identified. The landscape plan shall include an on-going 
maintenance program. These requirements are applicable to commercial, industrial 
and multifamily residential projects. 

G3.4-24 Mature trees are an essential element of the Gualala landscape and can take years to 
reestablish once removed from a site. Existing groves of trees should be retained and 
integrated with site development plans, with consideration given to public safety. 
Trees to be saved shall be noted on site plans and appropriate measures shall be 

• 

identified to protect the trees during construction activities. • 

G3.4-25 Landscape design should incorporate natural looking clusters of compatible plants. 
Landscape plant selection should have the goal of achieving year-round beauty with 
consideration given to form, color, texture, and ultimate plant size. Plant species that 
are native to the Gualala area and well adapted non-native plants requiring minimum 
maintenance and little or no irrigation are encouraged. A list of plants, trees, shrubs 
and groundcovers meeting these criteria, as well as a list of invasive species 
inappropriate for local landscape plans, are included in Appendix B. 

Street Landscaping 

G3.4-26 Landscaping along Highway 1 and local roadways shall provide an aesthetic 
complement to the pedestrian walkways and partial screening of parking areas and/or 
buildings. 

G3.4-27 Rather than developing a linear tree planting program, cluster landscapes, which form 
dense "landscape pockets" with tall, canopy trees, smaller understory trees and ground 
level shrubs and herbaceous plants, are recommended. Cluster landscapes have the 
following benefits: 
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03.4-28 

03.4-29 

03.4-30 

• they can be integrated with existing landscaping and native vegetation; 
• they can help maintain a more "natural" appearance in the town; 
• they can be located in areas where public coastal views will not be blocked; 
• the variety of species in cluster landscapes can help create a microclimate 

conducive to each plants' survival. 

Existing groves of trees should be retained and integrated with street landscaping 
plans, with consideration given to public safety. 

Landscaping along roadways shall be selected and sited to avoid blocking sight lines 
at intersections and curb cuts. Along utility rights-of-way, plantings shall not disrupt 
service or access to overhead or underground equipment. 

Highway 1 medians and embankments should be landscaped with ground level shrubs 
and herbaceous plants. Plant materials with seasonal foliage and flower changes are 
encouraged. Plant materials shall be selected, in part, based on low maintenance and 
irrigation requirements. Landscaping within the Highway 1 right-of-way requires an 
encroachment permit from Caltrans. 

Exterior Lighting 

03.4-31 An exterior lighting plan shall be required for development proposals in the Gualala 
Highway Mixed Use, Gualala Village Mixed Use and Gualala Planned Development 
Districts. The lighting plan shall indicate the location of proposed exterior lighting 
fixtures and provide either architectural drawings or manufacturer's specifications for 
all proposed exterior lighting fixtures. 

G3.4-32 Lighting shall be designed to minimize the effects of cumulative night-time 
illumination on the night sky. Lighting of building facades, pathways and parking 
areas shall be restricted to that which is necessary for public safety and security. 

G3.4-33 All exterior lighting shall be downcast and shielded to prevent, where feasible, the 
light source from being directly visible from off-site areas. 

G3.4-34 Lighting standards shall not exceed 20 feet in height. 

G3.4-35 Lighting fixtures shall be non-glare and use non-reflective materials where feasible. 

Signage 

G3.4-36 A signage plan shall be required for development proposals in the Gualala Village 
Mixed Use, Gualala Highway Mixed Use, and Gualala Planned Development 
districts . 
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G3.4-37 Signs shall be compatible with the building's style in terms of location, scale, color 
and lettering. All signs shall, where feasible, be made of wood. • 

G3.4-38 Internally illuminated signs and advertising (including neon, LEDs, etc.) shall not be 
permitted where visible from public walkways and streets. 

G3.4-39 Freestanding signs relating to an assemblage of businesses (e.g., retail/office plazas) 
shall be grouped and visually coordinated to reduce confusion. 

G3.4-40 All signage shall comply with the requirements established in the "Sign Regulations" 
chapter of the Mendocino County Coastal Zoning Code. 

3.5 INDUSTRIAL DEVELOPMENT 

G3.5-1 Suitable locations for industrial activities shall be provided where transportation 
facilities and utilities exist or can be provided, and where conflicts with adjacent uses 
can be minimized. Properties designated for Industrial use within the Gualala Town 
Plan area shall be included in the Gualala Industrial District. 

3.6 CIRCULATION, PARKING AND PEDESTRIAN ACCESS 

Circulation 

G3.6-1 

G3.6-2 

G3.6-3 

Public and private improvements to the Highway 1 corridor shall be required to help 
make Highway 1 a scenic element of the Gualala townscape, to decrease traffic 
congestion and reduce potential safety hazards, and to encourage more pedestrian 
activity in the town of Gualala. Figure 3.3 provides a map illustrating the streetscape 
concept for Highway 1 in the Gualala Village Mixed Use and Gualala Highway 
Mixed Use districts. The "Design Guidelines for Mixed Use and Planned 
Development" chapter provides guidelines for the development of road 
improvements. 

To help mark the southern entry or gateway into Gualala, a planted median shall be 
provided in the taper south of Old State Highway. The gateway on the north end of 
town shall be comprised of ornamental landscaping on the Highway 1 embankments 
between the Old Milano Hotel and Pacific Woods Road. 

Caltrans' corridor preservation setback in the Gualala Village Mixed Use and Gualala 
Highway Mixed Use districts shall be a minimum 40 foot half-width, as measured 
from the centerline, unless otherwise approved by Caltrans. Consideration of a 
reduced half-width would be dependent upon a review of constraints associated with 
topography, drainages and existing development. Required building setbacks, 
parking areas, and landscaping shall be designed to accommodate the final Highway 1 
right-of-way, as shown on the Highway 1 Streetscape Map (Figure 3.3). Street 
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G3.6-4 

G3.6-5 

G3.6-6 

G3.6-7 

G3.6-8 

landscaping and pedestrian walkways shall be provided within the corridor 
preservation setback. Parking areas, buildings, and associated landscaping shall be 
located outside of the corridor preservation setback. No building setbacks from the 
Highway 1 corridor, other than those mandated by Caltrans' corridor preservation 
setbacks, are required. All development within the Highway I right-of-way requires 
an encroachment permit from Caltrans. 

The Highway 1 streetscape cross-section in the Gualala Village Mixed Use and 
Gualala Highway Mixed Use Districts shall include the following elements within a 
minimum 80' right-of-way, as shown on Figure 3-4: 

12' landscaping (minimum) on each side 
5' sidewalk (continuous on west side of Highway I, extending from Old 

State Highway to Gualala Mobile Court on east side of Highway 1) 
5' bike lane/shoulder on each side 

12' travel lane in each direction 
12' continuous left-tum lane from Bakertown to Old State Highway, 

southbound left tum pocket at Pacific Woods Road) 

Exceptions to the strict application of these standards may be granted by the County, 
with the prior approval of the Cal trans District Director, where existing development, 
site topography or physical constraints mandate a greater or lesser right-of-way width . 

To discourage development of commercial uses which generate high traffic volumes 
and would result in high peak hour turning movements, no "drive thru" commercial 
facilities shall be permitted in the Gualala Highway Mixed Use District. 

Curb cuts along Highway 1 and local roads shall be minimized. Numerous curb cuts 
slow traffic flow and create conflicts between through traffic and turning vehicles. 
Site accessways shall be designed for safety and convenient turning. Shared driveway 
access between neighboring parcels shall be encouraged and driveway access to 
Highway 1 shall be limited to one driveway per parcel except in instances where more 
than one access point is necessary for safe ingress and egress and/or efficient on-site 
circulation. 

School bus and public transit stops shall be provided in appropriate locations along 
Highway 1. Bus stops shall be provided within the corridor preservation setback, in 
lieu of a portion of the required landscaping. The school districts shall be encouraged 
to identify preferred sites for school bus stops within the Gualala Town Plan area. 

A local road network shall be developed in the Gualala Village Mixed Use, Gualala 
Highway Mixed Use and Gualala Planned Development districts east of Highway 1 to 
provide alternatives to travel on Highway 1. A network comprised of the elements 
shown in Fig. 3.5 has been demonstrated to effectively mitigate traffic congestion 
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G3.6-9 

resulting from anticipated development permitted by this Plan; however, other road 
network configurations demonstrated to be equally or more effective in mitigating the 
traffic impacts of new development may be proposed by developers and adopted in 
lieu of road extensions listed below: 

• Church Street extension (south)-connects to Center Street. 

• Center Street extension-connects to Church Street and Moonrise extension. 

• Moonrise extension-connects Ocean Drive, Moonrise, and Center Street to 
Old Stage Road on the ridge. 

• China Gulch Bridge-connects Center Street to Old State Highway. 

Specific alignment and design of road extensions shall be selected to minimize their 
environmental impacts. 

A streetscape concept for local roads is shown on Figure 3.6. Where appropriate, local 
roads in the Gualala Village Mixed Use, Gualala Highway Mixed Use and Gualala 
Planned Development districts shall include the following elements within a 
minimum 60-foot right-of-way: 

12' travel lane in each direction, 
8' parking lanes on each side 

10' strip on each side containing landscaping and 5-foot wide pedestrian walkway 

On some local streets, parking lanes may not be appropriate due to topographic and 
environmental constraints and/or the presence of structures within the required right
of-way. A 40-foot right-of-way may be acceptable on Center Street, the Moonrise 
extension, and the Church Street extension (north of Ocean Drive, connecting to 
Pacific Woods Road). Where feasible, the following elements shall be included 
within the 40-foot right-of-way of local roads: 

12' travel lane in each direction 
8' strip on each side containing landscaping and a 5-foot wide pedestrian 

walkway 

An alternative way of creating narrower streets is to restrict traffic to one direction. 
As the road network is expanded in the future, consideration shall be given to the 
possibility of incorporating one-way streets into the local road network. 

G3.6-1 0 Prior to the implementation of any physical roadway improvements, Caltrans and the 
County shall consider implementation of possible trip-reducing measures. The 
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G3.6-ll 

Parking 

development of pedestrian walkways and bike paths in the Gualala commercial 
district, provision of mixed-use development, and provision of local public transit 
have been identified as the most effective techniques for reducing the number of 
vehicle trips. 

Traffic mitigation measures and traffic control measures, including traffic signals, 
should be considered as methods of improving level of service at the intersections of 
State Route 1 and Sundstrom Mall, Ocean Drive, and Pacific Woods Road consistent 
with the findings of the Gualala Traffic Study- February, 1995. 

G3.6-11 No on-street parking shall be permitted on Highway 1. 

G3.6-12 Off-street parking shall be provided in accordance with the standards established in 
the "Off-Street Parking" chapter of the Coastal Zoning Code. The "Design 
Guidelines " chapter of the Gualala Town Plan provides additional policies for 
vehicle access and parking design. 

Pedestrian Access 

G3.6-13 A continuous pedestrian walkway shall be provided on the east side of Highway 1, 
from Old State Highway to the Gualala Mobile Court and on the west side of 
Highway 1 from Old State Highway to Robinson Reef Road. Additional pedestrian 
walkways may be necessary to serve future development on the east side of Highway 
1 between Gualala Mobile Court and Pacific Woods Road. 

G3.6-14 

Pedestrian walkways may be located anywhere within the designated 
landscaping/sidewalk area, but shall connect with existing walkways on adjoining 
parcels or provide for a reasonable connection to future pathways on adjoining 
parcels. Policies in the "Design Guidelines" chapter of the Gualala Town Plan 
provide guidance for the development of pedestrian walkways. 

Pedestrian walkways and landscaping shall be provided along local roads within the 
Gualala Village Mixed Use, Gualala Highway Mixed Use and Gualala Planned 
development districts as illustrated on the Local Roads Streetscape Cross-section 
(Figure 3 .6). Where feasible, walkways and landscaping shall be located in the public 
road right-of-way. An encroachment permit from the Mendocino County Department 
of Public Works is required for all improvements within County road rights-of-way. 

All pedestrian walkways shall be a minimum of five ( 5) feet in width and shall be 
constructed of concrete. Exceptions to the strict application of these standards may be 
granted by the approving authority if it is found that strict adherence is not feasible or 
would have significant adverse impacts on natural resources, aesthetics, or other 
environmental factors. 
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G3.6-15 Landscaping shall be provided along all pedestrian walkways to create attractive and • 
usable pedestrian corridors. Landscaping shall be established and maintained in 
accordance with the "Design Guidelines" of the Gualala Town Plan. 

G3.6-16 Pedestrian crosswalks shall be provided at the following locations on Highway 1: 

Sundstrom Center entry 
Seacliff 

Ocean Drive 
Center Street 

G3 .6-17 Pedestrian crosswalks shall be constructed of flush pavers. Pavers used at crosswalk 
areas must: (a) be flush with the adjacent paving; (b) be skid-resistant; (c) be 
contained within a cast concrete perimeter to prevent loosening; and (d) have small, 
tight joints to accommodate wheelchairs and strollers. 

G3.6-18 All crosswalks and pedestrian walkways shall be accessible to disabled persons and 
meet the requirements of the Americans with Disabilities Act. 

3.7 RECREATION FACILITIES, COASTAL ACCESS & TRAILS 

Recreation Facilities 

G3.7-1 The Board of Supervisors should adopt appropriate mechanisms for the acquisition 
and development of public parks and recreation facilities in the Gualala Town Plan 
area. 

Coastal Access and Trails 

G3.7-2 

G3.7-3 

The Gualala Bluff Trail shall be developed within the 25-foot wide public access 
easements located along the bluff edge west of Highway 1. Offers to dedicate 
easements for public access shall be obtained to provide for the completion of the 
Gualala Bluff Trail consistent with Coastal Element policies and in consultation with 
the Redwood Coast Land Conservancy or other managing agency for the Gualala 
Bluff Trail. 

The parcel located on the north bank of the Gualala River, immediately north of the 
Gualala River Bridge and west of Highway 1, should be acquired for protection of 
natural resources and public access purposes by the County, State Parks, Cal trans, a 
non-profit land trust, or some other public agency or private association, or managed 
for protection of natural resources and public access purposes by its owners. Potential 
development on the site includes development of the Gualala Bluff Trail; fish and 
wildlife habitat management; limited parking for public fishing; and access for 
launching small craft such as canoes, kayaks, rowboats or small boats utilizing 
trolling-type motors. 
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G3.7-4 

G3.7-5 

G3.7-6 

If and when such acquisition occurs, the parcel shall be classified as Open Space in 
the Land Use Plan. Prior to development of any public access facilities on the site, a 
management plan shall be prepared, in accordance with Coastal Element public 
access policies, to ensure the long-term protection of natural resources and 
maintenance of the property. Development of the Gualala Bluff Trail on this parcel 
may involve use of the Highway 1 right-of-way or acquisition of an easement along 
the bluff of the Lower Mill site east of Highway 1 to ensure the protection of 
environmentally sensitive habitat areas along the Gualala River estuary. 

A pedestrian and bicycle trail which links Gualala and Anchor Bay and connects to 
coastal access trails shown on the Land Use Plan maps shall be developed within 
Highway 1 and Old Coast Highway (CR #513) rights-of-way and easements acquired 
for public access. 

A pedestrian trail providing public access for fishing, hiking, and swimming shall be 
developed on the north side of the Gualala River from Highway 1 to the easternmost 
boundary of the Gualala Arts Center property. Offers to dedicate easements for 
lateral access shall be acquired consistent with Coastal Element access policies and 
Section 664 78.1 et.seq. of the California Government Code. If feasible, this trail shall 
connect to the Gualala Bluff Trail. 

Based on an inventory of existing and potential trail alignments, a network of trails 
shall be designated which connects commercial areas, neighborhoods, visitor 
accommodations, areas of scenic beauty, and recreational facilities. Priority for trail 
alignments shall be along public and private road rights-of-way and trails that are 
currently in use. Access easements shall be acquired from property owners on a 
voluntary basis (i.e., gifts, open space and conservation easements) as conditions 
associated with development (i.e., deed restrictions, offers to dedicate), or by direct 
property acquisition. Trails shall be developed and maintained by the County, State 
Parks, Caltrans, a non-profit land trust, or some other public agency or private 
association. 

G3.7-7 GMAC shall review, evaluate, and prioritize the Offers to Dedicate (OTDs) and Deed 
Restrictions which the Coastal Commission has obtained through the coastal permit 
process within the GTP planning area. 

3.8 PROTECTION ·OF ENVIRONMENTAL RESOURCES 

G3.8-1 The County shall encourage and support the protection of fisheries habitat through 
coordination with responsible State and/or Federal permitting agencies regulating 
water supplies to facilitate compliance with permits which are intended to ensure the 
viability of the North Fork of the Gualala River. The County shall encourage a joint 
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effort with Sonoma County as well as State and Federal agencies to develop a 
comprehensive fishery restoration plan for the Gualala River. • 

G3.8-2 

G3.8-3 

G3.8-4 

Any wood-burning appliance to be installed as a primary heat source in residential or 
commercial development shall be an EPA certified unit. The County shall encourage 
the use of low pollution heating devices instead of wood-burning heat sources. 

When the North Gualala Water Company reaches 80 percent of service capacity, as 
defined in the Development/Constraints Table found in Section 2.5 of this Plan (or 
any amendments in this capacity due to new facilities), action should be initiated on 
one or more of the following options: 

• Development of new water supply source (NGWC). 
• Development of increased storage capacity for water supply during low flow 

periods (NGWC). 
• Increase water conservation efforts (water users). 
• Restrict the amount of new development which mcreases water usage 

(County). 

A review and possible update of the Plan shall be initiated five years after adoption of 
said Plan. 

3.9 PUBLIC IMPROVEMENTS FINANCING 

G3.9-1 

G3.9-2 

G3.9-3 

Ordinances requiring dedications or "in lieu" development fees should be adopted by 
the Board of Supervisors to assist in the acquisition and development of open space, 
public facilities, walkways and trails identified in the Gualala Town Plan. 
Development fees shall be structured to levy an assessment which is directly related 
to the proportional benefit received. 

Streetscape improvements on Highway 1 identified in the Gualala Town Plan should 
be financed by a combination of developer impact fees or a new transient occupancy 
tax for these specific services proposed which should be placed before the voters in 
the GMAC area. These fees/taxes should be assessed on all properties within the 
GMAC area of jurisdiction, and the County shall make every effort to have a 
corresponding assessment/tax adopted by Sonoma County for all parcels on the Sea 
Ranch. Streetscape improvements off of Highway 1 shall be paid for by developers 
whose development benefits from said improvements. 

Special districts may be established to help fund the public improvements identified 
in the Gualala Town Plan. Assessment districts must be structured to levy an 
assessment on each property which is directly related to the proportional benefit 
received. 
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G3.9-4 Gifts of parkland, public access easements, conservation easements and open space 
easements are encouraged and shall be accepted by appropriate managing agencies, 
when consistent with Coastal Element and managing agency policies . 
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CHAPTER 4 - LAND USE CLASSIFICATIONS 

Four new land use classification categories are established in the Gualala Town Plan: Gualala 
Village Mixed Use; Gualala Highway Mixed Use; Gualala Planned Development and Gualala 
Industrial. These replace the Commercial and Industrial designations assigned by the Mendocino 
County Coastal Element (adopted November 1985, revised March 1991) to parcels within the 
Gualala Town Plan area. The existing land use classifications of the Coastal Element apply to 
parcels within the Gualala Town Plan area which are designated Suburban Residential, Rural 
Residential, Remote Residential, Forest Land, and Open Space. While the Gualala Town Plan 
creates new commercial and industrial use classifications, these classifications reference the 
Coastal Use Types, as defined by the Coastal Zoning Code. 

GUALALA VILLAGE MIXED USE 
Map Code: GVMU 

Intent: To provide for commercial development and residential development which are 
compatible with existing commercial uses; to create a compact, integrated, and walkable 
shopping district; to direct new development east of Highway 1; to provide public access along 
the bluff; and to protect and enhance coastal and river views. 

Principal Uses: The following uses are subject to obtaining a Coastal Development Permit and 
necessary building permits and approvals. 

Residential: Single family dwellings, two-family dwellings, multi-family dwellings, 
boarding houses 

Civic Uses: Ambulance Services, Clinic Services, Cultural Exhibits, Library Services, 
Day Care Facilities, Small Schools, Fire and Police Protection Services, Group Care, 
Lodge, Fraternal and Civic Assembly, Religious Assembly 

Commercial Uses: Administrative and Business Offices, Agricultural Sales and Services: 
Household Pets, Agricultural Sales and Services: Veterinary (Small animals); 
Automotive and Equipment: Parking; Building Maintenance Services; Business 
Equipment Sales and Services; Communications Services; Eating and Drinking 
Establishments; Financial Services; Food and Beverage Preparation: Without 
consumption; Food and Beverage Retail Sales; Funeral and Interment Services; Laundry 
Services; Medical . Services; Neighborhood Commercial Services; Personal Services; 
Repair Services: Consumer; Retail Sales: General; Wholesaling, Storage, Distribution: 
Light 

Open Space Uses: Passive Recreation 

• 

• 

Visitor Accommodations and Services Uses: Bed and Breakfast Accommodations; • 
Visitor-Oriented Eating and Drinking Establishments; Visitor-Oriented Retail Sales 
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Conditional Uses: The following uses are subject to obtaining a Coastal Development Use 
Permit and necessary building permits and approvals. 

Residential Uses: Mobile Home Parks 

Civic Uses: Administrative Services: Government; Alternative Energy Facilities: Onsite; 
Community Recreation; Educational Facilities; Major Impact Services and Utilities; 
Minor Impact Utilities 

Commercial Uses: Automotive and Equipment: Cleaning; Automotive and Equipment: 
Gasoline Sales; Automotive and Equipment: Repairs, Light; Automotive and Equipment: 
Sales/Rentals; Automotive and Equipment: Recreational Vehicles and Boats; 
Commercial Recreation: Indoor Sports and Recreation; Commercial Recreation: Indoor 
Entertainment; Commercial Recreation: Outdoor Sports and Recreation; Commercial 
Recreation: Water-Dependent Recreation; Construction Sales and Services; Recycling 
Centers; Research Services; Wholesaling, Storage, Distribution: Mini-warehouses; 

Open Space Uses: Active Recreation 

Visitor Accommodations and Services Uses: Hostel; Hotel; Inn; Motel 

• Development Requirements: Minimum lot area of six thousand (6,000) square feet. 

• 

Density Requirements: Maximum residential density of (A) Single family dwelling units per 
parcel, or portion thereof, shall be limited to a density of ten (1 0) units per acre; (B) Multiple 
family and two-family dwelling units per parcel, or portion thereof, shall be limited to a density 
of thirty (30) units per acre. Density of visitor accommodation units shall not exceed twenty (20) 
units per acre, not to exceed thirty (30) units. 

Site Development Standards: East of Highway 1 

Maximum Building Height: Structures shall be limited to twenty-eight (28) feet in height. 
Lesser heights may be required where it is found that building heights would have 
adverse impacts to community character, open space or public views. 

Exceptions to the strict application of maximum building heights on the east side of 
Highway 1 may be allowed for church steeples, flag poles, water towers, utility poles, and 
other towers and architectural features not for human habitation, where such exceptions 
are consistent with the intent of the zoning district and a variance is obtained. 

Maximum Lot Coverage: The maximum lot coverage for all uses shall be twenty-five 
(25) percent. 
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Maximum Floor-Area Ratio: A maximum floor-area ratio of thirty-five (35) percent shall • 
be permitted for all uses. 

Site Development Standards: West of Highway 1 

Maximum Building Height: Structures shall be limited to eighteen (18) feet in height. 
Exceptions to the strict application of the eighteen-foot height limit, to a maximum 
permitted height of twenty-eight (28) feet, may be granted in instances where "significant 
view corridors" are maintained and subject to the lot coverage and floor area ratio criteria 
established below. 

Minimum View Corridor: All development shall be required to maintain, as a minimum, 
one view corridor of constant width equal to 30% of the average length of the front and 
rear parcel boundaries. A "significant view corridor" shall be equivalent to 50% or more 
of the average length of the front and rear parcel boundaries. An exception may be 
granted to this standard only if an alternative development configuration will provide a 
superior public view. 

Maximum Lot Coverage: The maximum lot coverage for all uses shall be twenty (20) 
percent. If significant view corridors are maintained, the maximum lot coverage may be 
increased to twenty-five (25) percent during the Coastal Development Permit or Coastal 
Development Use Permit process. 

Maximum Floor-Area Ratio: A maximum floor-area ratio of twenty (20) percent shall be 
permitted for all eighteen (18) foot high structures. Where significant view corridors are 
maintained, and an exception to the eighteen-foot height limit has been granted, a 
maximum floor-area ratio of thirty (30) percent shall be permitted. 

Minimum Usable Activity Space Requirements for Residential Uses: At a minimum, ten (1 0) 
percent of the total lot area in each residential development shall consist of usable activity space. 
Areas within the required building setbacks may contribute to this requirement. 

Off-Street Parking Requirements for Residential Uses: For studio and one-bedroom dwelling 
units: minimum of one and a half (1.5) on-site parking spaces per unit; For two- or more 
bedroom dwelling units: minimum of two (2) on-site parking spaces per unit. 

Off-Street Parking Requirements for Non-Residential Uses: Off-street parking for non
residential uses shall be provided in accordance with the standards established in "Off-street 
Parking" chapter of the Coastal Zoning Code. Shared parking arrangements shall be permitted in 
accordance with the standards established in the Coastal Zoning Code and subject to obtaining a 
variance. 

Vehicle Access Requirements: Shared driveway access between neighboring uses and parcels 
shall be encouraged. Wherever possible, driveway access shall be provided at the property 
boundary to permit future negotiations of shared access agreements when adjoining parcels are 
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developed. Where shared access is provided, a ten percent ( 1 0%) reduction in the required 
parking spaces for all commercial uses shall be permitted for each participating parcel. 
Driveway access to Highway 1 shall be limited to one driveway per parcel except in instances 
where more than one access/egress point can be clearly justified. 

Pedestrian Access Requirements: All new development shall be required, where feasible, to 
provide a pedestrian walkway along Highway 1 and local street frontages. Pedestrian walkways 
shall be a minimum of five (5) feet in width and shall be constructed of concrete. Walkways 
may be located within the landscaping/walkway corridors of the public rights-of-way, as 
indicated on the Highway 1 and Local Roads Streetscape Map. The specific location of 
pedestrian walkways shall be determined by each property owner. However, narrow linear strips 
of landscaping between walkways and streets shall be discouraged. Required walkways shall 
connect to existing walkways on adjacent properties' and where such adjacent walkways have 
not been developed, the required walkways shall be located in areas where the future 
continuation of the walkway across adjoining properties is feasible. 

Landscaping Requirements: A landscape plan shall be required for all new development 
proposals in the Gualala Village Mixed Use District in accordance with the On-Site Landscaping 
policies in the "Design Guidelines" chapter of the Gualala Town Plan. 

GUALALA HIGHWAY MIXED USE 
Map Code: GHMU 

Intent: The intent of this district is to provide for commercial and residential development on 
parcels adjacent to Highway 1 that is attractively sited, designed, and landscaped. Development 
in this district is intended to limit traffic generation and to lessen the potential for vehicular 
congestion on Highway 1. 

Principal Uses: The following uses are subject to obtaining a Coastal Development Permit and 
necessary building permits and approvals. 

Residential Uses: Single family dwellings; Two-family dwellings; Multiple family 
dwellings; Boarding houses 

Civic Uses: Ambulance Services; Clinic Services; Cultural Exhibits/Library Services; 
Day Care Facilities/Small Schools; Fire and Police Protection Services; Group Care 

Commercial Uses: Administrative and Business Offices; Agricultural Sales and Services: 
Household Pets; Agricultural Sales and Services: Veterinary (Small animals); 
Automotive and Equipment: Parking; Building Maintenance Services; Business 
Equipment Sales and Services; Communications Services; Eating and Drinking 
Establishments; Food and Beverage Preparation: Without consumption; Food and 
Beverage Retail Sales; Funeral and Interment Services; Laundry Services; Medical 
Services; Neighborhood Commercial Services; Personal Services; Repair Services: 
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Consumer; Retail Sales: General; Wholesaling, Storage, Distribution: Mini-warehouses; • 
Wholesaling, Storage, Distribution: Light 

Open Space Uses: Passive Recreation 

Visitor Accommodations and Services Uses: Bed and Breakfast Accommodations; 
Visitor-Oriented Eating and Drinking Establishments; Visitor-Oriented Retail Sales 

Conditional Uses: The following uses are subject to obtaining a Coastal Development Use 
Permit and necessary building permits and approvals. 

Residential Uses: Mobile Home Parks 

Civic Uses: Administrative Services: Government; Alternative Energy Facilities: Onsite; 
Community Recreation; Educational Facilities; Major Impact Services and Utilities; 
Minor Impact Utilities 

Commercial Uses: Automotive and Equipment: Cleaning; Automotive and Equipment: 
Fleet Storage; Automotive and Equipment: Gasoline Sales; Automotive and Equipment: 
Repairs, Light; Automotive and Equipment: Repairs, Heavy; Automotive and Equipment: 
Sales/Rentals; Automotive and Equipment: Recreational Vehicles and Boats; 
Commercial Recreation: Indoor Sports and Recreation; Commercial Recreation: Indoor 
Entertainment; Commercial Recreation: Outdoor Sports and Recreation; Commercial • 
Recreation: Water-Dependent Recreation; Construction Sales and Services; Recycling 
Centers; Research Services 

Open Space Uses: Active Recreation 

Visitor Accommodations and Services Uses: Hostel; Hotel; Inn; Motel 

Minimum Lot Area: Six thousand (6,000) square feet 

Density Requirements: Single family dwelling units per parcel, or portion thereof, shall be 
limited to a density often (10) units per acre. Multiple and two-family dwelling units per parcel, 
or portion thereof, shall be limited to a density of twenty-five (25) units per acre. Density of 
visitor accommodation units shall not exceed fifteen (15) units per acre, not to exceed twenty 
(20) units. 

Site Development Standards: East and West of Highway 1 

Maximum Building Height: Structures shall be limited to twenty-eight (28) feet in height. 
Lesser heights may be required where it is found that building heights would have 
adverse impacts to community character, open space or public views. 
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Exceptions to the strict application of maximum building heights on the east side of 
Highway 1 may be allowed for church steeples, flag poles, water towers, utility poles, and 
other towers and architectural features not for human habitation, where such exceptions 
are consistent with the intent of the Zoning District and a variance is obtained. 

Maximum Lot Coverage: The maximum lot coverage for all uses shall be twenty (20) 
percent. 

Maximum Floor-Area Ratio: A maximum floor-area ratio of thirty (30) percent shall be 
permitted for commercial uses. For mixed uses where more than half of the total floor 
area is dedicated to residential uses, no floor-area ratio shall apply. No floor-area ratio 
shall apply to residential uses. 

Minimum Usable Activity Space Requirements for Residential Uses: At a minimum, ten 
(10) percent of the total lot area in each residential development shall consist of usable activity 
space. Areas within the required building setbacks may contribute to this requirement. 

Off-Street Parking Requirements for Residential Uses: For studio and one-bedroom dwelling 
units: minimum of one and a half (1.5) on-site parking spaces per unit; For two or more 
bedroom dwelling units: minimum of two (2) on-site parking spaces per unit. 

Off-Street Parking Requirements for Non-Residential Uses: Off-street parking for non
residential uses shall be provided in accordance with the standards established in the "Off-street 
Parking" chapter of the Coastal Zoning Code. Shared parking arrangements shall be permitted in 
accordance with the standards established in the Coastal Zoning Code and subject to obtaining a 
variance. 

Prohibition of "Drive Through" Facilities: To discourage development of commercial uses 
which generate high traffic volumes and would result in high peak hour turning movements, no 
"drive through" commercial facilities, except for car washes, shall be permitted in the GHMU 
District. 

Vehicle Access Requirements: Shared driveway access between neighboring uses and parcels 
shall be encouraged. Wherever possible, driveway access shall be provided at the property 
boundary, to permit future negotiations of shared access agreements when adjoining parcels are 
developed. Where shared access is provided, a ten percent (1 0%) reduction in the required 
parking spaces for all commercial uses shall be permitted for each participating parcel. 
Driveway access to Highway One shall be limited to one driveway per parcel except in instances 
where more than one access/egress point can be clearly justified. 

Pedestrian Access Requirements: All new development shall be required, where feasible, to 
provide an on-site pedestrian walkway along the Highway 1 frontage and local street frontages. 
The walkway shall be a minimum of five ( 5) feet in width and shall be constructed of concrete. 
Walkways may be located within the landscaping/walkway corridors of the public rights-of-way, 
as indicated on the Highway 1 Streetscape Map. The specific location of pedestrian walkways 
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shall be determined by each property owner. However, narrow linear strips of landscaping 
between walkways and streets shall be discouraged. Required walkways shall connect to • 
existing walkways on adjacent properties and, where such adjacent walkways have not been 
developed, the required walkways shall be located in areas where the future continuation of the 
walkway across adjoining properties is feasible. 

Landscaping Requirements: A landscaping plan shall be required for all new development 
proposals in the GHMU District in accordance with the On-Site Landscaping policies in the 
"Design Guidelines" chapter of the Gualala Town Plan. 

GUALALA PLANNED DEVELOPMENT 
Map Code: GPD 

A series of community workshops were held in Gualala to develop a vision of the role of the two 
GPD properties in the context of community-wide development. Although these plans are not 
binding on GPD property owners, they provide an indication of the types of development which 
are likely to engender community support on these two important pieces of commercial property. 
The conceptual plans prepared at the workshops included the following elements: 

GPD District on hillside east of Church Street: 

This area was identified as the prime location for expansion of the commercial district in 
Gualala. Referred to as the Town Center in the conceptual plans, the location of this parcel • 
provides an opportunity for creation of an alternate street network (as opposed to the highway 
strip) and development of a concentration of commercial uses which may encourage more 
pedestrian activity in town. 

Generally, the portion of this property fronting Church Street was viewed as appropriate for 
local-serving commercial uses and public and civic facilities (such as churches, firehouse, 
medical center, post office and possibly a future town hall). A key element included in the 
conceptual plan developed at the workshops was a Village Green located to the northeast of the 
current Moonrise/Church Street intersection. Ideally, the Village Green will be acquired as a 
public open space/recreational facility. The upper hillslopes of this property were identified as 
potential residential areas, with the possible inclusion of senior housing facilities near the 
existing medical center. 

The Town Plan includes a local road plan which establishes approximate locations for future 
road expansions and conrtections, and standards for local roads in the commercial district. 
Development on this parcel would require expansion of the local road network, including Ocean 
Drive, Moonrise, Center Street, and possibly a connector to Old Stage Road on the ridge. 
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GPD District on the Lower Mill site, east of Highway 1 and south of Old State Highway: 

This property was identified as an appropriate location for a mixture of residential and 
commercial uses, including the development of a concentration of visitor-serving facilities. The 
flat topography of the Lower Mill site establishes it as one of the few sites in town which would 
permit development of relatively high density residential uses. 

Consideration will be given to the effect of development on views from Highway 1 and Gualala 
Point Regional Park, protection of sensitive resources associated with the Gualala River, the need 
for pedestrian and vehicular connections to the core commercial district of Gualala, and 
recreational opportunities associated with the Gualala River. 

Intent: To require comprehensive planning for development of the two large (40+ acre) 
commercial properties in the Town Plan area; to allow for substantial community review and 
comment on development proposals for GPD properties; to establish a flexible and streamlined 
permitting process for the phased development of multiple uses on these properties; to encourage 
imaginative development plans which provide for a mixture of residential, commercial, and 
community recreation/open space uses which is integrated with surrounding development; to 
ensure the provision of adequate infrastructure to serve future development on the GPD District 
parcels, and to coordinate the expanded circulation network necessary to serve such 
development. 

Development Permitting Process: A two-stage planning process, requmng a Master 
Development Plan and a Precise Development Plan is established for the GPD Districts. The 
development plans will provide general and specific criteria regulating future development 
within the GPD Districts. 

The Precise Development Plans for the GPD Districts can be considered a type of use permit 
which governs the establishment of multiple uses on these large sites. The processing of 
applications for Master Development Plans and Precise Development Plans shall proceed in 
accordance with the procedures established for Coastal Development Use Permits. Conditions 
may be incorporated into the approved plans, similar to the conditions attached to a use permit. 
The Precise Development Plan process incorporates the Coastal Development Permit approval 
process. Any person holding an approved master or Precise Development Plan may apply for an 
amendment, including modification of the terms of the plan, and waiver or alteration of the 
conditions imposed on the plan. 

The Master/Precise Development Plan process represents a streamlining of the County's permit
processing requirements, since once a Precise Development Plan has been approved, no further 
discretionary approvals are necessary. In other words, property owners/developers will not be 
required to obtain individual Coastal Development Permits, use permits, variances, etc. for each 
proposed portion or phase of the development. 

Master Development Plan Requirements: The Master Development Plan shall provide a plan 
for development of GPD District properties and shall incorporate all contiguous land under one 
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ownership within the GPD District. At a minimum, the Master Development Plan shall include 
the following elements: • 

• Location, types and densities of all proposed land uses, including maximum number 
of residential units, commercial square footage and visitor-serving units 

• General alignments for roadways and utilities 
• Provisions for public access, open space and recreation facilities 
• Determination of availability of water supply, sewer capacity and road capacity to 

serve development 
• Provisions for protection of environmental resources 
• Development phasing plan 
• Environmental documentation 

Precise Development Plan Requirements: After, or concurrent with, approval of a Master 
Development Plan, a Precise Development Plan is required for the specific phase(s) of 
development under consideration. The Precise Development Plan shall provide more detailed 
specifications for phases of development for which permits are sought and shall be consistent 
with an approved Master Development Plan and Coastal Element policies. No permits shall be 
issued except in accordance with an approved Precise Development Plan. A Precise 
Development Plan shall expire and become null and void at the time specified in such permit, or 
if no time is specified, at the expiration of two years after granting except where construction 
and/or use of the property in reliance on such permit has been initiated prior to its expiration. 
Individual Coastal Development Permits shall not be required for development in accordance • 
with an approved Precise Development Plan. 

At a minimum, the Precise Development Plan shall include the following elements: 

• Lot coverage standards for residential uses 
• Lot coverage and floor-area standards for commercial uses 
• Lot size requirements 
• Minimum front, rear and side yard standards 
• Design standards for new development 
• Parking standards for new development 
• Pedestrian access facilities 
• Lighting, signage and landscaping standards 
• Additional environmental documentation (if required) 
• Coastal Element consistency determination 

Principal Uses: All residential, civic and commercial use types other than those listed below as 
Prohibited Uses shall be considered principal uses in the GPD District upon approval of a Precise 
Development Plan. Conditions restricting permitted uses may be imposed in the Precise 
Development Plan. Once a Precise Development Plan has been approved, any change in use type 
or expansion of use shall require an amendment to the Precise Development Plan. 
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Prohibited Uses: 

Civic use types: Alternative Energy Facilities-Offsite; Cemetery Services . 

Commercial use types: Animal Sales & Services: Auctioning, Horse Stables, Kennels, 
Veterinary (large animals); Automotive & Equipment: Storage, Non-operating vehicles 

Requirements for Residential Uses: At a minimum, fifty percent (50%) of the total lot area 
within a GPD District must be dedicated to residential uses and the infrastructure and open space 
necessary to support such uses. 

Maximum Visitor Accommodations and Services Density: The maximum size and density of 
visitor accommodation facilities in the GPD Districts shall be established in the approved Master 
Development Plan. In no instance may the density of visitor accommodation facilities exceed 20 
units per acre. The established densities shall be consistent with the scale and character of the 
town of Gualala and in conformance with the intent of the GPD District. 

Maximum Building Height in GPD Districts: Structures shall be limited to twenty-eight (28) 
feet in height. Lesser heights may be required where it is found that building heights would have 
adverse impacts to community character, open space or public views. Height limits for various 
components of the planned development shall be prescribed in an approved Precise Development 
Plan. Exceptions to the strict application of maximum building heights may be allowed for 
church steeples, flag poles, water towers, and other towers and architectural features not for 
human habitation, where such exceptions are consistent with the intent of the GPD District and a 
variance is obtained. 

Minimum Usable Activity Space Requirements for Residential Uses: Usable activity space 
shall be provided for all residential uses in accordance with the approved Master Development 
Plan. At a minimum, ten (10%) percent of the total lot area shall consist of usable activity space 
in each residential development. Flexibility in the provision of on-site usable activity space shall 
be granted to encourage developers of the GPD parcels to provide community open 
space/recreational facilities. 

GUALALA INDUSTRIAL 
Map Code: GI 

Intent: To provide suitable locations for necessary industrial and commercial service activities 
where transportation facilities and utilities exist or can be provided. 

Principal Uses: The following uses are subject to obtaining a Coastal Development Permit and 
necessary building permits and approvals. 

Civic Uses: Ambulance Services; Fire and Police Protection Services 
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Commercial Uses: Agricultural Sales and Services; Automotive and Equipment: Parking; 
Building Maintenance Services; Communications Services; Research Services; • 
Wholesaling, Storage and Distribution: Mini-Warehouses; Wholesaling, Storage and 
Distribution: Light 

Industrial Uses: Coastal-Related Industrial; Coastal-Dependent Industrial; Custom 
Manufacturing: Light Industrial 

Open Space Uses: Passive Recreation 

Conditional Uses: The following uses are subject to obtaining a Coastal Development Use Permit 
and necessary building permits and approvals. 

Residential Uses: Employee Caretaker Housing 

Civic Uses: Administrative Services: Government; Alternative Energy Facilities: Onsite; 
Alternative Energy Facilities: Offsite; Community Recreation; Major Impact Facilities; 
Major Impact Services and Utilities; Minor Impact Utilities 

Commercial Uses: Animal Sales and Services: Auctioning; Automotive and Equipment: 
Cleaning; Automotive and Equipment: Fleet Storage; Automotive and Equipment: 
Gasoline Sales; Automotive and Equipment: Repairs, Light; Automotive and Equipment: 
Repairs, Heavy; Automotive and Equipment: Sales/Rentals; Automotive and Equipment: • 
Storage, Nonoperating Vehicles; Automotive and Equipment: Storage, Recreational 
Vehicles and Boats; Construction Sales and Services; Recycling Centers 

Industrial Uses: General Industrial; Heavy Industrial 

Agricultural Uses: Animal Waste Processing; Forest Production and Processing: General; 
Forest Production and Processing: Commercial Woodlots; Packing and Processing: 
Limited; Packing and Processing: General; Packing and Processing: Fisheries By
Products 

Extractive Uses: Mining and Processing 

Minimum Lot Area: Within water and sewer service areas: six thousand (6,000) square feet. 
Within water or sewer service areas: twelve thousand (12,000) square feet. Not in water or sewer 
service area: forty thousand ( 40,000) square feet. 

Building Height Limit for GI Districts: Fifty (50) feet 
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CHAPTER 5 - DEFINITIONS 

For the purposes of implementing the Gualala Town Plan, the following definitions shall apply: 

Access: The permission, ability and means to enter and pass to and from property. 

Access, Blufftop: A public accessway which runs along the bluff edge of a property. 

Access, Coastal: Public rights-of-way to and along the sea. 

Access, Lateral: Public accessway for public access and use along the shoreline. 

Access, Vertical: Public accessway which extends from the first public road to the shoreline, a 
bluff edge for public viewing, or to a lateral accessway. 

Affordable housing units: Any housing unit or combination of units developed through action 
of a private, public or nonprofit party, or a combination thereof, which results in the production 
of housing unit(s) that are capable of being purchased or rented by household(s) with very low, 
lower or moderate income (as defined by the State Department of Housing and Community 
Development) based on payment of not more than 30 percent of the gross monthly income, 
including rent or mortgage, taxes and insurance, when the unit's affordability is protected for an 
established amount of time . 

Building: Any structure having a roof, which is constructed in a permanent position upon the 
ground and is designed and intended to be used for the shelter or enclosure of persons, animals or 
property. This definition does not include any type of recreational vehicle, boat, or tent. 

Building Height: The vertical distance from the average ground level of the building to the 
highest point of the roof ridge or parapet wall. 

Conditional Use: A use which may be allowed on a conditional and discretionary basis, subject 
to securing a conditional use permit and also subject to applicable provisions of the Gualala 
Town Plan, and which is a development that is appealable to the Coastal Commission. 

Coastal Development Permit: A permit which may be granted by the appropriate Mendocino 
County authority for any development within the coastal zone which is not exempt or 
categorically excluded from the Coastal Development Permit requirement. Special conditions 
may be imposed in the permitting process to ensure compliance with the policies of the Coastal 
Element. 

Density: The number of dwelling units per acre or square feet, calculated as the total number of 
dwelling units divided by the total lot area within the boundaries of the lot. 
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" 
Development Fees: Fees levied on new development to cover the cost of infrastructure or 
facilities necessitated by that development. The purpose of the fee must relate directly to the • 
need created by the development and its amount must be proportional to the cost of the service or 
improvement. 

Feasible: Capable of being accomplished in a successful manner within a reasonable period of 
time, taking into account economic, environmental, social, and technological factors. 

Floor-Area Ratio: The ratio (usually expressed as a percentage) of the total floor area within all 
buildings and structures on a lot to the total area of the lot. 

Frontage: That portion of a property line which abuts a legally accessible street right-of-way. 

Inclusionary zoning: Zoning measures that mandate the construction of affordable housing or 
payment of in-lieu fees in accordance with a prescribed formula. 

Land Use Plan: The relevant portion of a local government's general plan or local coastal 
element which provides policies indicating the kinds, location, and intensity of land uses, the 
applicable resource protection and development policies, and where necessary, a listing of 
implementing actions. 

Lot Coverage: Percentage of gross lot area covered by all buildings and structures on a lot, 
including decks, and porches, whether covered or uncovered, and all other projections except 
eaves. 

Parking area: An open area, other than a street or alley, that contains one (1) or more parking 
space. 

Principal Use: The primary use types for each land use classification as designated by the 
Gualala Town Plan and implementing ordinances. 

Residential use: A residential dwelling unit occupied by the owner(s) as his/her principal place 
of residence; or, occupied by long term tenant(s) as his/her principal place of residence. 

Second Residential Unit: Either a detached or attached dwelling unit which provides complete 
independent living facilities for one (1) or more persons. It shall include permanent provisions 
for living, sleeping, eating, cooking and sanitation on the same parcel or parcels as the primary 
unit is situated. 

Setback: A required, specified distance between a building or structure and a lot line or lines, 
measured perpendicular to the lot line in a horizontal plane extending across the complete length 
of said lot line or lines. 
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Urban/rural boundary: Defines the areas to which the Coastal Act's rural land division policy 
would apply as defined by Section 30250(a) of the Coastal Act and the Coastal Element of the 
Mendocino County General Plan. 

Usable Activity Space: Area within a development which is set aside for out-of-doors 
recreational use by the residents and their visitors. 

Use Permit: A permit which may be granted by the appropriate Mendocino County authority to 
provide for the accommodation of land uses with special site or design requirements, operation 
characteristics, or potential diverse effects on surroundings, which are not permitted by right, but 
which may be approved upon completion of a review process and, where necessary, the 
imposition of special conditions of approval by the permit granting authority. 

Variance: A departure from the specific requirements, excluding uses, of the Zoning Code 
which may be granted by the appropriate Mendocino County authority when, because of special 
circumstances applicable to the property, including size, shape, topography, location or 
surroundings, the strict application of the requirements of the Zoning Code deprives such 
property of privileges enjoyed by other property in the vicinity under identical zoning 
classification. Any variance granted shall be subject to such conditions as will assure that the 
authorized adjustment shall not constitute a grant of special privileges inconsistent with the 
limitations upon other properties in the vicinity and zone in which such property is located . 

View corridors: A substantial and unobstructed view of the coastline or ocean from publicly 
accessible vantage point(s). 

Vacation home rental: A single family residential dwelling unit intended for single family 
occupancy designed to be let or hired as an entire unit for occupancy by transient guests for 
compensation or profit; not a Visitor Accommodation and Services facility, as defined in 
Division II of the Mendocino County Code . 
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A. Residential Reserve Guidelines 
B. Landscape Species Lists 
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APPENDIX A - RESIDENTIAL RESERVE GUIDELINES 

Intent of Residential Reserve designation 

To identify an area for future residential expansion adjacent to the town of Gualala. The 
designation of the Residential Reserve is intended to concentrate future residential development 
within the Gualala Town Plan area where it could be served by community sewer and water 
systems and would include a public road connecting the commercial district to the ridge. 

Recommended future LCP land use/zoning designation 

If and when the General Plan amendments and rezoning for the Residential Reserve area occur, 
the Planned Development (PD) combining district designation shall be assigned to the parcels to 
ensure further opportunities for community review and comment in the planning process. The 
Planned Development designation requires comprehensive planning and permits clustering of 
development, while protecting the steep hillsides, gulches and other resources of the Residential 
Reserve area. The ultimate development density of the Residential Reserve shall be established 
during the Planned Development review process. 

Development review process 

At a minimum, the following elements shall be addressed in the Planned Development master 
plan: 

• Environmental studies 
• Environmental resource protection 
• Water availability, sewer and roadway capacity, public service availability 
• Designation of development areas 
• Designation of open space areas 
• Access and circulation plan 
• Residential densities/parcel sizes/housing types 
• Provision of inclusionary units 
• Infrastructure and utilities plan 
• Provision of public recreation facilities and trails 
• Development standards (roads, grading, vegetation preservation and removal, 

drainage, etc.) 
• Phasing plan 
• Coastal Element consistency determination. 

Types of housing 

A mix of lot and house sizes, including small lots, attached units and multiple family housing, 
should be provided to create a range of housing opportunities for full-time residents . 
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Requirements for development of affordable housing units (inclusionary zoning) 

A minimum of 1 0~ 15% of the total number of units developed in the Residential Reserve area 
shall be affordable to very low~ and low~income households. Alternatively, in~kind contributions 
of land within the Gualala Town Plan area for affordable housing development may be made in 
accordance with standards established by the Mendocino County Board of Supervisors. 

Clustering of development 

Clustering of development within the Residential Reserve area shall be required, with a 
minimum of 50% of the Residential Reserve area remaining in open space. The 480-acre area is 
currently zoned with 40~acre (RMR) and 160-acre (FL) minimum lot sizes to protect timber and 
other natural resources on the site. Clustering development will help to preserve the natural 
resources, while accommodating relatively high residential development densities. 

Protection of environmental resources 

The gulches, streams and other environmental resources shall be protected with open space 
easements, setbacks and clustered development. Hillside development standards which address 
grading, erosion-control, and vegetation removal and protection shall be included in the Planned 
Development master plan. Consideration shall be given to the effect of development on views 
from town and Gualala Point Regional Park. 

Access and circulation objectives 

A road network shall be created to provide access through the Residential Reserve area, from Old 
Stage Road to the commercial district. A network of paths shall be included to encourage 
pedestrian and bicycle access to town and the school/park site and to provide public recreational 
opportunities in appropriate locations. 

Infrastructure considerations 

Development of the Residential Reserve area shall be predicated on the availability of 
community water and wastewater treatment systems, and sufficient reserve capacity on local 
roads and Highway 1. Consideration shall be given to the capabilities of emergency medical, fire 
protection and police service providers, solid waste disposal capacity, and schools. 

School/park site 

A school/park site has been proposed in the Residential Reserve area and is an appropriate 
element of the Residential Reserve concept. 
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Parks and Recreation 

Adequate public recreational facilities, including trails, public parks and recreational facilities 
shall be required. 

Development fee requirement 

Ordinances requiring dedications or "in lieu" development fees may be adopted by the Board of 
Supervisors for the acquisition and development of open space, public facilities, pedestrian 
access facilities and streetscape improvements identified in the Gualala Town Plan. Development 
in the Residential Reserve area shall be required to participate once a fee schedule is adopted by 
ordinance of the Board of Supervisors . 
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APPENDIX B - LANDSCAPING SPECIES LIST 

The following lists identify species which are recommended for use in landscaping plans in the 
Gualala Town Plan area. The plants on the lists are mostly drought-tolerant, adapted to wind, 
and proven performers on the coast. Species marked with an asterisk (*) are native plants. 
Undoubtedly, there are plants which meet these criteria which have been inadvertantly omitted 
from this list and therefore, landscaping plans are not restricted to the listed species.11 

Windbreaks 

Calocedrus decurrens* 
Chamaecyparis lawsoniana* 
Cupressocyparis leylandii 
Eucalyptus cinerea 
Eucalyptus ficifolia 
Melaleuca quinquenervia 
Pinus contorta v. contorta* 
Pinus muricata* 
Pinus sylvestris 
Pittosporum sp. 

Trees/Large Shrubs 

Abies grandis* 
Acer macrophyllum* 
Alnus oregona* 
Arbutus menziesii* 
Arbutus unedo 
Callistemon sp. 
Ceanothus 'Dark Star'* 
Ceanothus Pigeon Point* 
Ceanothus 'Ray Hartman'* 
Cedrus atlantica 
Cedrus libani 
Cercis occidentalis* 
Castanopsis chrysophylla* 
Comus sp. 
Cotoneaster lacteus 
Crataegus sp. 
Dodonea viscosa 
Drimys landceolata 
Eriobotrya deflexa 
Eucalyptus ficifolia 
Eucalyptus nicholii 
Garrya elliptica* 
Heteromeles arbutifolia* 

Incense cedar 
False cypress 
Cypress 
Eucalyptus 
Red-flowering Gum 
Melaleuca 
Shore Pine 
Bishop Pine 
Scotch Pine 
Pittosporum 

Grand fir 
Big Leaf Maple 
Red Alder 
Madrone 
Strawberry Tree 
Bottle brush 
Wild Lilac 
Wild Lilac 
Wild Lilac 
Atlas Cedar 
Cedar of Lebanon 
Redbud 
Giant Chinquapin 
Dogwood 
Cotoneaster 
Hawthorne 
Hop Bush 
Winter's Bark 
Bronze Loquat 
Red Flowering Gum 
Nichol's Willow Leafed Peppermint 
Coast Silk Tassel 
Toyon, California Holly 

.. 

• 

• 

11 The species lists were compiled with the advice of several local landscape designers including Bob Guffanti, 
manager of The Growing Concern; Patricia Swengel of Seagal Enterprises; Darren Gabriel of Gualala Redwoods; 
and The Sea Ranch Association. In addition, the lists were reviewed and revised by MarySue Ittner of the • 
Dorothy King Young Chapter of the California Native Plant Society. 
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Trees/Large Shrubs (cont'd) 

• Laurus nobilis Sweet Bay 
Leptospermum Iaevigatum Australian Tea Tree 
Leptospermum scoparium New Zealand Tea Tree 
Lithocarpus densiflorus* Tanbark Oak 
Liriodendron tulipifera Tulip Tree 
Luma apiculata Luma 
Lyanothamnus floribunda* Catalina Ironwood 
Mahonia sp. * Mahonia 
Malus sp. Crabapple 
Melaleuca sp. Melaleuca 
Myoporum Iaetum Myoporum 
Myrica californica* Pacific Wax Myrtle 
Photinia fraseri Photina 
Picea sitchensis Sitka Spruce 
Pinus contorta* Shore Pine 
Pinus muricata* Bishop Pine 
Pinus sylvestris Scotch Pine 
Pittosporum sp. Pittosporum 
Prunus sp. Prunus 
Pseudotsuga menziesii* Douglas Fir 
Pyracantha sp. Firethorn 
Pyrus sp. Ornamental Pear 
Quercus sp. Oak 
Rhododendron sp. Rhododendron, Azalea 

• Rhus ovata* Sugar Bush 
Sambucus sp. Elderberry 
Schinus molle California Pepper Tree 
Schinus terebinthifolia Brazilian Pepper 
Sequoia sempervirens* Coast Redwood 
Taxus brevifolia* Western Yew 
Torreya californica* California Nutmeg 
Tsuga heterophylla* Western Hemlock 
Umbellaria californica* California Bay 
Xylosma congesta Xylosma 

Medium Shrubs 

Abelia grandiflora White Forsythia 
Acacia verticillata Acacia 
Arctostaphylos sp. * Manzanita 
Baccharis pilularis v. consanguinea* Coyote Brush 
Boronia megastigma Boronia 
Brugmansia sanguineum Datura 
Brugmansia suaveolens Datura 
Carpenteria californica* Bush Anemone 
Ceanothus sp. * Ceanothus 
Cestrum elegans Red Cestrum 
Chamaelaucium uncinatum Geraldton Waxflower 
Chrysanthemum fruticosa Chrysanthemum 
Cistus sp . Rockrose 

• Coleonema pulchrum Breath of Heaven 
Coprosma sp. Coprosma 
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Medium Shrubs (coot' d) 

Corokia cotoneaster Corokia • Corylus cornuta californica* California Hazel 
Cotoneaster sp. Cotoneaster 
Echium fastuosum Pride of Madiera 
Elaeagnus pungens Silver Berry 
Erica canaliculata Heath 
Erica veitchii Heath 
Escallonia rubra Escallonia 
Euryops pectinatus Euryops 
Garrya elipptica* Silk Tassel Bush 
Grevillea sp. Grevillea 
Hakea sp. Hakea 
Halimium sp. Sunrose 
Hebe sp. Hebe 
Hydrangea macrophylla Hydrangea 
Impatiens oliveri Poor Man's Rhododendron 
Juniperus sp. Juniper 
Lavandula sp. Lavender 
Lavatera sp. Tree Mallow 
Leucodendron sp. Leucodendron 
Leucospermum sp. Pincushion 
Lonicera involucrata* Twin berry 
Lupinus arboreus* Yellow Bush Lupine 
Mimulus aurantiacus* Sticky Monkey Flower 
Myrica californica* Wax Myrtle • Rhamnus californica * Coffee Berry 
Rhododendron occidentale* Western azalea 
Ribes sanguineum * Red Flowering Currant 
Romneya coulteri * Matilija Poppy 
Rosa californica* California Wild Rose 
Rosa nutkana* Sweet Briar 
Rosa rugosa Sea Tomato 
Rosmarinus officinalis Rosemary 
Salvia sp. Sage 
Thymus sp. Thyme 
Vaccinum ovatum * Huckleberry 
Westringia rosmarinifolia Westringia 

VinesNinelike Shrubs 

Acer circinatum* Vine Maple 
Hedera helix English Ivy 
Jasminum polyanthum Jasmine 
Lonicera japonica Honeysuckles 
Plumbago capensis Cape Plumbago 
Polygonum aubertii Silver Lace Vine 
Solanum jasminoides Potato Vine 
Sollya heterophylla Australian Bluebell Creeper 

• 
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Small Flowering Shrubs, Perennials, Groundcovers 

Achillea sp. 
Adiantum pedatum* 
Arctostaphylos sp. * 
Arctotis acaulis 
Armeria maritima* 
Artemesia pycnocephala* 
Baccharis pilularis* 
Brodiaea laxa* 
Calluna sp. 
Ceanothus gloriosis* 
Ceanothus griseus* 
Convolvulus cneorum 
Convolvulus mauritanica 
Correa sp. 
Delosperma 
Dryopteris sp. 
Dudleya farinosa* 
Erigeron glaucus* 
Erigeron karwinskiana 
Eriogonum sp. * 
Erodium sp. 
Erysimum linifolium 
Felicia amelloides 
Fragaria chiloensis* 
Fuchsia sp. 
Gaultheria shallon* 
Gazania sp. 
Geranium sp. 
Grindelia stricta* 
Helichrysum sp. 
Iris douglasiana* 
Juniperus conferta 
Lamprantus 
Lantana sp. 
Lavandula sp. 
Limonium perezii 
Lupinus arboreus* 
Lotus sp.* 
Mimulus aurantiacus* 
Monardella villosa* 
Origanum sp. 
Osteospermum fruticosa 
Penstemon sp .. 
Polystichum munitum* 
Ribes viburnifolium* 
Santolina sp. 
Salvia sp. 
Scaevola aemula 
Sedum 
Sollya heterophylla 
Thymus sp. 

Yarrow 
Five-finger Fern 
Manzanita 
African Daisy 
Thrift 
Sandhill Sage 
Coyote Brush 
Ithuriel's Spear 
Scotch Heather 
Point Reyes Ceanothus 
Carmel Creeper 
Bush Morning Glory 
Ground Morning Glory 
Australia Fuschia 
Iceplant 
Wood Fern 
Live Forever 
Beach Aster 
Mexican Daisy 
Wild Buckwheat 
Cranes bill 
Wallflower 
Blue Marguerite 
Sand Strawberry 
Fuschia 
Salal 
Gazania 
Cranes bill 
Gum Plant 
Strawflower 
Wild Iris 
Shore Juniper 
Iceplant 
Lantana 
Lavender 
Statice 
Yellow Bush Lupine 
Trefoil 
Sticky Monkey Flower 
Coyote Mint 
Marjoram 
African Daisy 
Beard Tongue 
Sword Fern 
Evergreen Currant 
Santolina 
SageSatureja douglasii* Yerba Buena 
Mauve Clusters 
Stonecrop 
Australian Bluebell Creeper 
Thyme 
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Small Flowering Shrubs, Perennials, Groundcovers (cont'd) 

Tulbaghia violacea 
Verbena rigida 
Verbena tenuisecta 

Society Garlic 
Verbena 
Verbena 

INVASIVE SPECIES: NOT RECOMMENDED FOR USE 
IN LANDSCAPING PLANS 

Ammophila arenaria European Beach Grass 
Acacia dealbata Green Wattle 
Carpobrotus chilensis lceplant 
Carpobrotus edulis Iceplant 
Centaurea solstitialis Yellow Star-thistle 
Cirsium vulgare Bull Thistle 
Conium maculatum Poison Hemlock 
Cortaderia jubata Pampas Grass 
Cortaderia selloana Pampas Grass 
Cytisus scoparious Scotch Broom 
Eucalyptus globulus Eucalyptus (Blue Gum) 
Erechtites glomerata New Zealand Fireweed 
Foeniculum vulgare Fennel 
Genista monspessulana French Broom 
Mesernbryanthernurn Iceplant 
Pinus radiata Monterey Pine 
Ranunculus repens Creeping Buttercup 
Raphanus sativus Wild Radish 
Rubus discolor Himalayan Blackberry 
Senecio jacobaea Tansy Ragwort 
Senecio rnikanioides German Ivy 
Silybum marianurn Milk Thistle 
Spartium junceum Spanish Broom 
Ulex europaea Gorse 
Vinca major Periwinkle 
Watsonia bulbillifera Watsonia 
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COASTAL ELEMENT TEXT AMENDMENTS 
FOR GUALALA TOWN PLAN 

The following text amendments are revisions to the Mendocino County General Plan Coastal 
Element (as revised March, 1991) and are proposed to add references to the Gualala Town Plan, 
to update or correct erroneous information, and to incorporate the coastal access policies of the 
Gualala Town Plan into the Land Use Plan for the Iversen Road to Sonoma County Line 
planning area. New text is shown in italics. Proposed deletions are indicated by strikeaat. 

Chapter 2.1 -Page 10 - after paragraph 6 -Add: 

The Gualala Town Plan is located in Chapter 4.14. 

Chapter 2.1- Table 2.1-1, Page 11- Add to end of table: 

"SOUTH COAST- 4.14 Gualala Town Plan- Gualala and vicinity - Gualala- Map 31" 

Chapter 3.6 - Page 87 - paragraph 1 - replace last sentence with: 

As an enamf!le, 17 f!ereeet of tlie shareliee is state flarlcs, eat tliere are eo eoe fee f*:l'Blie 

• 

aeeess f!Oiets eow OfleR ie tlie 2Q miles eetweee Maneft.ester State :Beaeh aed @ti.alala • 
Poiet R:egioeal Park at tft.e earth edge of 8oeema CoHRty. As an example, although the 
town of Gualala is a major visitor-serving center on the Mendocino Coast and serves a 
resident population of over 2,500 persons, the closest non-fee public access to the coast 
is more than nine miles north of Gualala at Schooner Gulch State Beach. 

Chapter 3.9- Page 120- Change Policy 3.9-2(b)(5) to read: 

All of that area within the Coastal Zone from Hearn Gulch and Iversen Road south to the 
Gualala River, including Iversen Landing Subdivision, and excluding those lands within 
the R"tlral Village Commercial land use classification and the Gualala Town Plan 
boundary. 

Chapter 4.12 - Pages 200 through 207 - Modify to read: 

4.12 IVERSON ROAD. TO SONOMA COUNTY LINE PLANNING AREA (Anchor 
Bay-Gualala) 

The "banana belt" section of the Mendocino Coast is distinguished by dense forests of small coniferous 
and broadleaf trees, extending to the cliffs at many points. Although much of the wooded shoreline is 
developed, the forest dominates the scene, often blocking ocean views and hiding all evidence of 
development except for an occasional gate or mailbox. The coastal zone boundary, following the ridge 
along Ten Mile Cutoff Road, is 1.4 to 3 miles inland. • 
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Potential highway capacity is one constraint on development in the planning area. The potential for 
improving the highway varies significantly within the planning area. The sharp turn at Fish Rock Gulch 
and the nearby 9-foot lanes cannot be improved much and thus will continue to limit improvements. At 
other points, the roadbed can be widened to permit 12-foot lanes with a 4-foot shoulder on each side; 
south of Anchor Bay the full 32-foot section including 12-foot vehicle lanes and 4 foot bicycle lanes, can 
be built. With additional improvements such as protected left turn lanes, the volume of traffic currently 
passing through Gualala could be iRereasea by 75 f1ereeRt more than doubled. 

The primary difficulty in assessing highway capacity is determining how much traffic will be generated 
by development north of the planning area and how many locally generated trips will use Highway 1 in 
Sonoma County. Projected growth in accord with the Sonoma County LCP could absorb available 
highway capacity at Jenner. Some local trips, particularly those originating on Pacific Woods Road and 
Old Stage Road (Brushy Opening Road) will use only very short segments of Highway 1. Some 
residents will use Old Stage Road and Fish Rock Road to reach Highway 10 I during weekend peak hours 
if Highway I is severely congested. A high proportion of permanent residents amongst visitors will 
reduce travel on the highway during the summer weekend peaks when detours can be made by those 
familiar with local roads. In summary, the number of variable factors does not permit a precise 
determination of how highway capacity will affect development in Gualala. Trends must be monitored 
and a more detailed study prepared before any amendment to the Coastal Element is approved that 
increases allowable development and traffic on Highway I. 

Waste disposal, as well as highway capacity, limits development in the area; it is questionable whether 
individual septic systems will work for many additional small lot subdivisions. The North Gualala Water 
Company offers service from the County line to Anchor Bay, 3.5 miles north. An existing community 
sewage system serves the Anchor Bay subdivision, and was rebuilt without provision for expansion. The 
Regional Water Quality Control Board has determined that several existing lots in Anchor Bay lack 
potential leach fields. 

No standards can be set for minimum parcel size to ensure satisfactory performance from septic systems
-such a determination must be made on a lot by lot basis--but larger lots are more likely to meet water 
quality standards or to qualify for waivers. Inadequate septic systems created a health hazard in Gualala 
(documented in 1987), and the GCSD received a Clean Water Act facilities planning grant to correct the 
problem. The resulting system provides wastewater treatment services within a designated service area. 

The initial design capacity of the GCSD system was based upon residential population growth at two 
percent (2%) annually for 20 years, and on increased commercial development within the Gualala area. 
The service area for this system is limited to a recognized district boundary (see Map #31 Coastal 
Element-Land Use Plan). Within the District boundary, development may proceed at higher densities 
specified in this plan only when water and/or sewer service is provided by an approved community 
system. 

In addition to sewage disposal constraints and highway capacity, the availability of water may limit 
future development in the Gualala planning area. Domestic water in the planning area is provided by 
private wells and by the North Gualala Water Company, a privately-owned utility. The "Mendocino 
County Coastal Groundwater Study" prepared in 1982 identified areas of sufficient, marginal and 
critical water resources on the coast. Coastal Groundwater Development Guidelines were adopted in 
1989 which establish requirements for investigation for groundwater development depending upon 
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proposed project type, location and lot size. The requirements for proof of water and hydrological • 
studies are intended to ensure that development is consistent with the limitations of the local water 

supply. According to these guidelines, a hydrological study would be required prior to any increase in 

the North Gualala Water Company's water diversions. 

Anchor Bay 

The cluster of subdivisions at Anchor Bay occupies high bluffs on either side of Fish Rock Creek. 
However, Anchor Bay's compact commercial area turns its back on the Pacific and does not take 
advantage of the views. Overnight accommodations or a restaurant with a view deck should be built on 
the blufftop. Anchor Bay's proximity to Gualala, 3.5 miles south, limits the need and opportunity for 
additional businesses. 

Gualala 

GHalala is the eHildiag sHppl~· aad skeppiag eeater beth fer Meadeeiae's seHtk eeast aad fer Sea Raaek 
ia SaBetHa GeHRt)'. DHriag the last IQ years, GHalala eased erews have eHilt aa aYerage ef 7Q te IQQ 
keHses per year, maialy fer retirees, vaeatiea kame BH~'ers, aad tkemseiYes. The plaa reeegaii!es the 
aeed fer eHilaiag sHpply estaeliskmeats ia eemmereial areas aad fer aa iaaHstrial elassifieatiea te 
aeeemmedate these ef iaaHstrial eharaeter, sHeA as readymiK eeaerete. 

As develepmeat preeeeds, GHalala 'Nill be able te sHppert additieaal retail spaee, eHt the ameHRt will 
depead eR the prepertiea ef part time te resiaeRts iR the area. WkeR Sea RaRek reaekes its mEH~imHm 
ae't'elepmeRt ef 2,QQQ HRits aad the area seHtk ef IYerseR Read is ae't'eleped iR aeeerd 'Nitk the Laad Use • 
PlaR, there eeHla be aearl~' IQ,QQQ perseas ia tke trade area eReHgk te sHppert a sHpeFtHarket. GHalala's 
eJdstiRg eemmereial aeYelepmeRt is seattered aleRg a mile ef Higkw~' 1, eHrreRtly Z!eRea eemmereial. 
fHrtker de•,celepmeat ia this pattem weHla ad•,cersely affeet kigkv,c~c safet)' aad traffie eapaeit)', Reare~' 
kames west efthe kigkw~', aad GHalala's eemmHRity iaeRtity. 

The town of Gualala is a service center for the south coast of Mendocino County and for The Sea Ranch 
and northern Sonoma County. While serving a resident population, the scenic beauty and recreational 
opportunities of the Gualala area attract many thousands of visitors each year. 

Gualala is a town which lacks a visual community identity. The commercial district stretches along a 
two-mile section of Highway 1. There is no distinctive architectural style, town center or historic 
context. However, Gualala is blessed by its outstanding natural setting at the mouth of the Gualala 

River. Magnificent views of the river and coastline are available from many locations and the forested 
hillsides frame the inland edges of the town. 

Through a grassroots community planning process, the Gualala Town Plan was formulated to guide 
future development within the Town Plan area in ways that might enhance the character of the town of 

Gualala. The Gualala Town Plan is included as Chapter 4.14 of the Coastal Element. 
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Coastal Element Policies: Anchor Bay - Gualala 

4.12-1 New residential and visitor accommodation development within the Anchor Bay-Gualala 
Planning Area shall be dependent upon approval by the County Health Department for septic 
waste disposal systems installed in accordance with Regional Water Quality Control Board Basin 
Standards. Installation of individual septic disposal systems shall be carefully monitored by the 
County Health Department and the Regional Water Quality Control Board to determine the 
cumulative impact upon coastal resources of all development within the Anchor Bay-Gualala 
area. 

Proposed developments within the service area of the Gualala Community Services District shall 
be connected to that publicly-owned system, upon approval by the GCSD Board of Directors, 
and the County of Mendocino shall not approve development applications until such connection 
has been authorized by the GCSD. 

4 .I2-2 The 1:1rbaR rHml bol:IRElary of the eefBB'll:IRity of G~:~alala is iREliea~ee by eo uRea~' I iRes EleliReatee 
oR LaRa Use Map 31. 

A eommHRi~y proposee~:~rbaA r~:~ml bouAElary eoveriRg a B'll:leh larger area eAeompasses 8() aeres 
of TPZ approuifl'lately 4 ()() eeres of Forest LaRa aRe st:~rroi:IHeee by eoHeeBtratee resieeAtial 
ElevelopB'leHt was ROt fot:~HEl j~:~stifiaele iA aeoptioA of this plaB at this time eHt it is reeogaiz:ee 
tllat ~is vrot:~le be a logieal area for growth eKpaBsioR iR the ft:~tl:lre. 

The urban-rural boundary is coincident with the Gualala Town Plan area. The Town Plan area 
includes all lands within the Gualala Community Services District (GCSD) and the small lot 
residential subdivisions adjoining the GCSD service area. The Town Plan area was selected to 
identify where new development could be served by community water and/or sewer systems and 
where such development would minimize traffic impacts on Highway 1. A primary goal of the 

Gualala Town Plan is to concentrate new development within the Town Plan area. 

4.12-3 Dedication of a sixty foot half width shall be required as a condition of any development of 
parcels fronting on Highway I within the Gualala CSD unless otherwise approved by Caltrans. 

4.12-4 The County shall initiate an amendment of Section 15.12.040 (B) ofthe County Code to prohibit 
parking on Highway I between Old State Highway and Ocean Drive. 

4.12-5 All future development projects within the Gualala CSD shall include sufficient off-street 
parking area to accommodate parking demand anticipated to be generated by the proposed use. 

4.12-6 A traffic impact analysis shall be required of all future development projects within the Gualala 
CSD which will generate twenty or more peak hour trips. The Institute of Traffic Engineers Trip 
Generation Report shall be used to determine trip generation potential of proposed projects. 

4.12-7 The County shall request that Caltrans assist in the development of a program for the funding of 
highway improvements in Gualala to accommodate development allowed by the Coastal Plan 
and made possible by the wastewater facility. Until such a program is implemented, any 
development project which will generate twenty or more peak hour trips shall be required to 
implement any mitigation measures recommended as part of the required traffic impact analysis. 
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Access Points, Trails, and Recreation Areas 

Policies for all access points, trails, and recreation areas are in Section 3.6 and 3.7. Policies specific to 
locations in this planning area are listed below in geographic order from north to south. Each access 
point (other than fee access where designated) will need to be acquired by acceptance of an offer of 
dedication or by purchase by an appropriate public agency or private organization as described in Section 
3.6. 

Island Cove 

Location: South oflverson Road. 

Ownership: Private; Island Cove Estates Subdivision, recorded in 1961, includes a beach parcel 
"reserved for use of lot owners." The Coastal Commission, as a condition of permit approval, 
required one owner (Tweedie) to dedicate access rights. 

Existing Development: A 700-foot sand beach and sheltered cove, reached by trail from parking 
area. 

Policy: 
4.12-8 Public access shall be obtained to and along this beach as shown on the Land Use Plan 

Map along with a public parking area consistent with 3.6-5. 

Raven's Neck 

Location: West of Highway 1, approximately one mile northwest of Anchor Bay. 

Ownership: Private. 

Characteristics: Virtually unaltered natural habitat for a number of plant and animal species 
including some plants of particular botanical interest; wind sculptured rock formations. 

Potential Development: Public acquisition was proposed by 1967 County General Plan and 1975 
Coastal Plan. Scientists and conservationists familiar with Raven's Neck have recommended 
limited use as a natural reserve, such as Point Lobos State Reserve south of Carmel, or no public 
access. 

Policy: 
4.12-9 An offer to dedicate public access for scientific and educational purposes only, and an 

open space easement to an appropriate public agency for that area of Raven's Neck 
westerly of the narrow constriction leading to the peninsula, shall be required as a 
condition of permit approval. 

Fish Rock Road Inland Trail 

Location: From Highway l north of Anchor Bay, County Road 122 transverses northeasterly to 
Highway 128. 
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Existing Development: Pedestrian and equestrian use; designated by County Trails Plan. 

Fish Rock Observation Point and Trail 

Location: Approximately 1/4 mile north of the intersection of Highway 1 and Fish Rock Road. 

Existing Development: Vacant parcel. 

Policy: 
4.12-10 An offer to dedicate an easement for public parking and access to the point for that area 

delineated on the Land Use Map shall be obtained consistent with Policies 3.6-5 and 3.6-
7 and no signing will be done until adequate parking is created. 

Anchor Bay Shoreline 

Location: Fish Rock Creek, immediately north of Anchor Bay. 

Ownership: Private. 

Existing Development: Campground providing fee access to beach. 

Policy: 
4.12-11 A guarantee of continued fee access to the public as well as guests shall be acquired 

consistent with policy 3.6-5 together with a provision for obtaining a non-fee accessway 
if the visitor serving facility should be changed to another use. 

Getchell Gulch Access 

Location: 0.5 mile south of Anchor Bay. 

Ownership: Private 

Characteristics: Wooded headlands and small beach. 

Potential Development: Blufftop trail and beach access trail. 

Policy: 
4.12-12 Offers of dedication for vertical beach access and blufftop lateral access shall be 

obtained consistent with Policy 3.6-5. 

Serenisea 

Location: .5 mile south of Anchor Bay. 

Ownership: Private; inn . 

Existing Development: Trail leads to south side of the beach at Getchell Gulch. 
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~~ • 
4.12-13 Continued fee access to the shoreline shall be assured by deed restriction consistent with 

policy 3.6-5, together with a provision for obtaining a non-fee accessway if the visitor 
serving facility should be changed to another use. 

St. Orres Creek 

Location: 1.1 miles south of Anchor Bay. 

Ownership: Private. 

Characteristics: 200 foot cove. 

Policy: 
4.12-14 Offers to dedicate easements for a vertical and lateral access to the cove shall be 

acquired for that area delineated on the Land Use Map consistent with policy 3.6-5. 
Caltrans should provide for a safe parking area at this location and shall be required to 
do so in conjunction with any highway improvement project in this area. 

Cooks Beach 

Location: 1.3 miles south of Anchor Bay. 

Ownership: Private. 

Characteristics: A 500-foot sandy beach on south side of Glennen Gulch. Connects to Bourns 
Landing bluff top. 

Policy: 
4.12-15 Offers to dedicate easements for vertical and lateral shoreline access shall be acquired 

for that area delineated on the Land Use Map consistent with policy 3.6-5. 

Bourns Landing 

Location: 1.5 miles south of Anchor Bay. 

Ownership: Private. 

Potential Development: Trail along open bluff with long views of coast and shoreline access at 
small beach; connects to Cooks Beach. 

Policy: 
4.12-160ffers to dedicate easements for a blufftop trail and shoreline access shall be acquired 

for that area delineated on the land use plan map consistent with policy 3.6-5. 
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Marine View Subdivision 

Location: 1.3 miles north of Gualala. 

Ownership: Private; offer of dedication for 25-foot lateral access by Fager and Witt. 

Policy: 
4.12-170ffers by Fager and Witt shall be relinquished because no blufftop trail is proposed and 

accessway would not be reachable by an existing or proposed vertical access. 

Gualala-Anchor Bay Trail 

Location: Between Gualala and Anchor Bay, primarily along Highway 1 and Old Coast 

Highway (CR #513) rights-of-way, connecting the pedestrian walkways shown on the Highway 1 
Streetscape Map of the Gualala Town Plan to coastal access points identified in the Coastal 

Element and traversing the Old Milano Hotel property along the northwest property line. 

Ownership: Public rights-of way; Private 

Potential Development: A trail/inking Gualala and Anchor Bay commercial districts 

Policy: 

4.12-18 Easements along public rights-of-way and offers to dedicate easements for public access 
shall be obtained consistent with Coastal Element Policy 3. 6-5 to establish a trail/inking 
Gualala and Anchor Bay. 

Gualala Bluf/Trail 

Location: Central Gualala to Gualala River Bridge. 

OwHershi13: Printte; offer ofdedieatioH of25 foot elttffto13 aeeess aHd agreemeHt oH eKisteHee of 
}3reseri}3tiYe rights over vertieal aeeess froFH Wighvlay 1 to FHeaH high tide ey Bower. 

PoteHtial DeYel0}3FHeHt: Trail aloHg elttff aHd highway. 

Polie:r: 
4 .12 1 g Offer of aeeess ey Bov+"er shall ee aeee13ted; to }3ro•t'ide the }30teHtial for eOFH}3letioH of a 

}3\ielie trail froFH CeHtral Gttalala to Gttalala eridge. The trail shall follovl aloHg the 
elttfft0}3 aHd shoreliHe, segFHeHtS FH~' Heed to HSe the }3ttelie right of \Y~' of Wighw~· 1 
oyer iFH13assaele areas. Offers to dedieate easeFHeHts for }3ttelie aeeess shall ee oetaiHed 
for those areas showH OH the LaHd Use PlaH Ma13s eoHsisteHt with Polie,· 3.6 5. 

Ownership: In September 1994, the Redwood Coast Land Conservancy acquired the 25-foot

wide, public access easements along the bluff of the Gualala River which were required by the 

California Coastal Commission as conditions of development approvals. A five-foot-wide, 
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vertical access easement from Highway 1 to the blufftop was also acquired. The Land 

Conservancy intends to develop and manage the Gualala Bluff Trail on these easements. • 

Policy: 
4.12-19 Offers to dedicate easements for public access shall be obtained, in consultation with the 

Redwood Coast Land Conservancy, to provide for the completion of the Gualala Bluff 
Trail. Offers to dedicate easements for public access shall be obtained consistent with 
Coastal Element Policy 3.6-5 and Policy 4.12-14. 

Gualala River Bridge 

Location: North bank of Gualala River; just west of Highway 1. 

Ownership: Private. 

eKistiHg Denlepmem: UHimprevea FBea to rinr; hoet l&~:~HekiHg. fee eeeess RUii)' he ek&Fgea 
h~· the owHer. 

PoteHtial De•;elopmeHt A private}~· aevelopeel eampgret:IHS. 

Poliey: 
4 .12 19 A reasoHahle eHtranee fee m~· he ekapgea to tke geHeml pHhlie as loHg as a Yisitor 

seFViee Hse remaiHs. Howe¥er, tkis area is a sigHifieaHt paFt of the fiFSt ¥isHal eHtFaHee • 
to tke CoHHty of MeHEioeiHe and tkis prepefty may he hetter elessifiecl as Stete owHeEI 
OfleR spaee. This polie~· skall he re•;ieweEI relatin to its kigkest aaEI aest Hse at tke first 
regHlar re•t'ie•u ofthis eoastel filM. 

Potential Development: Development of Gualala Bluff Trail; fish and wildlife habitat 
management; limited parking for public fishing; and access for such craft as canoes, rowboats 
or small boats utilizing trolling-type motors. 

Policy: 
4.12-20 This parcel should be acquired for protection of natural resources and public access 

purposes by the County, State Parks, Caltrans, a non-profit land trust, or some other 
public or private agency, or managed for protection of natural resources and public 
access by its owners. If and when such acquisition occurs, the parcel shall be classified 
as Open Space in the Land Use Plan. Prior to development of any public access 
facilities on the site, a management plan shall be prepared in accordance with Coastal 
Element Policy 3. 6-26 to ensure the long-term protection of natural resources and 

maintenance of the property. Development of the Gualala Bluff Trail on this parcel may 
involve use of the Highway 1 right-of-way or acquisition of an easement along the bluff 

of the Lower Mill site east of Highway 1 to ensure the protection of environmentally 
sensitive habitat areas along the Gualala River estuary/lagoon. 
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Gualala River Trail 

Location: On the north side of the Gualala River, from Highway 1 to the east boundary of the 

Gualala Arts Center property. 

Ownership: Private 

Potential Development: A pedestrian trail providing public access to the Gualala River for 

fishing, hiking, swimming, etc. 

Policy: 
4.12-21 Offers to dedicate easements for lateral access on the north side of the Gualala River 

shall be acquired consistent with Policy Coastal Element 3. 6-5. 

Visitor Accommodations and Senrices: Visitor accommodations and services are designated as a 
principal permitted use in the Iverson Road to Sonoma County Line Planning Area at the following 
locations: 

The Sea Urchin 
Mar Vista Motel 
Whale Watch 
Serenisea Motel 
Re-Newell Center 
St. Orres 
Old Milano Hotel 
Gualala River Redwood Park 

existing service 
existing motel 
existing inn 
existing motel 
existing motel 
existing inn and restaurant 
existing inn 
existing campground 

In addition, the following sites have been designated as a conditional use for visitor serving facilities on 
the land lise map: 

Getchell Gulch 
East of Serenisea access 
Cooks Beach, south 
Bourns Landing 
Gualala Point, west of bridge 
Gualala Point, east of bridge 

proposed inn or hostel 
proposed inn or hostel 
proposed motel 
proposed motel 
proposed campground 
proposed campground 

A variety of visitor serving facilities are located in the commercial areas of Anchor Bay and Gualala, 
which are not designated on the land use map . 
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Existing 
land Use 

c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 
c 

Land Use Plan Map Amendments -Gualala Town Plan 
Commercial and Industrial General Plan Amendment & Rezoning Chart 

(Also see Figure 3.2 in Gualala Town Plan) 

Proposed Assessor's 
Name Address City 

land Use Parcel Number 

GVMU 145-262-30,32,33 Robert & Roberta Sundstrom PO Box424 Gualala 

GVMU 145-262-29 Berardinelle Partnership 175 Cherokee Way Portola Valley 

GVMU 145-262-28 Marilyn Pierpont PO Box 624 Gualala 

GVMU 145-262-26 Roman Cath. Bishop/Santa Rosa PO Box 66 Point Arena 

GVMU 145-262-23,24,25 Robert & Roberta Sundsrom PO Box 424 Gualala 

GVMU 145-262-22 Howard Curtis PO Box 675 Gualala 

GVMU 145-262-18 Gualala Redwoods PO Box 197 Gualala 

GVMU 145-262-17 Robert T & Jutta Juengling PO Box 510 Gualala 

GVMU 145-262-15 Burke E. Long 181 Alta Drive LaSelva Beach 

GVMU 145-262-12,13 Gualala Community Center PO Box 263 Gualala 

GVMU 145-262-10 Channing Jones, Jr .• Ttee PO Box 589 Gualala 

GVMU 145-262-08 Gualala Baptist Church PO Box 144 Gualala 

GVMU 145-262-07 Sidney & Judith Waterman PO Box 148 Gualala 

GVMU 145-262-06 Richard & Janine O'Neil 38201 Old Stage Rd Gualala 

GVMU 145-262-04 Pacific Bell 140 New Montgomery San Francisco 

GVMU 145-262-03 Berardinelle Patnership 175 Cherokee Way Portola Valley 

GVMU 145-262-01 Robert H & Joyce Perkins 1800 El Verano Way Belmont 

GVMU 145-261-14 Lena Price 164 Sleepy Hollow Dr San Anselmo 

GVMU 145-261-12 Byron & Helen Baxter PO Box 651 Gualala 

c IGVMU 145-261-11 John J. & Ida L Bower PO Box 1000 Gualala 

c IGVMU 145-261-08 Gualala Enterprises PO Box 197 Gualala 

c GVMU 145-261-05 John J & Ida L Bower PO Box 1000 Gualala 

c GVMU 145-261-02 Jerome & Carol Lucey 66 Manderly Rd San Rafael 

c 145-200-18 Redwood Coast Medical Service PO Box 1100 Gualala 

c GVMU 145-200-16,17 Coast Construction PO Box 245 Gualala 

c GVMU 145-200-14,15 Coast Construction PO Box 245 Gualala 

c GVMU 145-200-13 John J & Ida L Bower PO Box 1000 Gualala 

c GVMU 145-200-19 to 30 Robert & Yvonne Rose 1161 El Arroyo Dr Healdsburg 

c GVMU 145-200-39 to 63 Robert & Yvonne Rose 1162 El Arroyo Dr Healdsburg 

c GVMU 145-200-08 Robert & Jean Swegle PO Box 571 Gualala 

c GVMU 145-200-06,07 John J & Ida L Bower PO Box 1000 Gualala 

c GVMU 145-192-14 Phillip Shugar PO Box 111 Bodega 

c GVMU 145-192-13 Mark & Sharon Hewitt PO Box 526 Gualala 

c GVMU 145-192-09 Stuart & Esther Chudnofsky 34820 s Hwy 1 Gualala 

c GVMU 145-192-02 Ward & Elizabeth Anderson 34775 Kruse Ranch Rd Cazadero 

c GVMU 145-192-01 John J & Ida L Bower PO Box 1000 Gualala 

c GVMU 145-200-12 Coast Construction PO Box 245 Gualala 

C & RMR-40 GPO 145-290-08 Gualala Redwoods PO Box 197 Gualala 

c GPO 145-262-27 Cemetery 

c GPO 145-200-05 John J & Ida L Bower PO Box 1000 Gualala 

I Gl 145-166-15 Fred & Anna Tremblay PO Box 226 Gualala 

I Gl 145-166-14 North Gualala Water PO Box 1000 Gualala 

State Zip 

CA 95445 

CA 94028 

CA 95445 

CA 95468 

CA 95445 

CA 95445 

CA 95445 

CA 95445 

CA 95076 

CA 95445 

CA 95445 

CA 95445 

CA 95445 

CA 95445 

CA 94105 

CA 94028 

CA 94002 

CA 94960 

CA 95445 

~ 54 

CA 94901 

CA 95445 

CA 95445 

CA 95445 

CA 95445 

CA 95448 

CA 95449 

CA 95445 

CA 95445 

CA 94922 

CA 95445 

CA 95445 

CA 95421 

CA 95445 

CA 95445 

CA 95445 

CA 95445 

CA 95445 

CA 95445 



Existing Proposed Assessor's 
Name Address City State Zip 

Land Use Land Use Parcel Number • I Gl 145-166-08 Clark & Rosemary Beall PO Box 170 Gualala CA 95445 

I Gl 145-166-07 Fred & Anna Tremblay PO Box 226 Gualala CA 95445 

c Gl 145-132-12,13 Coast Construction PO Box 245 Gualala CA 95445 

I Gl 145-131-04 Coast Construction PO Box 245 Gualala CA 95445 

I Gl 145-131-02,03 Robert & Jean Swegle PO Box 571 Gualala CA 95445 

c GHMU 145-191-01 Katherine Osborne PO Box 1270 Gualala CA 95445 

c GHMU 145-183-05,06 Judith Carter PO Box 800 Sacramento CA 95691 

c GHMU 145-183-04 Robert & Jean Swegle PO Box 571 Gualala CA 95445 

c GHMU 145-183-03 Katherine Osborne PO Box 1270 Gualala CA 95445 

c GHMU 145-181-11 Jay Baker PO Box 589 Gualala CA 95445 

c GHMU 145-170-04 Robert & Eda Lee Chung 21 Coronado Ct Walnut Creek CA 94596 

c GHMU 145-166-13 John J & Ida L Bower PO Box 1000 Gualala CA 95445 

c GHMU 145-165-10 H.K. & Pamela Flesher 160 Calle Larga Los Gatos CA 95030 

c GHMU 145-165-09 Neal Metcalf PO Box 183 The Sea Ranch CA 95497 

c GHMU 145-165-09 Karel Metcalf PO Box 1183 Gualala CA 95445 

c GHMU 145-165-08 Harold & Beverly Elzig PO Box 702 Gualala CA 95445 

c GHMU 145-165-04,05,06 Elaine L Jacob, Ttee PO Box 307 The Sea Ranch CA 95497 

c GHMU 145-165-03 Holm Timber Industries PO Box 11336 Santa Rosa CA 95406 

c GHMU 145-165-02 Joanna Mclaughlin, Ttee PO Box 525 Gualala CA 95445 

c GHMU 145-165-01 Clyde M Hopkins 1790 Green Acres Ln Brentwood CA 94513 

c GHMU 145-164-16 Peter Mohr 30151 S Hwy 1 Gualala CA 95445 

c GHMU 145-162-16 Michael & Janet Swartz PO Box 284 Gualala CA 95445 

c GHMU 145-162-05 M.M. Hodapp, Ttee PO Box 638 Santa Rosa CA 95402 • c GHMU 145-162-04 Coast Construction PO Box 245 Gualala CA 95445 

c GHMU 145-162-01 Naomi Schwartz PO Box 747 Gualala CA 95445 

c GHMU 145-132-11 Pamela McCaffery 1492 Linto St San Leandro CA 94577 

C& RR-5 GHMU 145-183-19 Jay Baker PO Box 589 Gualala CA 95445 

Note: The proposed changes do not effect combining districts. 

• 
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Gualala Town Plan- Changes to Residential Land Use Designations of Coastal Element (March '91) 

No. Approximate Assessor's Parcel Existing Gualala Town Net Change Rationale 
Location Numbers Land Use Plan Land Use in Density 

I NW Corner of Pacific 145-051-12 RMR-40 RR-5 +7 parcels Property is surrounded on three sides by RR-5 and 
Woods Road/Old Stage SR 12000 lands. It is within the Town Plan area 

I 
Road and the water district; relatively level; no timber i 

resources; has access to Old Stage Road. 
I 

2 North Gualala 145-192-03 to 08, I 0 to RR-5[SR] RR-5[SR 12000] -120 parcels Completion of the GCSD sewer project means that 
Subdivision, West of 12; 145-191-03,04,06,08 several of the parcels in this subdivision could be 
Hwy I, South of to 18; 145-183-01,02, 13 split into 6000 square foot lots. This subdivision 
Robinson Reef Road to 16; 145-182-01 to 08; consists primarily of 12,000 square foot lots, and 

145-181-01 to 08; 145- further subdivision would adversely affect the 
164-01 to 03, 07,09 to 15, character of the neighborhood and increase traffic 
17 to 20; 145-165-11 to congestion on Highway I. Existing development on 
21; 145-163-01 to 18; 145- 77 parcels may preclude the possibility of further 
162-02,03,06 to 15; 145- subdivision, making the net change in density from 
161-02 to 17, 25, 27,30 to this rezoning less than that indicated. 
34 

3 Gualala Heights 145-231-01 to 13; 145- RR-5[SRI RR-5[SR 12000] -53 Completion of GCSD sewer project means that 
Subdivision (Gualala 232-11; 145-233-12; 145- several parcels in this subdivision could be split into 
Court) 220-03, 22, 23 6000 square foot lots. Rezoning would retain 

character of existing neighborhood which consists 
primarily of 12,000 square foot lots. Existing 
development on 37 parcels may preclude the 
possibility of further subdivision, making the net 
change in density from this rezoning less than that 
indicated. 

4 Bodhi Tree Lane 145-210-04, 10, II, 13 RR-5 and RR-S[RR-2] +12 parcels Located within Town Plan area, existing urban-rural 
RMR-40 boundary, and the GCSD sewer district. Adjoins 

-- ---------- -------
~R-S][RR-2] properties tothe south._ 



[ill 

II 
II 
G 

1. - RMR-40 to RR-5 

2. - RR-5(SR) to RR-5(SR-12,000) 

3. - RR-5(SR) to RR-5(SR-12,000) 

4. - RR-5 and RMR-40 to RR-5(RR-2) 

GUALALA TOWN PLAN 
LAND USE AMENDMENTS: 

RESIDENTIAL 

.A. North 
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Division II of Title 20- Coastal Zoning Code Chapter 20.352 - Establishment of Coastal Districts 

Sec. 20.352.005 

CHAPTER 20.352 
ESTABLISHMENT OF COASTAL DISTRICTS 

Zoning Districts Established 

The several classes of zoning districts into which the County's Coastal Zone may be 
divided are as follows: 

AG 
FL 
TP 
RL 
OS 
RR 
RMR 
SR 
RV 
FV 
c 
I 
PF 
GVMU 
GHMU 
GPD 
GI 

Agricultural District 
Forest Lands District 
Timberland Production District 
Range Lands District 
Open Space District 
Rural Residential District 
Remote Residential District 
Suburban Residential District 
Rural Village District 
Fishing Village District 
Commercial District 
Industrial District 
Public & Semipublic Facilities District 
Gualala Village Mixed Use 
Gualala Highway Mixed Use 
Gualala Planned Development 
Gualala Industrial 

Sec. 20.352.010 Combining Districts 

Combining districts may also be designated as follows: 

AH Airport Combining Districts 
CL Clustering Development Combining District 
DL Development Limitations Combining District 
FP Flood Plain Combining District 
L Special Minimum Lot Size Combining District 
PD Planned Unit Development Combining District 
SS Seismic Study Combining District 
VAS Visitor Accommodations and Services Combining District 

Sec. 20.352.015 Location and Boundaries of Districts 

The designation, location and boundaries of the aforesaid districts shall be according to 
the General Plan Coastal Element Land Use Maps and Section 20.304.040. 
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Division II of Title 20 - Coastal Zoning Code Chapter 20.405 - Gualala Village Mixed Use District "GVMU" 

CHAPTER 20.405 
GUALALA VILLAGE MIXED USE DISTRICT "GVMU" 

Sec. 20.405.005 Intent of the GVMU District 

The intent of this district is to provide for commercial and residential development which 
is compatible with existing commercial uses; to create a compact, integrated and 
walkable shopping district; to direct new development east of Highway 1; to provide 
public access along the bluff; and to protect and enhance coastal and river views. 

Sec. 20.405.010 Principal Uses for GVMU District 

The following use types are permitted in the GVMU District, subject to obtaining a 
Coastal Development Permit and necessary building permits and approvals: 

(A) 

(B) 

(C) 

Coastal Residential Use Types 

Family Residential: Single Family 
Family Residential: Two Family 
Family Residential: Multifamily 
Family Residential: Boarding House 

Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small Schools 
Fire and Police Protection Services 
Group Care 
Lodge, Fraternal and Civic Assembly 
Religious Assembly 

Coastal Commercial Use Types 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and Services: Veterinary (Small Animals) 
Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
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Communications Services 
Eating and Drinking Establishments 
Financial Services 
Food and Beverage Preparation: Without consumption 
Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage, Distribution: Light 

(D) Coastal Visitor Accommodations and Services Use Types 

(E) 

Bed and Breakfast Accommodation 
Visitor-Oriented Eating and Drinking Establishments 
Visitor-Oriented Retail Sales 

Coastal Open Space Use Types 

Passive Recreation 

Sec. 20.405.015 Conditional Uses for GVMU District 

The following use types are permitted in the GVMU District, subject to obtaining a 
Coastal Development Use Permit and necessary building permits and approvals: 

(A) Coastal Residential Use Types 

Mobile Home Park 

(B) Coastal Civic Use Types 

Administrative Services: Government 
Alternative Energy Facilities: Onsite 
Community Recreation 
Educational Facilities 
Major Impact Services and Utilities 
Minor Impact Utilities 
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Division II of Title 20 - Coastal Zoning Code Chapter 20.405- Gualala Village Mixed Use District "GVMU" 

(C) Coastal Commercial Use Types 

Automotive and Equipment: Cleaning 
Automotive and Equipment: Gasoline Sales 
Automotive and Equipment: Repairs, Light 
Automotive and Equipment: Sales/Rentals 
Automotive and Equipment: Storage, Recreational Vehicles and Boats 
Commercial Recreation: Indoor Sports and Recreation 
Commercial Recreation: Indoor Entertainment 
Commercial Recreation: Outdoor Sports and Recreation 
Commercial Recreation: Water-Dependent Recreation 
Construction Sales and Services 
Recycling Centers 
Research Services 
Wholesaling, Storage and Distribution: Mini-warehouses 

(D) Coastal Visitor Accommodations and Services Use Types 

(E) 

Hostel 
Hotel 
Inn 
Motel 

Coastal Open Space Use Types 

Active Recreation 

Sec. 20.405.020 Minimum Lot Area in GVMU District 

Six thousand (6,000) square feet 

Sec. 20.405.025 Maximum Density for Residential Uses in GVMU District 

(A) Single family dwelling units per parcel, or portion thereof, shall be limited to a 
density often (10) units per acre. 

(B) Multiple family and two-family dwelling units per parcel, or portion thereof, shall 
be limited to a density of thirty (30) units per acre . 
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Sec. 20.405.030 Maximum Visitor Accommodations and Services Density in GVMU 
District • 

Density of visitor accommodation units shall not exceed twenty (20) units per acre, not to 
exceed thirty (30) units. 

Sec. 20.405.035 Site Development Standards: East of Highway 1 

(A) Maximum Building Height: Structures shall be limited to twenty-eight (28) feet 
in height. Lesser heights may be required where it is found that building heights 
would have adverse impacts to community character, open space or public views. 

Exceptions to the strict application of maximum building heights may be allowed 
for church steeples, flag poles, water towers, utility poles, and other towers and 
architectural features not for human habitation, where such exceptions are 
consistent with the intent of the Zoning District and a variance is obtained. 

(B) Maximum Lot Coverage: The maximum lot coverage for all uses shall be twenty
five (25) percent. 

(C) Maximum Floor-Area Ratio: A maximum floor-area ratio of thirty-five (35) 
percent shall be permitted for all uses. 

Sec. 20.405.040 Site Development Standards: West of Highway 1 

(A) Maximum Building Height: Structures shall be limited to eighteen (18) feet in 
height. Exceptions to the strict application of the eighteen-foot height limit to a 
maximum permitted height of twenty-eight (28) feet may be granted in instances 
where "significant view corridors" are maintained and subject to the lot coverage 
and floor area ratio criteria established below. 

(B) Minimum View Corridor: All development shall be required to maintain a 
minimum view corridor of constant width equivalent to thirty (30) percent of the 
average length of the front and rear parcel boundaries. A "significant view 
corridor" is equivalent to fifty (50) percent of the average length of the front and 
rear parcel ~undaries. 

(C) Maximum Lot Coverage: The maximum lot coverage for all uses shall be twenty 
(20) percent. If significant view corridors are maintained, the maximum lot 
coverage may be increased to twenty-five (25) percent during the Coastal 
Development Permit or Coastal Development Use Permit process. 
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(D) Maximum Floor-Area Ratio: A maximum floor-area ratio of twenty (20) percent 
shall be permitted for all eighteen (18) foot structures. Where significant view 
corridors are maintained and an exception to the eighteen-foot height limit has 
been granted, a maximum floor-area ratio ofthirty (30) percent shall be permitted. 

Sec. 20.405.045 Minimum Building Setbacks in GVMU District 

Minimum building setbacks from property lines adjoining public or private roadways 
shall be established to preserve the rights-of-way identified on the Highway 1 Streetscape 
Plan and the Local Roads Streetscape Plan of the Gualala Town Plan. At a minimum, 
buildings and parking areas shall be setback forty ( 40) feet from the Highway 1 centerline 
and thirty (30) feet from the centerline of the right-of-way for local roads in the GVMU 
District. 

Where a parcel in the GVMU District is adjacent to a property which is not in either the 
GVMU, GHMU, GPD or GI districts, a setback often (10) feet shall be required between 
the subject parcel and the adjoining property. All commercial development shall be 
buffered from adjoining properties with RR, SR or RMR designations by fencing or plant 
screening or other approved mitigating devices. 

Sec. 20.405.050 Minimum Usable Activity Space Requirements for Residential Uses in 
GVMU District 

At a minimum, ten (1 0) percent of the total lot area shall consist of usable activity space 
in each residential development. Areas within the required building setbacks may 
contribute to this requirement. 

Sec. 20.405.055 Off-Street Parking Requirements for Residential Uses in GVMU District 

For studio and one-bedroom dwelling units: minimum of one and a half (1.5) on-site 
parking spaces per unit. 

For two- or more bedroom dwelling units: minimum of two (2) on-site parking spaces 
per unit. 

Sec. 20.405.060 Off-Street Parking Requirements for Non-Residential Uses in GVMU 
District 

Off-street parking for non-residential uses shall be provided in accordance with the 
standards established in "Off-street Parking" chapter of the Coastal Zoning Code. Shared 
parking arrangements shall be permitted in accordance with the standards established in 
the Coastal Zoning Code and subject to obtaining a variance . 
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Sec. 20.405.065 Vehicle Access Requirements in GVMU District 

Shared driveway access between neighboring uses and parcels shall be encouraged. 
Wherever possible, driveway access shall be provided at the property boundary, to permit 
future negotiations of shared access agreements when adjoining parcels are developed. 
Where shared access is provided, a ten (1 0) percent reduction in the required parking 
spaces for all commercial uses shall be permitted for each participating parcel. Driveway 
access to Highway 1 shall be limited to one driveway per parcel except in instances where 
more than one access/egress point can be clearly justified. 

Sec. 20.405.070 Pedestrian Access Requirements in GVMU District 

All new development shall be required, where feasible, to provide a pedestrian walkway 
along Highway 1 and local street frontages. Pedestrian walkways shall be a minimum of 
five ( 5) feet in width and shall be constructed of concrete. Walkways may be located 
within the landscaping/walkway corridors of the public rights-of-way, as indicated on the 
Highway 1 and Local Road Streetscape Maps of the Gualala Town Plan. The specific 
location of pedestrian walkways shall be determined by each property owner. However, 
narrow linear strips of landscaping between walkways and streets shall be discouraged. 
Required walkways shall connect to existing walkways on adjacent properties, and where 
such adjacent walkways have not been developed, the required walkways shall be located 
in areas where the future continuation of the walkway across adjoining properties is 
feasible. 

Sec. 20.405.075 Landscaping Requirements in GVMU District 

A landscape plan shall be required for development proposals in the GVMU District, in 
accordance with the On-Site Landscaping policies in the "Design Guidelines" chapter of 
the Gualala Town Plan. 

Sec. 20.405.080 Exterior Lighting Regulations 

Exterior lighting regulations are contained in the "Visual Resource and Special Treatment 
Areas" chapter of the Coastal Zoning Code and the "Design Guidelines" chapter of the 
Gualala Town Plan and shall apply to development in the GVMU District. 

Sec. 20.405.085 Sign Regulations 

Sign regulations are contained in the "Sign Regulations" chapter of the Coastal Zoning 
Code and the "Design Guidelines" chapter of the Gualala Town Plan and shall apply to 
development in the GVMU District. 
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Sec. 20.405.090 Development Fee Requirements in GVMU District 

Ordinances requiring dedications or "in lieu" development fees may be adopted by the 
Board of Supervisors for the acquisition and development of open space, public facilities, 
pedestrian access facilities and streetscape improvements identified in the Gualala Town 
Plan. Development in the GVMU District shall be required to participate once a fee 
schedule is adopted by the Board of Supervisors . 
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CHAPTER 20.406 
GUALALA HIGHWAY MIXED USE DISTRICT "GHMU" 

Sec. 20.406.005 Intent of the GHMU District 

The intent of this district is to provide for commercial and residential development on 
parcels adjacent to Highway 1 that is attractively sited, designed, and landscaped . 
Restrictions on development in the district are intended to limit traffic generation and to 
lessen the potential for vehicular congestion on Highway 1. 

Sec. 20.406.010 Principal Uses for GHMU District 

The following use types are permitted in a GHMU District, subject to obtaining a Coastal 
Development Permit and all necessary building permits and approvals. 

(A) Coastal Residential Use Types 

(B) 

Family Residential: Single Family 
Family Residential: Two-Family 
Family Residential: Multi-Family 
Family Residential: Boarding House 

Coastal Civic Use Types 

Ambulance Services 
Clinic Services 
Cultural Exhibits and Library Services 
Day Care Facilities/Small Schools 
Fire and Police Protection Services 
Group Care 

(C) Coastal Commercial Use Types 

Administrative and Business Offices 
Animal Sales and Services: Household Pets 
Animal Sales and Services: Veterinary (Small animals) 
Automotive and Equipment: Parking 
Building Maintenance Services 
Business Equipment Sales and Services 
Communications Services 
Eating and Drinking Establishments 
Food and Beverage Preparation: Without consumption 
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Food and Beverage Retail Sales 
Funeral and Interment Services 
Laundry Services 
Medical Services 
Neighborhood Commercial Services 
Personal Services 
Repair Services: Consumer 
Retail Sales: General 
Wholesaling, Storage and Distribution: Mini-warehouses 
Wholesaling, Storage and Distribution: Light 

(D) Coastal Visitor Accommodations & Services Use Types 

Bed and Breakfast Accommodation 
Visitor-Oriented Eating and Drinking Establishments 
Visitor-Oriented Retail Sales 

(E) Coastal Open Space Use Types 

Passive Recreation 

Sec. 20.406.015 Conditional Uses for GHMU District 

The following use types are permitted in the GHMU District, subject to obtaining a 
Coastal Development Use Permit and necessary building permits and approvals: 

(A) Coastal Residential Use Types 

Mobile Home Park 

(B) Coastal Civic Use Types 

(C) 

Administrative Services: Government 
Alternative Energy Facilities: Onsite 
Community Recreation 
Educational Facilities 
Major Impact Services and Utilities 
Minor Impact Utilities 

Coastal Commercial Use Types 

Automotive and Equipment: Cleaning 
Automotive and Equipment: Fleet Storage 
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Automotive and Equipment: Gasoline Sales 
Automotive and Equipment: Repairs, Light 
Automotive and Equipment: Repairs, Heavy 
Automotive and Equipment: Sales/Rentals 
Automotive and Equipment: Storage, Recreational Vehicles and Boats 
Commercial Recreation: Indoor Sports and Recreation 
Commercial Recreation: Indoor Entertainment 
Commercial Recreation: Outdoor Sports and Recreation 
Commercial Recreation: Water-Dependent Recreation 
Construction Sales and Services 
Recycling Centers 
Research Services 

(D) Coastal Visitor Accommodations & Services Use Types 

Hostel 
Hotel 
Inn 
Motel 

(E) Coastal Open Space Use Type 

Active Recreation 

Sec. 20.406.020 Minimum Lot Area in GHMU District 

Six thousand (6,000) square feet 

Sec. 20.406.025 Maximum Density for Residential Uses in GHMU District 

(A) Single family dwelling units per parcel, or portion thereof, shall be limited to a 
density often (10) units per acre. 

(B) Multiple and two-family dwelling units per parcel, or portion thereof, shall be 
limited to a density of twenty-five (25) units per acre. 

Sec. 20.406.030 Maximum Visitor Accommodations and Services Density in GHMU 
District 

Density of visitor accommodation units shall not exceed fifteen (15) units per acre, not to 
exceed twenty (20) units. 
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Sec. 20.406.035 Site Development Standards: East and West of Highway 1 in GHMU 
District 

(A) Maximum Building Height: Structures shall be limited to twenty-eight (28) feet in 
height. Lesser heights may be required where it is found that building heights 
would have adverse impacts to community character, open space or public views. 

Exceptions to the strict application of maximum building heights on the east side 
of Highway 1 may be allowed for church steeples, flag poles, water towers, utility 
poles, and other towers and architectural features not for human habitation, where 
such exceptions are consistent with the intent of the zoning district and a variance 
is obtained. 

(B) Maximum Lot Coverage: The maximum lot coverage for all uses shall be twenty 
(20) percent. 

(C) Maximum Floor-Area Ratio: A maximum floor-area ratio of thirty (30) percent 
shall be permitted for commercial uses. For mixed uses where more than half of 
the total floor area is dedicated to residential uses, no floor-area ratio shall apply. 
No floor-area ratio shall apply to residential uses. 

Sec. 20.406.040 Minimum Building Setbacks in GHMU District 

Minimum building setbacks along Highway I of fifty (50) feet from the center-line are 
required. Rear setbacks of ten (1 0) feet are required. At a minimum, a twenty- (20) foot
wide landscape buffer shall be provided within the front setback. 

Where a parcel in the GHMU District is adjacent to a property which is not in either the 
GVMU, GHMU, GPD or GI districts, a setback often (10) feet shall be required between 
the subject parcel and the adjoining property. All commercial development shall be 
buffered from adjoining properties with RR, SR or RMR designations by fencing or plant 
screening or other approved mitigating devices. 

Sec. 20.406.045 Minimum Usable Activity Space Requirements for Residential Uses in 
GHMU District 

At a minimum, ten (10) percent of the total lot area shall consist of usable activity space 
in each residential development. Areas within the required building setbacks may 
contribute to this requirement. 
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Sec. 20.406.050 Off-Street Parking Requirements for Residential Uses in GHMU District 

For studio and one-bedroom dwelling units: minimum of one and a half (1.5) on-site 
parking spaces per unit. 

For two- or more bedroom dwelling units: minimum of two (2) on-site parking spaces 
per unit. 

Sec. 20.406.055 Off-Street Parking Requirements for Non-Residential Uses in GHMU 
District 

Off-street parking for non-residential uses shall be provided in accordance with the 
standards established in the "Off-street Parking" chapter of the Coastal Zoning Code. 
Shared parking arrangements shall be permitted in accordance with the standards 
established in the Coastal Zoning Code and subject to obtaining a variance. 

Sec. 20.406.060 Prohibition of "Drive Through" Facilities in GHMU District 

To discourage development of commercial uses which generate high traffic volumes and 
would result in high peak hour turning movements, no "drive through" commercial 
facilities, except car washes, shall be permitted in the GHMU districts. 

Sec. 20.406.065 Vehicle Access Requirements in GHMU District 

Shared driveway access between neighboring uses and parcels shall be encouraged. 
Wherever possible, driveway access shall be provided at the property boundary to permit 
future negotiations of shared access agreements when adjoining parcels are developed. 
Where shared access is provided, a ten (1 0) percent reduction in the required parking 
spaces for all commercial uses shall be permitted for each participating parcel. 

Driveway access to Highway 1 shall be limited to one driveway per parcel except in 
instances where more than one access/egress point can be clearly justified. 

Sec. 20.406.070 Pedestrian Access Requirements in GHMU District 

• 

• 

All new development shall be required, where feasible, to provide an on-site pedestrian 
walkway along the Highway 1 frontage and local street frontages. The walkway shall be 
a minimum of five (5) feet in width and shall be constructed of concrete. Walkways may 
be located within the landscaping/walkway corridors of the public rights-of-way, as 
indicated on the Highway 1 Streetscape Map of the Gualala Town Plan. The specific 
location of pedestrian walkways shall be determined by each property owner. However, 
narrow linear strips of landscaping between walkways and streets shall be discouraged. 
Required walkways shall connect to existing walkways on adjacent properties, and where • 
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such adjacent walkways have not been developed, the required walkways shall be located 
in areas where the future continuation of the walkway across adjoining properties is 
feasible. 

Sec. 20.406.075 Landscaping Requirements in GHMU District 

A landscaping plan shall be required for development proposals in the GHMU District in 
accordance with the On-Site Landscaping policies in the "Design Guidelines" chapter of 
the Gualala Town Plan. 

Sec. 20.406.080 Exterior Lighting Regulations 

Exterior lighting regulations are contained in the "Visual Resource and Special Treatment 
Areas" chapter of the Coastal Zoning Code and the "Design Guidelines" chapter of the 
Gualala Town Plan and shall apply to development in the GHMU District. 

Sec. 20.406.085 Sign Regulations 

Sign regulations are contained in the "Sign Regulations" chapter of the Coastal Zoning 
Code and the "Design Guidelines" chapter of the Gualala Town Plan and shall apply to 
development in the GHMU District. 

Sec. 20.406.090 Development Fee Requirements in GHMU District 

Ordinances requiring dedications or "in lieu" development fees may be adopted by the 
Board of Supervisors for the acquisition and development of open space, public facilities, 
pedestrian access facilities and streetscape improvements identified in the Gualala Town 
Plan. Development in the GHMU District shall be required to participate once a fee 
schedule is adopted by the Board of Supervisors . 
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CHAPTER 20.407 
GUALALA PLANNED DEVELOPMENT "GPD" 

Sec. 20.407.005 Intent of the GPD District 

(A) To require comprehensive planning for development of the two large (40+ acre) 
commercial properties in the Town Plan area. 

(B) To allow for substantial community review and comment on development 
proposals for GPD properties. 

(C) To establish a flexible and streamlined permitting process for the phased 
development of multiple uses on these properties. 

(D) To encourage imaginative development plans that provide for a mixture of 
residential, commercial, and community recreation/open space uses which are 
integrated with surrounding development. 

(E) To ensure the provision of adequate infrastructure to serve future development on 
the GPD District parcels and to coordinate the expanded circulation network 
necessary to serve such development. 

Sec. 20.407.010 Development Permitting Process for GPD Districts 

(A) A two-stage planning process, requiring a Master Development Plan and a Precise 
Development Plan, is established for the GPD Districts. The development plans 
will provide general and specific criteria regulating future development within the 
GPD Districts. 

The Precise Development Plans for the GPD Districts can be considered a type of 
use permit which governs the establishment of multiple uses on these large sites. 
The processing of applications for Master Development Plans and Precise 
Development Plans shall proceed in accordance with the procedures established 
for Coastal Development Use Permits. Conditions may be incorporated into the 
approved plans, similar to the conditions attached to a use permit. The Precise 
Development Plan approval process incorporates the Coastal Development Permit 
approval process. Any person holding an approved master or Precise 
Development Plan may apply for an amendment, including modification of the 
terms of the plan, and waiver or alteration of the conditions imposed on the plan. 

The Master/Precise Development Plan process represents a streamlining of the 
County's permit-processing requirements, since once a Precise Development Plan 
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(B) 

has been approved, no further discretionary approvals are necessary. In other 
words, property owners/developers will not be required to obtain individual 
Coastal Development Permits, use permits, variances, etc. for each proposed 
portion or phase of the development. 

Master Development Plan. The Master Development Plan shall provide a plan 
for development of GPD District properties and shall incorporate all contiguous 
land under one ownership within the GPD District. At a minimum, the Master 
Development Plan shall include the following elements: 

(1) Location, types and densities of all proposed land uses, including 
maximum number of residential units, commercial square footage and 
visitor-serving units. 

(2) General alignments for roadways and utilities. 

(3) Provisions for public access, open space and recreation facilities. 

(4) Determination of availability of water supply, sewer capacity and road 
capacity to serve development. 

(5) Provisions for protection of environmental resources. 

( 6) Development phasing plan. 

(7) Environmental documentation. 

(C) Precise Development Plan. After, or concurrent with, approval of a Master 
Development Plan, a Precise Development Plan is required for the specific 
phase(s) of development under consideration. The Precise Development Plan shall 
provide more detailed specifications for phases of development for which permits 
are sought and shall be consistent with an approved Master Development Plan and 
Coastal Element policies. No permits shall be issued except in accordance with 
an approved Precise Development Plan. A Precise Development Plan shall expire 
and become null and void at the time specified in such permit, or if no time is 
specified, at the expiration of two years after granting except where construction 
and/or use of the property in reliance on such permit has been initiated prior to its 
expiration. Individual Coastal Development Permits shall not be required for 
development in accordance with an approved Precise Development Plan. 

At a minimum, the Precise Development Plan shall include the following 
elements: 
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( 1) Lot coverage standards for residential uses. 

(2) Lot coverage and floor-area standards for commercial uses. 

(3) Lot size requirements. 

( 4) Minimum front, rear and side yard standards. 

( 5) Design standards for new development. 

( 6) Parking standards for new development. 

(7) Pedestrian access facilities. 

(8) Lighting, signage and landscaping standards. 

(9) Additional environmental documentation (if required). 

( 1 0) Coastal Element consistency determination 

Sec. 20.407.015 Principal Uses in GPD Districts 

All residential, civic and commercial use types other than those listed below as Prohibited 
Uses shall be considered principal uses in the GPD District upon approval of a Precise 
Development Plan. Conditions restricting principal uses may be imposed in the Precise 
Development Plan. Once a Precise Development Plan has been approved, any change in 
use type or expansion of use shall require an amendment to the Precise Development 
Plan. 

Sec. 20.407.020 Prohibited Uses in GPD Districts 

The following use types are not permitted in GPD Districts: 

(A) Coastal Civic use types 

Alternative Energy Facilities-Offsite 

Adopted by the Mendocino County Board of Supervisors June 22, 1998 PageZC-17 

• 

• 

• 



• 

• 

• 

Division II of Title 20 - Coastal Zoning Code Chapter 20.407 - Gualala Planned Development "GPD" 

(B) Coastal Commercial use types 

Animal Sales and Services: Auctioning 
Animal Sales and Services: Horse Stables 
Animal Sales and Services: Kennels 
Animal Sales and Services: Veterinary (Large animals) 
Automotive and Equipment: Storage, Non-operating vehicles 

Sec. 20.407.025 Requirements for Residential Uses in GPD Districts 

At a minimum, fifty (50) percent of the total lot area within a GPD District must be 
dedicated to residential uses and the infrastructure and open space necessary to support 
such uses. 

Sec. 20.407.030 Maximum Visitor Accommodations and Services Density in GPD 
Districts 

The maximum size and density of visitor accommodation facilities in the GPD Districts 
shall be established in the approved Master Development Plan. In no instance may the 
density of visitor accommodation facilities exceed twenty (20) units per acre. The 
established densities shall be consistent with the scale and character of the town of 
Gualala and in conformance with the intent of the GPD District . 

Sec. 20.407.035 Maximum Building Height in GPD Districts 

Structures shall be limited to twenty-eight (28) feet in height. Lesser heights may be 
required where it is found that building heights would have adverse impacts to 
community character, open space or public views. Height limits for various components 
of the planned development shall be prescribed in an approved Precise Development 
Plan. 

Exceptions to the strict application of maximum building heights may be allowed for 
church steeples, flag poles, water towers, and other towers and architectural features not 
for human habitation, where such exceptions are consistent with the intent of the GPD 
District and a variance is obtained. 

Sec. 20.407.040 Minimum Usable Activity Space Requirements for Residential Uses in 
GPD Districts 

Usable activity space shall be provided for all residential uses in accordance with the 
approved Master Development Plan. At a minimum, ten (10) percent of the total lot area 
shall consist of usable activity space in each residential development. Flexibility in the 
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provision of on-site usable activity space shall be granted to encourage developers of the 
GPD parcels to provide community open space/recreational facilities. • 

Sec. 20.407.045 Development Fee Requirements in GPD Districts 

Ordinances requiring dedications or "in lieu" development fees may be adopted by the 
Board of Supervisors for the acquisition and development of open space, public facilities, 
pedestrian access facilities and streetscape improvements identified in the Gualala Town 
Plan. Development in the GPD Districts shall be required to participate once a fee 
schedule is adopted by the Board of Supervisors. 
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Sec. 20.407 A.OOS 

CHAPTER 20.407 A 
GUALALA INDUSTRIAL "GI" 

Intent of the GI District 

To provide suitable locations for necessary industrial and commercial service activities 
where transportation facilities and utilities exist or can be provided. 

Sec. 20.407A.010 Permitted Uses for GI Districts 

The following use types are permitted in a GI District, subject to obtaining a Coastal 
Development Permit and all necessary building permits and approvals. 

(A) Coastal Civic Use Types 

(B) 

(C) 

Ambulance Services 
Fire and Police Protection Services 

Coastal Commercial Use Types 

Agricultural Sales and Services 
Automotive and Equipment: Parking 
Building Maintenance Services 
Communications Services 
Research Services 
Wholesaling, Storage and Distribution: Mini-Warehouses 
Wholesaling, Storage and Distribution: Light 

Coastal Industrial Use Types 

Coastal-Related Industrial 
Coastal-Dependent Industrial 
Custom Manufacturing: Light Industrial 

(D) Coastal Open Space Use Type 

Passive Recreation 
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Sec. 20.407 A.015 Conditional Uses for GI Districts 

The following use types are permitted in a GI District, subject to obtaining a Coastal 
Development Use Permit and all necessary building permits and approvals. 

(A) Coastal Residential Use Type 

Employee Caretaker Housing 

(B) Coastal Civic Use Types 

Administrative Services: Government 
Alternative Energy Facilities: Onsite 
Alternative Energy Facilities: Offsite 
Community Recreation 
Major Impact Facilities 
Major Impact Services and Utilities 
Minor Impact Utilities 

(C) Coastal Commercial Use Types 

Animal Sales and Services: Auctioning 
Automotive and Equipment: Cleaning 
Automotive and Equipment: Fleet Storage 
Automotive and Equipment: Gasoline Sales 
Automotive and Equipment: Repairs, Light 
Automotive and Equipment: Repairs, Heavy 
Automotive and Equipment: Sales/Rentals 
Automotive and Equipment: Storage, Nonoperating Vehicles 
Automotive and Equipment: Storage, Recreational Vehicles and Boats 
Construction Sales and Services 
Recycling Centers 

(D) Coastal Industrial Use Types 

General Industrial 
Heavy Industrial 

(E) Coastal Agricultural Use Types 

Animal Waste Processing 
Forest Production and Processing: General 
Forest Production and Processing: Commercial Woodlots 
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(F) 

Packing and Processing: Limited 
Packing and Processing: General 
Packing and Processing: Fisheries By-Products 

Coastal Extractive Use Types 

Mining and Processing 

Sec. 20.407A.020 Minimum Lot Area for GI Districts 

(A) Within water and sewer service areas: Six thousand (6,000) square feet. 

(B) Within water or sewer service areas: Twelve thousand (12,000) square feet. 

(C) Not in water or sewer service area: Forty thousand (40,000) square feet. 

Sec. 20.407 A.025 Minimum Front Yard for GI Districts 

Ten (1 0) feet. 

Sec. 20.407 A.030 Minimum Side and Rear Yards for GI Districts 

Where a parcel in the GI District is adjacent to a property which is not in the GI District, 
a setback of ten (1 0) feet shall be required between the subject parcel and the adjoining 
property. All industrial development shall be buffered from adjoining properties with 
RR, SR, RMR or GHMU designations by fencing or plant screening or other appropriate 
mitigating devices. 

Sec. 20.407 A.035 Building Height Limit for GI Districts 

Fifty (50) feet. 
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CHAPTER 20.458 SECOND RESIDENTIAL UNITS 

Sec. 20.458.005 Intent 

The purpose of this chapter is to regulate the creation of second residential units in all 
zones within the unincorporated areas of the Coastal Zone of Mendocino County as 
required by Section 65852.2 of the California Government Code, as amended. 

Sec. 20.458.010 Prohibition 

The creation and/or construction of a second residential unit as defined in Section 
65852.2 of the California Government Code is prohibited. This prohibition does not 
apply in the Town of Gualala Plan planning area and to farm employee housing, farm 
labor housing, family care units, dwelling groups or residential clustering where such 
dwelling units are specifically provided for in other sections of this Division. 

Sec. 20.458.015 Findings 

• 

Section 65852.2 of the California Government Code authorized a local agency to 
establish, by ordinance, designated areas where second residential units may be 
permitted. This section further provides that the designation of such areas may be based 
on criteria including, but not limited to, the adequacy of water and sewer services, and the 
impact of second units on traffic flow. • 

Additional criteria which the Board of Supervisors determines to be applicable to the 
designation of areas for second units in the Coastal Zone of Mendocino County further 
include the regulation of second units by the California Coastal Commission and the 
policies of the Coastal Element of the General Plan, adopted in conformance with and 
pursuant to the provisions of Public Resources Code Section 30000 et. seq. 

Of particular importance to the Board of Supervisors, and one of the main purposes for · 
this Chapter, is that the Coastal Element does not include provisions for second 
residential units. It is fully the intent of the Board of Supervisors to initiate an 
amendment to the Coastal Element of the General Plan to provide for construction of 
second residential units within appropriate areas of the Coastal Zone. 

When considering appropriate locations for the designation and allowance of second 
residential units, the Board intends to address the following issues: 

(1) The adequacy of water, based upon the findings of the Coastal Groundwater 
Study. 

(2) Minimum parcel sizes and general soil characteristics to assure adequacy of septic 
capability. 
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(3) Potential traffic impacts, based upon existing development patterns, urbanizing 
areas, and highway capacity studies in progress. 

The Board of Supervisors reluctantly concluded in 1985 that the development of second 
units in the unincorporated Coastal Zone of Mendocino County, in excess of those 
allowed pursuant to the provisions of the Coastal Element and this Division, may have 
adverse impacts on the public health, safety, and welfare, including water supply, septic 
capability and traffic. 

The Board further finds and declares that the prohibition of second residential units at this 
time shall not be construed to mean that there are no suitable areas in the Coastal Zone 
where second residential units could be constructed. The Board recognizes that an 
absolute prohibition on second units will limit housing opportunities of the region. 
Therefore, this prohibition is only considered temporary until such time as the issues 
identified above can be adequately resolved to assure that there will be no adverse 
impacts to the public health, safety and welfare. 

Sec. 20.458.020 Gualala Town Plan Second Residential Units 

Second residential units are permitted within the Gualala Town Plan area and are 
intended to provide affordable housing opportunities for long-term residential use within 
an area which is served by public water and sewer systems and is close to the service and 
employment center of Gualala. Second residential units are not intended to be used for 
transient habitation or as a visitor-serving accommodation of any kind. The provisions 
allowing for second residential units are intended to encourage development of as much 
affordable housing as possible within the Gualala Town Plan area. 

(A) Permit requirement: A standard Coastal Development Permit shall be required 
for all second residential units. 

CB) Number of Second Residential Units: A maximum of 100 second residential 
units shall be permitted within the Gualala Town Plan area. When this number 
has been reached, a review shall be conducted to determine if second residential 
units are meeting the intention of this section and whether additional second 
residential units can be accommodated. 

(C) Permitted locations for Second Residential Units: 

(1) Second residential units shall be permitted on all legal parcels within the 
Gualala Town Plan area, with the exception of parcels located west of 
Highway 1. Second residential units shall not be permitted on parcels 
located west of Highway 1 . 
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(2) Second residential units shall only be constructed on parcels containing an 
existing single-family dwelling unit used for non-transient habitation or on 
parcels for which an application has been made for building permits for a 
primary residence. 

(3) Second residential units shall not be allowed if more than one dwelling 
unit is located on the parcel, or if an accessory residential unit (guest 
cottages, detached bedrooms) currently exists on the parcel. 

( 4) Second residential units shall not be allowed on parcels where a dwelling 
group or parcel clustering has been approved. 

(D) Specific Standards for Second Residential Units: 

( 1) All second residential unit permits shall require that a deed restriction be 
recorded to ensure that all dwellings on the property will be used for non
transient habitation. Second residential units are not intended for sale 
separate from the primary residence, but may be rented for long-term 
occupancy. 

(2) On parcels that are less than 1/2 acre in size, second residential units shall 
be attached to the primary residence or as a second-story to a detached 
garage. 

(3) Detached second residential units shall be restricted to a maximum size of 
960 square feet. 

( 4) Attached second residential units shall be restricted to a maximum size of 
500 square feet. 

(5) Second residential units shall comply with all setback, lot coverage, 
height. parking and other requirements of the base zoning district. 

(6) Either a hook-up to the North Gualala Water Company or an adequate on
site water system, as approved by the Division of Environmental Health, 
shall be available to serve the second residential unit. 

(7) Either a hook-up to the Gualala Community Services District or an 
adequate on-site sewage disposal system, as approved by the Division of 
Environmental Health, shall be available to serve the second residential 
unit. 
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CHAPTER 20.532 
• COASTAL DEVELOPMENT PERMIT REGULATIONS- GENERAL 

• 

• 

Sec. 20.532.005 Purpose 

The purpose of this chapter is to establish the procedures and requirements for obtaining a 
Coastal Development Permit to implement the Coastal Element of the General Plan in 
accordance with the California Coastal Act of 1976 (Division 20 of the Public Resources 
Code). 

Sec. 20.532.010 Applicability 

Any person, partnership, corporation, state or local agency or special district proposing to 
undertake any development as defined in Section 20.308.035(D) shall obtain a coastal 
development permit in accordance with the provisions of this Chapter, in addition to any 
other permit or discretionary approval required by any local agency or special district or 
any State or Federal agency as authorized by law or ordinance. If a coastal development 
permit is required pursuant to this section, no building permit, water well permit, septic 
permit, business license, grading permit, transient occupancy registration certificate, 
encroachment permit, occupancy permit or other entitlement for use shall be issued prior 
to the issuance of a coastal development permit. 

Sec. 20.532.015 Permit Requirements 

Permits required by this Chapter must be secured prior to any development in the 
Mendocino County Coastal Zone. 

(A) Coastal Development Administrative Permit. 

The purpose of Coastal Development Administrative Permits is to provide for the 
administrative issuance of coastal development permits. The coastal permit 
administrator may process as an administrative permit any coastal development 
permit application for the types of projects specified below, and emergency 
projects specified in Section 20.536.055. Development projects which are 
appealable to the Coastal Commission, including any division of land, shall not be 
processed as an administrative permit. 

(1) Any single family residence that is a principal permitted use within the 
zoning district in which the development site is located; 

(2) Any other development specifically authorized as a principal permitted use 
within the zoning district in which the development site is located; 
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(3) Improvements to an existing structure. 

(4) Any other developments not in excess of one hundred thousand dollars 
($1 00,000) other than any division of land. 

(5) Any other development that is not appealable to the Coastal Commission 
if the Coastal Permit Administrator determines that it involves no potential 
for any adverse effects, either individually or cumulatively, on coastal 
resources, and that it will be consistent with the Certified Local Coastal 
Program and the public access policies of Chapter 3 of the Coastal Act. 
The determination shall be made in writing and based upon factual 
evidence. 

(B) Coastal Development Use Permit. 

A use permit must be secured, pursuant to the requirements of these regulations 
prior to the initiation, modification or expansion of a use or development that is 
permitted only as a conditional use in a particular district. 

(C) Coastal Development Variance. 

Variances are discretionary adjustments in the regulations contained in this 
Division. Variances may only be granted to allow deviations from standards 
governing such development conditions as setbacks, lot coverage and lot width. 

(D) Coastal Development Standard Permit. 

A coastal development standard permit must be secured for any other activity not 
specified above which is defined as a development in Section 20.308.035(D), 
including, but not limited to, land divisions, lot line adjustments and any other 
entitlement for use. 

Sec. 20.532.020 Exemptions 

The following developments shall be exempt from this Chapter: 

(A) Repair and maintenance activities which do not result in an addition to or 
enlargement or expansion of the object of such activities, except as otherwise 
specified in Subchapter 7, Title 14, California Administrative Code and any 
amendments thereafter adopted; 

(B) Activities of public utilities as specified in the Repair, Maintenance and Utility 
Hookup Exclusion adopted by the Coastal Commission on September 5, 1978; 
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(C) Improvements to single family residences, except as otherwise specified in 
Subchapter 6, Title 14, California Administrative Code and any amendments 
thereafter; 

(D) Improvements to any structure other than a single family residence or a public 
works facility, except as otherwise specified in Subchapter 7.5, Title 14, 
California Administrative Code and any amendments thereafter. 

(E) The replacement of any structure, other than a public works facility, destroyed by 
a disaster. The replacement structure shall conform with Section 20.480.020, 
shall be for the same use as the destroyed structure, shall not exceed either the 
floor area, height, or bulk of the destroyed structure by more than ten (1 0) percent, 
and shall be sited in the same location on the affected property as the destroyed 
structure. 

(F) Within the Gualala Town Plan planning area, structures which are destroyed by 
involuntary means or forces out of control of the owner(s), provided that the 
structure reconstructed after an involuntary loss does not exceed the floor area, 
height, or bulk of the previously existing structure by more than ten (1 0) percent, 
restoration is started within one (1) year of the destruction, and the structure 
conforms to this Division. 

As used in this section "disaster" means any situation in which the force or forces which 
destroyed the structure to be replaced were beyond the control of its owners. 

As used in this section, "bulk" means total interior cubic volume as measured from the 
exterior surface of the structure. 

As used in this section "structure" includes landscaping and any erosion control structure 
or device which is similar to that which existed prior to the occurrence of the disaster. 

Sec. 20.532.025 Application and Fee 

Each application for a coastal development permit (administrative, use permit, variance 
or standard permit) shall be submitted to the Department of Planning and Building 
Services on forms provided by the department and completed by the applicant, 
accompanied by a fee set by resolution of the Board of Supervisors. When more than one 
(1) development is proposed on a parcel, the applications shall be processed concurrently 
where possible as one (1) application. The application shall include the following 
information: 

(A) A description of the proposed development, including maps, plans, and other 
relevant data of the project site and vicinity in sufficient detail to determine 
whether the project complies with the requirements of these regulations . 
Sufficient information concerning the existing use of land and water on or in the 
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vicinity of the site of the proposed project, insofar as the applicant can reasonably 
ascertain for the vicinity surrounding the project site, should also be provided. • 

(B) Proof of the applicant's legal interest in all the property upon which work is to be 
performed. Proof can be the form of a current tax statement, title report, lease 
agreement or other documents showing legal interest to apply for permit and 
comply with all conditions of approval. 

(C) A dated signature of the property owner, or owners, authorizing the processing of 
the application, and, if so desired by the property owner, authorizing a 
representative to bind the property owner in matters concerning the application. 
Where the applicant for a coastal development permit is not the owner of a fee 
interest in the property on which a proposed development is to be located, but can 
demonstrate a legal right, interest, or other entitlement to use the property for the 
proposed development, the holder or owner of any superior interest in the 
property shall not be required to join the applicant as co-applicant. All holders or 
owners of any other interest of record in the affected property shall be notified in 
writing of the permit application by the applicant and invited to join as co
applicant. In addition, prior to the issuance of a coastal development permit, the 
applicant shall demonstrate the authority to comply with all conditions of 
approval. 

(D) Stamped envelopes addressed to each owner of property situated within three 
hundred (300) feet of the property lines of the project site (excluding roads), along 
with a list containing the names, addresses and Assessor's parcel numbers of 
same. Where the applicant is the owner of all properties within three hundred 
(300) feet of the project site, stamped envelopes shall be provided and addressed 
to owners of property situated within three hundred (300) feet of the applicant's 
contiguous ownership. 

(E) Stamped envelopes addressed to each occupant of property situated within one 
hundred (100) feet of the property lines of the project site (excluding roads), along 
with a list containing the names, addresses and Assessor's parcel numbers of 
same. Where the applicant is the owner of all properties within three hundred 
(300) feet of the project site, stamped envelopes shall be provided and addressed 
to each occupant of property situated within one hundred (100) feet of the 
applicant's contiguous ownership. 

(F) Stamped, addressed envelopes and a list of names and addresses of all other 
parties known to the applicant to have an interest in the proposed development. 

(G) Such additional information that the Director may determine is necessary to 
determine whether the development is consistent with the General Plan and this 
Division. 
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(H) A written statement by the applicant that the project has been posted with a public 
notice on a form provided by the Planning and Building Services Department in a 
manner prescribed by the Director. 

(I) A statement that processing of applications which do not contain truthful and 
accurate information necessary to review the application may be delayed or may 
result in denial or revocation of the permit if discovered after approval or issuance 
of the permit. 

(J) Other governmental approvals as required and obtained. 

Sec. 20.532.030 Processing of Applications 

Upon receipt of an application for a coastal development permit, the application shall be 
processed pursuant to Sections 20.532.035 through 20.532.055. 

Sec. 20.532.035 Application Check 

(A) The Planning and Building Services Department shall review all applications for 
completeness and accuracy before the applications are accepted and officially 
filed as complete . 

(B) The determination of whether a development is exempt or appealable for purposes 
of notice, hearing and appeals shall be made at the time the application for 
development is submitted and deemed complete. This determination shall be 
made with reference to the certified Local Coastal Program, including maps, 
categorical exclusions, land use designations, and zoning and other 
implementation ordinances adopted as a part of the certified Local Coastal 
Program. Where an applicant, interested person, or the County has a question as 
to the appropriate determination, the following procedures shall be followed: 

(1) The county shall make its determination as to what type of development is 
being proposed (i.e., exempt, categorically excluded, appealable, 
nonappealable) and shall inform the applicant of the notice and hearing 
requirements for that particular development. The local determination 
may be made by the designated approving authority; 

(2) If the determination of the county is challenged by the applicant or an 
interested person, or if the county wishes to have a Coastal Commission 
determination as to the appropriate designation, the county shall notify the 
Coastal Commission by telephone of the dispute/question and shall 
request an Executive Director's opinion; 

(3) The Executive Director shall within two (2) working days of the request 
(or upon completion of a site inspection where such an inspection is 
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warranted) transmit a determination as to whether the development is 
exempt, categorically excluded, nonappealable or appealable; 

( 4) Where, after the Executive Director's investigation, the Executive 
Director's determination is not in accordance with the County 
determination, the Commission shall hold a hearing for the purpose of 
determining the appropriate designation at the next Coastal Commission 
meeting in the appropriate geographic region following the county's 
request. 

(C) The application shall be deemed complete and accepted unless the department 
finds that the application is not complete and notifies the applicant of such finding 
by mail within thirty (30) calendar days after receipt of the application. If the 
application is determined to be incomplete, the department shall specify those 
parts of the application which are incomplete and shall indicate the manner in 
which they can be made complete. 

(D) During Application Check, the department shall determine the type of permit for 
which application has been made and shall refer copies of the application to any 
county department, state or federal agency, or other individual or group that the 
department believes may have relevant authority or expertise. Along with the 
referral, the department shall include notification that, if the department does not 
receive a response within fifteen (15) calendar days, the department will assume 
that no recommendations or comments are forthcoming. 

(E) Where the department has determined that an application is incomplete, and 
where the applicant believes that the information requested by the department to 
complete the application is not required under the requirements of this Division, 
the General Plan or under policies adopted by resolution to administer this 
Division, the applicant may file an Administrative Appeal pursuant to Chapter 
20.544. The appeal shall be made in writing to the department and accompanied 
by a fee set by resolution of the Board of Supervisors and evidence supporting the 
applicant's belief that the application is complete. 

(F) If the application is not completed by the applicant within one (1) year after 
original receipt of the application, it will be deemed withdrawn. A new 
application may be submitted in accordance with Section 20.532.025 of this 
Division. 

Sec. 20.532.040 Project Review - CEQA 

Upon acceptance of an application as complete, the Director or his designee shall 
complete an environmental review of the project as required by the California 

i 

• 

• 

Environmental Quality Act (CEQA), shall study the project for conformance with all • 
applicable requirements of this Chapter. The Director shall refer relevant portions of the 
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completed application to those departments, agencies or individuals who received copies 
of the application during application check, or other individual/group that the department 
believes may have relevant authority or expertise. The Director or designee shall prepare 
a written report and recommendation for action on the application with findings and 
evidence in support thereof. 

Sec. 20.532.045 Authority to Act on Coastal Development Permit 

Upon completion of project review and evaluation, action to approve, conditionally 
approve, or deny a coastal development permit shall be taken by the Coastal Permit 
Administrator in the case of principal permitted uses and administrative permits and by 
the Planning Commission in the case of conditional use permits and divisions of land. 
When a Coastal Development Standard Permit is required, action to approve, 
conditionally approve or deny a Standard Development Permit shall be taken by the 
Director or his designee. 

Sec. 20.532.050 Actions 

The approving authority may take any one (1) or a combination ofthe following different 
actions for each application for a permit. 

(A) Make such findings or determination as is required by this Division and approve 
the application; or 

(B) Make such findings or determination as is required by this Division, including 
performance of, or compliance with, changes, modifications or conditions 
necessary to assure conformity with this Division and required for approval of the 
application; or 

(C) Make such findings or determination as is required by this Division and deny the 
application if: 

(1) The coastal development permit cannot be conditioned by adequate 
requirements to insure compliance with this Division; or 

(2) The proposed development cannot be modified to conform with this 
Division; or 

(3) The proposed development does not conform with the certified local 
coastal program. 

(D) No coastal development permit may be denied under this Division on the grounds 
that a public agency is planning or contemplating to acquire the property on, or 
property adjacent to the property on which the proposed development is to be 
located, unless the public agency has been specifically authorized to acquire such 
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property and there are funds available, or funds which could reasonably be 
expected to be made available within one (1) year, for such acquisition. If a • 
permit has been denied for such reason and the property has not been acquired by 
a public agency within a reasonable period of time, a permit may not be denied for 
such development on grounds that such property, or adjacent property, is to be 
acquired by a public agency when the application for such a development is 
resubmitted. 

(E) An applicant may withdraw any coastal development permit application prior to 
the approving authority's action on the application. The withdrawal must be in 
writing or stated on the record. Withdrawal is effective immediately, is not 
subject to appeal, and shall be permanent except the applicant may file a new 
application with the appropriate fee(s) as provided in this Chapter. 

Sec. 20.532.055 Time Periods 

Within one-hundred eighty (180) days of filing of a complete application for a coastal 
development permit the Coastal Permit Administrator or Planning Commission shall take 
such action as is specified in Section 20.532.050. The one-hundred eighty (180) day time 
period may be extended once for a period not to exceed ninety (90) days with the written 
consent of the applicant and the Department. If the Coastal Permit Administrator or 
Planning Commission does not act within the specified time period or extension thereof, 
the application shall be deemed to have been approved. The date of the actual filing of • 
the application for the purposes of this Division shall be the date of the environmental 
determination as required by local and state environmental review procedures. When an 
application has been deemed approved by failure to act, such approval shall be subject to 
the notice requirements of Section 20.536.005(D). 

Sec. 20.532.060 Environmentally Sensitive Habitat Area - Supplemental Application 
Procedures 

Additional project information shall be required for development within an 
Environmentally Sensitive Habitat Area (ESHA) and may be required for any 
development within five hundred (500) feet of an ESHA if the development is determined 
to have the potential to impact an ESHA. Additional requirements may include one or 
more of the following: 

(A) Topographic Base Map. The base map shall be at a scale sufficiently large to 
permit clear and accurate depiction of vegetative associations and soil types in 
relation to any and all proposed development (normally the scale required will be 
1 " = 200'). Contour intervals should be five ( 5) feet, and the map shall contain a 
north arrow, graphic bar scale, and a citation for the source of the base map 
(including the date). The map shall show the following information: 

Adopted by the Mendocino County Board of Supervisors June 22, 1998 PageZC-33 

• 



• 

• 

• 

Division II of Title 20- Coastal Zoning Code Chapter 20.532- Coastal Development Permit Regulations-General 

(1) Boundary lines of the applicant's property and adjacent property, including 
assessor's parcel numbers, as well as the boundaries of any tidelands, 
submerged lands or public trust lands. 

(2) Names and locations of adjacent or nearby roads, streets or highways, and 
other important geographic, topographic and physical features. 

(3) Location and elevation of any levees, dikes or flood control channels. 

( 4) Location, size and invert elevation of any culverts or tide gates. 

(B) Inundation Map. For nontidal wetlands, a map should be prepared indicating 
permanent or seasonal patterns of inundation (including sources) in a year of 
normal rainfall. 

(C) Vegetation Map. Location and names of plant species (e.g., Salicomia virginica) 
and vegetation associations (e.g., saltmarsh). This map shall be prepared by a 
qualified ecologist or botanist. 

(D) Soils Map. If no soil survey is available, a soils map shall be prepared by a 
qualified soils scientist, and should show the location of soil types and include a 
physical description of their characteristics . 

(E) Report of Compliance. A report based upon an on-site investigation which 
demonstrates that the development meets all of the criteria specified for 
development in, and proximate to, an environmentally sensitive habitat area 
including a description and analysis of the following performed by a qualified 
professional: 

(1) Present extent of the habitat, and if available, maps, photographs or 
drawings showing historical extent of the habitat area. 

(2) Previous and existing ecological conditions. 

(3) 

(a) The life history, ecology and habitat requirements of the relevant 
resources, such as plants, fish and wildlife, in sufficient detail to 
permit a biologist familiar with similar systems to infer functional 
relationships (the maps described in above may supply part of this 
information). 

(b) Restoration potentials. 

Present and potential adverse physical and biological impacts on the 
ecosystem . 
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(4) Alternatives to the proposed development, including different projects and 
alternative locations. 

(5) Mitigation measures, including restoration measures and proposed buffer 
areas. 

(6) If the project includes dredging, explain the following: 

(a) The purpose of the dredging. 

(b) The existing and proposed depths. 

(c) The volume (cubic yards) and area (acres or square feet) to be 
dredged. 

(d) Location of dredging (e.g., estuaries, open coastal waters or 
streams). 

(e) The location of proposed spoil disposal. 

(f) The grain size distribution of spoils. 

(g) The occurrence of any pollutants in the dredge spoils. 

(7) If the project includes filling, identify the type of fill material to be used, 
including pilings or other structures, and specify the proposed location for 
the placement of the fill, the quantity to be used and the surface area to be 
covered. 

(8) If the project includes diking, identify on a map the location, size, length, 
top and base width, depth and elevation of the proposed dike( s) as well as 
the location, size and invert elevation of any existing or proposed culverts 
or tide gates. 

(9) If the project is adjacent to a wetland and may cause mud waves, a report 
shall be prepared by a qualified geotechnical engineer which explains 
ways to prevent or mitigate the problem. 

(1 0) Benchmark and survey data used to locate the project, the lines of highest 
tidal action, mean high tide, or other reference points applicable to the 
particular project. 

(11) Other governmental approvals as required and obtained. Indicate the 
public notice number of Army Corps of Engineers permit if applicable . 
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Sec. 20.532.065 Wetland Restoration Plan Procedures 

(A) Purpose. The purpose of these procedures is to provide regulations for the 
development, content, review, and approval of a required wetland restoration plan 
as a condition of project approval in conjunction with required Coastal 
Development Permits. 

(B) Applicability. These procedures shall apply to all wetland restoration as 
required, except where the California Coastal Commission retains coastal 
development permit authority. 

(C) Submittal of Tentative Restoration Plan. Whenever wetland restoration is 
required, copies of a Tentative Wetland Restoration Plan shall be submitted to the 
Planning and Building Services Department along with the required permit 
application, and shall be accompanied by a fee established by the Board of 
Supervisors. The Planning and Building Services Department shall not accept the 
tentative restoration plan for review if it does not comply with the form, 
information, analysis, and other requirements for the content of a tentative 
restoration plan. 

(D) Tentative Restoration Plan Content. The restoration plan shall include a 
detailed description that includes provisions for restoration to at least the 
minimum required standards and permanent protection of the restoration area. 
The restoration plan shall also include a description of how the functional capacity 
of the wetland or estuary will be maintained or enhanced. At a minimum, the 
restoration plan shall include: 

(1) A Resource Inventory and Wetland Impact Analysis. A complete 
inventory and assessment of plant, fish, and wildlife habitat values which 
would be affected by the dredging, diking or filling, prepared by a 
qualified biologist, including: 

(a) Any changes in plant and animal natural species diversity, 
abundance, and composition and an assessment of how, if at all, 
these affect the long-term stability of the ecosystem (i.e., natural 
species, diversity, abundance and composition are generally 
unchanged as a result of the project); 

(b) Any impacts to rare or endangered species or their habitat; 

(c) Any impacts to a species or habitat essential to the natural 
biological functioning of the wetland or the estuary ecosystem; 
and, 
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(d) Any significant reduction to consumptive values such as fishing, 
hunting, clamming, or nonconsumptive values such as water 
quality and research opportunity, values of the wetland or estuarine 
ecosystem. 

(2) A Restoration and Management Objective Statement. 

(a) A clear statement of the habitat restoration and management 
proposed, including their ability to compensate for the habitat 
damage described in the Resource Inventory and Wetland Impact 
Analysis in conformance with the required standards; and 

(b) Development of specific biological criteria for restoration site and 
design. 

(3) Restoration Alternatives. 

(a) A preliminary analysis of alternative restoration sites and designs 
for restoration which satisfy both the biological objectives as well 
as the applicable hydrologic, soils, and other engineering criteria; 

(b) A ranking of those restoration alternatives based upon the 
biological engineering feasibility and cost assessment; 

(c) A recommended restoration site and project design, including 
maps( s) at no greater than 1" = 200' scale; and 

(d) A preliminary proposal for the long-term management of the 
preferred restoration alternative. 

(4) A Tentative Restoration Schedule. At a minimum, restoration shall 
occur simultaneously with project construction and be completed prior to 
commencement of operation of the proposed project. 

(E) Tentative Restoration Plan Development and Coordination with Affected 
Public Agencies. The applicant shall coordinate the development of the 
Tentative Restoration Plan with affected local, state, and federal agencies. The 
Planning and Building Services Department shall aid the applicant in identifying 
the affected agencies and in providing County wetland policies and standards. 

(F) Review of Tentative Restoration Plan. The County shall review the Tentative 
Restoration Plan in conjunction with the required Coastal Development Permit. 

.. 

• 

• 

(G) Content of Required Final Restoration Plan. A Final Restoration Plan shall be • 
prepared by the applicant based on the approving authority approved or 
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conditionally approved tentative restoration plan. In addition, the final plan shall 
include all of the following: 

(1) A complete statement of the restoration objectives. 

(2) A complete description of the restoration site including a map of the 
project site, at a mapping scale no smaller than 1" = 200'. 

(3) A complete restoration description including scaled, detailed diagrams, 
and including: 

(4) 

(a) A grading plan depicting any alterations to topography, natural 
landforms, and drainage channels and areas where existing fill and 
debris will be removed; 

(b) A vegetation plan including a list of plant species to be eliminated 
and a list of plant species to be introduced on the restoration site, 
and describing the methods and proposing a schedule for 
eliminating and establishing vegetation; 

(c) A clear statement of when restoration work will commence and be 
completed; 

(d) Provisions of public access, where appropriate, for public 
recreation, scientific, and educational use; and 

(e) Other measures necessary to achieve restoration objectives and to 
protect the restoration site from adverse impacts of adjacent 
development and use. 

(f) Provisions for mosquito and vector control. 

Provision for Long-Term Management of the Restoration Site. The 
final plan shall describe the applicant's responsibilities in assuring that the 
project will be successful, including monitoring and evaluation, and that 
the restored area is maintained consistent with the plan's restoration 
objectives. The plan shall include provisions for making repairs or 
modification to the restoration site necessary to meet the project 
objectives. The final plan shall provide either that the restoration site shall 
be owned in fee by an agency or non-profit organization having among its 
principal purposes the conservation and management of fish and wildlife, 
or other habitat resources, or shall provide for dedication of an open space 
or conservation easement over the restoration area to such an agency or 
organization . 
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(H) Review and Approval of Final Restoration Plan. 

(1) 

(2) 

Sec. 20.532.070 

Following staff review of the final restoration plan for conformance with 
the approved or conditionally approved Tentative Restoration Plan, the 
Coastal Zoning Administrator shall determine if the Final Restoration Plan 
is in substantial conformance with the approved tentative plan. 

The Coastal Zoning Administrator's determination that the Final 
Restoration Plan is in substantial conformance with the approved tentative 
plan, may be appealed pursuant to the appeals procedures of Chapter 
20.544. 

Geologic Hazards -- Evaluation and Supplemental Application 
Information 

(A) The extent of additional geotechnical study that must accompany Coastal 
Development applications depends on the site and type of project as follows: 

(1) Land Use and Building Type. 

(a) Type 1: Public, High Occupancy and Critical Use, including: 
Hospitals, Fire and Police Station, Communication Facilities, 
Schools, Auditoriums, Theaters, Penal Institutions, High-rise 
Hotels, Office and Apartment, Buildings (over 3 stories), and 
Major Utility Facilities. 

(b) Type 2: Low Occupancy, including: Low-rise commercial and 
office buildings (one (1) to three (3) stories), Restaurants (except in 
high-rise category), and Residential (less than eight (8) attached 
units and less than 3 stories). 

(c) Type 3: Residential (less than eight (8) attached units), and 
Manufacturing and storage/warehouse except where highly toxic 
substances are involved which should be evaluated on an 
individual basis with mandatory geotechnical review.). 

(d) Type 4: Open Space, Agricultural, Golf Courses, etc. 

(2) Required Studies. 

(a) Fault Rupture. Prior to proceedings with any Type 1 
development, published geologic information shall be reviewed by 
an engineering geologist or civil engineer, the site shall be mapped 
geologically and aerial photographs of the site and vicinity shall be 
examined for lineaments. Where these methods indicate the 
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(b) 

possibility of faulting, a thorough investigation is required to 
determine if the area contains a potential for fault rupture. All 
applications for development proposals shall be reviewed for 
compliance with the Alquist-Priolo Special Studies Zone Act 
pursuant to Subsection (D) below and shall be deemed incomplete 
until such time as the reviewing geologist report is accepted by the 
County. 

Seismic-Related Ground Failure. Site investigation 
requirements for seismic-related ground failure are described as 
follows: 

(i) Land Use/Building Type 2 and 3 within Zone 1 (Low): 

(ii) 

Current building code requirements must be met, as well as 
other existing state and local ordinances and regulations. A 
preliminary geotechnical investigation should be made to 
determine whether or not the hazards zone indicated by the 
Land Capabilities/Natural Hazards maps is reflected by site 
conditions. 

Land Use/Building Type 1 within Zone 1 (Low) and Land 
Use/Building Type 3 within Zones 2 (Moderate) and Zone 
3 (High): In addition to Subsection (i), above, geotechnical 
investigation and structural analysis sufficient to determine 
structural stability of the site for the proposed use is 
necessary. It may be necessary to extend the investigation 
beyond site boundaries in order to evaluate the shaking 
hazard. All critical use structure sites require detailed 
subsurface investigation. 

(iii) Land Use/Building Type 1 within Zone 2 (Moderate) and 
Land Use/Building Type 2 within Zones 2 (Moderate) and 
Zone 3 (High): In addition to Subsections (i) and (ii), 
above, surface and/or subsurface investigation and analyses 
sufficient to evaluate the site's potential for liquefaction and 
related ground failure shall be required. 

(iv) Land Use/Building Type 1 within Zone 3 (High): In 
addition to Subsections (i), (ii) and (iii), detailed dynamic 
ground response analyses must be undertaken. 

(3) Unspecified land uses shall be evaluated and assigned categories of 
investigation on an individual basis . 
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(a) Tsunami. Land Use Types 1, 2 and 3 shall not be permitted in 
tsunami-prone areas. Development of harbors and Type 4 uses 
should be permitted, provided a tsunami warning plan is 
established. 

(b) Landsliding. All development plans shall undergo a preliminary 
evaluation of landsliding potential. If landslide conditions are 
found to exist and cannot be avoided, positive stabilization 
measures shall be taken to mitigate the hazard. 

(B) Review of Geologic Fault Evaluation Report by County Geologist. 

An application for development which requires a report or waiver prepared 
pursuant to the Alquist Priolo Act shall not be accepted as complete unless and 
until there are: 

( 1) A fully executed agreement between a geologist registered in the State of 
California and the County to either review the report required hereinabove 
or to prepare a request for waiver; and 

(2) A fully executed agreement between the County and the applicant to 
reimburse the County for the costs incurred pursuant to the agreement 
specified in subparagraph ( 1) above. 

Within thirty (30) days of an application for development located within an 
Alquist-Priolo special study area, the County shall cause a geologist registered in 
the State of California (hereinafter called County reviewing geologist) to review 
the geologic report. The review shall assess the adequacy of the documentation 
contained in the report, and the appropriateness of the depth of study conducted in 
consideration of the use proposed for the project site. The County reviewing 
geologist shall prepare a written review which either concurs or does not concur 
with the scope, methodology, interpretations, conclusions, and recommendations 
of the geologic report. Said review shall be subject to comment and revision as 
may be deemed necessary by the County. 

Within thirty (30) days after acceptance of the geologic report, the County shall 
forward it to the State Geologist to be placed on open file. 

Sec. 20.532.075 Supplemental Information Related to Application for Natural Gas 
Pipeline 

Pipelines for natural gas shall be subject to the standards of Section 20.520.025. 

Sec. 20.532.080 Supplemental Information Related to Onshore Oil and Gas 
Development Not Related to Off-Shore Oil and Gas Development 
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Each application for onshore oil and gas development shall be processed as two separate 
Coastal Development Use Permits. 

(A) The first Coastal Development Use Permit application shall be limited to an 
exploratory phase and shall not include provisions for a production phase. 
Conditions of approval shall relate to installation, operation and completion of the 
exploratory drilling and shall include restoration of the site and mitigation 
measures and condition of approval required by all concerned governmental 
agenctes. 

(B) A Coastal Development Use Permit application for a development plan shall 
include: 

(1) A review of the Exploratory Phase, including a complete evaluation of the 
conditions of operation, impact upon the environment and adequacy of the 
imposed mitigations. 

(2) A phasing plan for the staging of development, indicating the anticipated 
timetable for project installation, completion and decommissioning. 

(3) 

(4) 

(5) 

(6) 

Sec. 20.532.085 

Maps and plans indicating ultimate potential development and its 
relationship to other structures and nearby areas of coastal resource value, 
such as sensitive habitats, prime agricultural land, archaeological sites, 
recreational areas, etc. 

A plan for consolidating, to the maximum extent feasible, drilling, 
production and other accessory facilities, including slant drilling and 
clustering ofwells. 

Plans for eliminating or mitigating adverse impacts resulting both from 
standard siting, construction and operating procedures and from accidents. 
These shall include landscaping plans, oil spill contingency plans, fire 
prevention procedures, procedures for transporting and disposing solid and 
liquid wastes, etc. 

Plans and procedures for abandoning and restoring the site to its pre
development condition acceptable to the County. 

Supplemental Information Related to Coastal Access Requirements 

Where public accessways are required for a project as designated on the coastal element 
land use maps or as a condition of a permit, an offer, in the form and content approved by 
the Coastal Commission shall be recorded pursuant to Section 20.528.040 and in a 
manner approved by the Coastal Commission before the coastal permit is issued. Copy 
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of the recorded document shall be submitted to the Department of Planning and Building 
Services prior to the issuance of the Coastal Development Permit. • 

Sec. 20.532.090 Supplemental Application Information for Sand Removal, Mining 
and Gravel Extraction 

Application for sand removal, mining and gravel extraction shall contain the following 
information: 

(A) A detailed extraction plan including phases of the operation and amount of 
material to be removed in each phase and copies of relevant permits or 
authorizations of other local or State agencies as required. 

(B) A detailed reclamation plan. 

(C) A monitoring plan to ensure protection of wildlife and plant habitats during 
extraction operations and which continues through the reclamation phase. 

(D) Other governmental approvals as required and obtained. 

Sec. 20.532.095 Required Findings For all Coastal Development Permits 

(A) The granting or modification of any coastal development permit by the approving 
authority shall be supported by findings which establish that: 

( 1) The proposed development is in conformity with the certified local coastal 
program; and 

(2) The proposed development will be provided with adequate utilities, access 
roads, drainage and other necessary facilities; and 

(3) The proposed development is consistent with the purpose and intent of the 
zoning district applicable to the property, as well as the provisions of this 
Division and preserves the integrity of the zoning district; and 

(4) The proposed development will not have any significant adverse impacts 
on the environment within the meaning of the California Environmental 
Quality Act. 

( 5) The proposed development will not have any adverse impacts on any 
known archaeological or paleontological resource. 

(6) Other public services, including but not limited to, solid waste and public 
roadway capacity have been considered and are adequate to serve the 
proposed development. 
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(B) If the proposed development is located between the first public road and the sea or 
the shoreline of any body of water, the following additional finding must be 
made: 

(1) The proposed development is in conformity with the public access and 
public recreation policies of Chapter 3 of the California Coastal Act and 
the Coastal Element of the General Plan. 

Sec. 20.532.100 Supplemental Findings 

In addition to required findings, the approving authority may approve or conditionally 
approve an application for a permit or variance within the Coastal Zone only if the 
following findings, as applicable, are made: 

(A) Resource Protection Impact Findings. 

(1) Development in Environmentally Sensitive Habitat Areas. No 
development shall be allowed in an ESHA unless the following findings 
are made: 

(a) The resource as identified will not be significantly degraded by the 
proposed development . 

(b) There is no feasible less environmentally damaging alternative. 

(c) All feasible mitigation measures capable of reducing or eliminating 
project related impacts have been adopted. 

(2) Impact Finding For Resource Lands Designated AG, RL and FL. No 
permit shall be granted in these zoning districts until the following finding 
is made: 

(a) The proposed use is compatible with the long-term protection of 
resource lands. 

(B) Agricultural Land Impact Findings. 

(1) Development in Agricultural Zones. No development subject to a 
coastal development use permit shall be issued on agricultural land until 
the following fmdings are made: 

(a) The project maximizes protection of environmentally sensitive 
habitat areas; 
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(2) 

(b) The project minimizes construction of new roads and other 
facilities; 

(c) The project maintains views from beaches, public trails, roads and 
views from public viewing areas, or other recreational areas; 

(d) The project ensures the adequacy of water, waste water disposal 
and other services; 

(e) The project ensures the preservation of the rural character of the 
site. 

(f) The project maximizes preservation of prime agricultural soils; 

(g) The project ensures existing land use compatibility by maintaining 
productivity of on-site and adjacent agricultural lands. 

Impact Findings for Conversion of Prime Agricultural or Williamson 
Act Contracted Lands. Conversion of prime land and/or land under 
Williamson Act Contract to non-agricultural uses is prohibited, unless all 
of the following findings are made. For the purposes of this section, 
conversion is defined as either development in an AG or RL designation 
not classified as a residential, agricultural, or natural resource use type or 
the amending and rezoning of the Coastal Element Land Use Designation 
AG or RL to a classification other than AG or RL including amendments 
to add visitor-serving facilities. 

(a) All agriculturally unsuitable lands on the parcel have been 
developed or determined to be undevelopable; 

(b) Agricultural use of the soils cannot be successfully continued or 
renewed within a reasonable period of time, taking into account 
economic, environmental, social and technological factors; 

(c) Clearly defined buffer areas are established between agricultural 
and non-agricultural uses; 

(d) The productivity of any adjacent agricultural lands will not be 
diminished, including the ability of the land to sustain dry farming 
or animal grazing; 

(e) Public service and facility expansions and permitted uses do not 
impair agricultural viability, either through increased assessment 
costs or degraded air and water quality; and 
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(f) For parcels adjacent to urban areas, the viability of agricultural 
uses is severely limited by contacts with urban uses, and the 
conversion of land would complete a logical and viable 
neighborhood and contribute to the establishment of a stable limit 
to urban development. 

(3) Impact Findings for Conversion of Non-prime Agricultural Lands. 
Conversion of all other agricultural lands to non-agricultural uses will be 
prohibited unless it is found that such development will be compatible 
with continued agricultural use of surrounding lands and at least one of the 
following findings applies: 

(a) Continued or renewed agricultural use 1s not feasible as 
demonstrated by an economic feasibility evaluation prepared 
pursuant to Section 20.524.0 15(C)(3); 

(b) Such development would result in protecting prime agricultural 
land and/or concentrate development. 

(C) Land Division Findings. 

(1) 

(2) 

All Coastal Land Divisions. No coastal lands shall be divided unless the 
following findings are made: 

(a) The new lots created have or will have adequate water, sewage, 
including a long term arrangement for septage disposal, roadway 
and other necessary services to serve them; and 

(b) The new lots created will not have, individually or cumulatively, a 
significant adverse environmental effect on environmentally 
sensitive habitat areas or on other coastal resources; and 

(c) The new lots created will not significantly adversely affect the 
long-term productivity of adjacent agricultural or timber lands; and 

(d) Other public services, including but not limited to, solid waste and 
public roadway capacity, have been considered and are adequate to 
serve the proposed parcels; and 

(e) The proposed land division meets the requirements of Chapter 
20.524 and is consistent with all applicable policies of the Coastal 
Element. 

Land Divisions of Prime Agricultural Lands. No land divisions of 
prime agricultural lands designated AG or RL shall be approved until a 
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Master Plan is completed which shows how the proposed division would 
affect agricultural uses on the proposed parcel(s), and the overall • 
agricultural operation on the residual ownership and the following findings 
are made: 

(a) The division will protect continued agricultural use and contribute 
to agricultural viability; 

(b) The division will not conflict with continued agricultural use of the 
subject property and the overall operation; 

(c) The division is only for purposes allowed m AG or RL 
designations; and 

(d) The division will not contribute to development conflicts with 
natural resource habitats and visual resource policies. 

(3) Land Divisions of Non-Prime Agricultural Lands. No lands designated 
RL or AG shall be divided or converted to non-agricultural use(s) unless at 
least one of the following findings are made: 

(a) Continued or renewed agricultural use is not feasible; 

(b) Such conversion would preserve prime agricultural land; or 

(c) Such conversion would concentrate development. 
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GUALALA TOWN PLAN 
SUPPLEMENTAL INFORMATION 

A. Community Survey Questionnaire 
B. Workshop Summaries 
C. Draft Residential Build-Out Projections (February 1994) 
D. Commercial Build-Out Scenarios 
E. Cumulative Commercial Projects List 
F. Gualala Community Services District Summary 

North Gualala Water Company Summary 

• 

G. List of Gualala Municipal Council members involved in • 
the Preparation of the Gualala Town Plan. 

Note: The Supplemental Information documents are not to be adopted as part of the Gualala 
Town Plan. 
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SUPPLEMENTAL INFORMATION 

COMMUNITY SURVEY 
QUESTIONNAIRE 



-· 

.~ 

~ 

' 

HOUSING 

1. Do you think Gualala has an adequate supply of affordable (low-cost) rental housing? 
(check one) 

3. 

27 Yes_ · 13~ 
1.57 No 73 

JO No Opinion 14 . 
4 ~~ssing 10~ 

Ob~ou 01\'hfuualala has an adequate supply-of affordable (low-cost) housing for purchase? 

32 Yes 15~ 

155 No 72 
27 No Opinion _u 

4 i·assing 10()1. 
2i8 Total 

Which type(s) of affordable housing would best serve the community's needs? (circ:it: 
response for each housing rype j 

::ot sligilt!J moderate!v much v.:rv :x:u.::: 
needed ::::eede n~~ded' o.e~ded 

. . . 
nee a!! a 

Apartments 1 2 3,2 4 5 

Duplexes 1 2 3.1 4 5 

Mobile Home Parks l· 9 2 3 4 5 

Second/"Granny" Units 1 2 3.1 4 5 
,,-

Other: 

Do you think that zoning should be changed to allow for smaller lots in order to reduce 
costs for home sites? (check one) 

72 Yes 35 
116 No 5S 

1o No Opinion 9 
12 ~~!51~ 10~ 

218 Total 

RECREATION FACILITIES 

4. What recreational or service facilities do you think are needed in Gualala? 

not sligl!tlJ moderate:?' much very much 
needed nee de nee de needed D~ded 

Pub! ic park in town 1 2 3.1 4 5 

Bluff trail l 2 3.6 4 5 

Bicycle lanes 1 2 l& 4 5 

Swimming Pooi 
(conr'd) 

1 2 .3.& 4 5 

-2-
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• not sliptld moderateJ! much very much 
needed neede neede needed needed 

Teen Center 1 2 3 4.0 5 

Senior Center 1 2 hl 4 5 

Library 1 2 !!! 4 5 

Gymnasium 1 2.8 3 4 5 

Auditorium 2.7 3 4 5 

Other: 

C0;\1:\IERCIAL DEVELOP!\IE~T 

5. Assuming appropriate planning for traffic flow and parking. in which areas would you 
prefer to see commercial development expand? (refer co map on page 1) 

00 slight moderate much \'erv much 

East of Hierhwav One 
gro\1-t.h growth grov•th growth groV."l!l 

A. 
between Gualala River 
and Old Stage Rd. 2.~ 3 4 5 

B. East of Hi~hway One 
~ ... -. between 0 d Stage Rd. 

and Pacific Wooas Rd. 1 2!..8._ 3 4 5 

• c. West of Hi~hway One 
2~· ·-

between 0 Sta~ Rd. e._ 

and Pacific Woo Rd. w 2 3 ·4 5 .• -
D. Along Hi~way One north 

.;v 

of Pacific oods Rd. w 2 3 4 5 

E. f'.!ear the Ocean Ridge 
.1:.1 a:rport 1 3 4 5 

Other: 

6. To improve the economic well-being of Gualala, do you think we need: 

cot slig.btld moderateJ! muc!l ve-:y muc!l 
needed nee de nee de needed needed 

"Light indus!fY" 
(small manufacturin~ 

3.o ~ or distribution finns 1 2 4 

More tourism (inns, 
motels, restaurants) 1 ~.2 3 4 5 

Resource development 
(logging. fishing, 

w 3 4 5 agnculture) 1 

Other: 

• 
-3-
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7. How would you feel if your closest neighbors rented their house as .. a weekend or·vacation 
home? (check one) (GuaJ.aJ.a only) 

4 
36 
33 
11 
34 

138 

Strongly approve 
Approve 
·No opinion 
Oppose 
Strongly oppose 
Total 

3% 
26 
24 

23 
25 

101,-; 

; TO\VN IMAGE 
' 

. . , 

·., . ·, 

.) 

8. 

9. 

Do you feel there is a need for the following development guidelines to protect views and 
other natural fearures in the downtovm area? 

oot sligbtiv moderately much very much 
oeed(d needcea needea needed needed 

Building height limits 
., 3 J.6 5 .:. 

Tree removal t:mitations 2 .. :1.!1. 5 .J 

Aesthetic/design guidelines 1 2 3 -:L..l 5 

Other: 

To improve the town's appearance~ do you think Gualala has a need for the following? 
.. - not sli~tla moderate:?' much very much 

needed nee de nee de needed needed 

Landscaping 1 2 3.6 4 5 

Street trees 1 2 h.Q. 4 5 

Sign guidelines 1 2 ~ 4 5 

Other: 

TR.\FFIC A.~D CIRCULATIO~ 

10. When you drive into Gualala, do you find it difficult to park near your destination? 

53 
114 
50 

1 
m-

Never 
Occasionally 
Frequently 
lt'.issing 
Total 

2~ 
52 

_£2 
99~ 
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• 11. How difficult is it to find a parking place at: 

DO rarelre a occa.siooally often a usual~ a problem prob em . a problem problem prob em 

Post Office 1 2 ..3!.Q 4 5 

Sundstrom Mall 1 2·7 3 4 5 

Surf Super/Vail's 1 2 3.2 4 5 

Gualala Hotel 1 2•6 3 4 5 

Seacliff Center 1. 9 2 3 4 5 

Other: 

12. Do you ever encounter the following problems as you drive or walk in fhe Gualala -
commercial area? .• 

00 rarelv a occa.siooaily often a usuallv a 
probl~m probf~c a prool-:m probiem problem 

Difficultv maki~ left turns 
from Highway ne 2 :;o 4 5 

Congestion in parking areas "') u_ 4 5 ... 
Slow moving traffic 1 2..!..2 3 " 5 'i>':'" .,. 

• Fast moving traffic 1 2.8 3 4 5 

Lack of directional signs 1 2.2 3 4 5 ~~ 
:~ 

Lack of crosswalks -- 1 2.? 3 4 5 ...--
-~ 

Lack of sidewalks 1 l& 3 4 5 

Other: 

13. Would you reduce your driving to and around Gualala if the following were available? 

I don't drive 
no slig.!lt moderate &.reat. 

reduction reduction reduction reClUCtlOll 

Remote postal boxes 
(like those in Anchor Bay) J...z 2 3 4 

Sidewalks or walkways 
along roadsides 1 2·0 3 4 

Public transit (bus or 
dial-a-ride) 1 .8 2 3 4 

Store(s) near the airport ~ 2 3 4 

Other: 

• 
-S· 
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DEMOGRAPHIC INFORMATION 

14. Do you live here: 

15. 

16. 

184 full time 
19 part-time 
13 occasional visitor (if you checked this box, skip the remaining questions) 

2 unknown 218 total 
Where do you live? (street name and rou7t) 

144 Gualala 7JI, -
15 other local 8 
58 Sea Rancn 19 
21 nti.s.sin£ .. 218 total 100fo 

Dcryou ana your famuy: 

174 ov;n your home 86;:b 
25 rent 12 
4 other: 2 -----

_12 missing 218 total 10~~ 
17. What type of dwelling do you live in? 

183 site-built home 90% 
9 mobile home 4 ---.::---
7 manufactured home ) 

===2== apartment, duplex or second unit 1 
2 other: 1 

-~- --------------------------------~~--.J:.2 !ll.issing 218 total 99% 

9 
6 
1 

too% 

18. What size parcel is your home located on? 70 less than 1 acre 
)6 1 acre 

under 1/2 acre 14 2 acres 
--- more than 1/2 acre (please write number of d!res) 21 3-9 acres 

42 10 acres or more 

19. How large is your household? 
_ 35 missing 
218 total 

2 number of adults 
o number of children ---

20. How old are you? 

52 years 

38~ 
20 

8 
12 

~% 

THANK YOU for your time and help in completing this questionnaire. Please feel free to 
comment on any other issues which you feel are important in planning for Gualala's future. The 

• 

• 

G/MAC meets on the second Wednesday of each month at 7 p.m. at the Gualala Arts Center on • 
Old Stage Road. We discuss our progress on the Gualala Town Plan at our monthly meetings. 
Members of the public are encouraged to attend our meetings and to participate in the planning 
process! 

-6-
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GUALALA MUNICIPAL ADVISORY COUNCIL 

SURVEY QUESTIONNAIRE RESULTS 

TOTAL RESPONSES: 218 FULL-TIME RESIDENTS: 
PART-TIME RESIDENTS: 
VISITORS: 

· Of the full and part-time residents responding: 

85% 
9% 
6% 

GUALALA RESIDENTS: 73% 
SEA RANCH RESIDENTS: 19% 
OTHER LOCAL RESIDENTS: 8% 

The average age of respondents is 52 years. 
Questionnaires which included written comments: 54% 

Do you think Gualala has YES NO 
adequate affordable: RENTAL HOUSING? 13% 73% 

FOR-SALE HOUSING? 15% 72% 

Do you think zoning should be 
changed to allow for smaller lot sizes? 35% 56% 

DONT KNOW 
14% 
13% 

9% 

Below are the average (mean) responses based on a scale of 
five where: 1= No Need 2= Slight Need 3= Moderate Need 

4= Much Need 5=Very Much Needed 

Type of affordable hous~~g desired: 
APARTMENTS. 3.2 
DUPLEXES 3.1 
GRANNY UNITS 3.1 
MOBILE HOME PARXS 1.9 

Recreation facilities desired: 
TEEN CENTER 4.0 
BICYCLE LANES 3.8 
LIBRARY 3.8 
BLUFF TRAIL 3.6 
SENIOR CENTER 3.3 
TOWN PARX 3.1 
SWIMMING POOL 3.0 
GYMNASIUM 2.8 
AUDITORIUM 2.7 

To protect views and natural features: 
BUILDING HEIGHT LIMITS 4. 6. 
AESTHETIC GUIDELINES 4.3 
TREE REMOVAL LIMITS 4.2 

To improve appearance: 
LANDSCAPING 3.6 
SIGN GUIDELINES 3.5 
PLANT STREET TREES 3.0 

........ ·----- .... 

·. : . 
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A similar one-to-five scale was used for the questi9n of 
where people want to see new commercial development occur: 

l= No Growth 2= Slight Growth 3= Moderate growth 
4= Much Growth 5= Very Much Growth 

EAST OF HWY 1 BETWEEN OLD STAGE & PACIFIC WOODS 
NEAR OCEAN RID~E AIRPORT 
EAST OF HWY 1 BETWEEN RIVER & OLD STAGE 
ALONG HWY 1 NORTH OF PACIFIC WOODS 
WEST OF HWY 1 BETWEEN OLD STAGE & PACIFIC WOODS 

-

2.8 
2.7 
2.3 
1.9 
1.5 

How would you feel if your closest neighbor rented his/her 
home on weekend/vacation basis? 

STRONG APPROVAL 4% 
APPROVE 25% 
NO OPINION 22% 
OPPOSE 25% 
STRONGLY OPPOSE 24% 

How difficult do you find 
NEVER 
OCCASIONALLY 
FREQUENTLY 

it to park near destination? 
24% 
53% 
23% 

This five point scale was used to rate various kinds 6f 
difficulties found while walking or driving in town: 

1= No problem 2= Rarely a problem 3= Occasionally 
4= Often a problem 5= Usually a problem 

CONGESTION IN PARKING AREAS 
~..AKING LEFT TURNS 
FAST MOVING TRAFFIC 
LACK OF SIDEWALKS 
LACK OF CROSSWALKS 
SLOW MOVING TRAFFIC 
LACK OF DIRECTIONAL SIGNS 

3.3 
3.0 
2.9 
2.8 
2.7 
2.5 
2.2 

We are continuing to analyze the data and will present more 
comprehensive reports in upcoming meetings. However, here 
are some preliminary observations: 

1- Housing (or the lack of) is considered a significant 
problem, but most respondents do not support down-zoning or 
mobile home developments to help solve it. 
2- There is astonishingly strong support for the 
establishment of aesthetic design guidelines in the 
commercial area. Sixty-five percent of respondents think 
such measures are very-much needed. 
3- On the subject of how much growth is desirable, the 
average response was somewhere between slight and moderate. 
4- Traffic and parking difficulties are not considered 
serious problems. 
-5- 49% of respondents (including Sea Ranchers) are opposed 
to next-door vacation-rentals. 

.• "":~ :w~ , .... 
•• ·:·~: ~·:-: .!· 
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SURVEY QUESTIONNAIRE RESULTS 

Who did the survey and why? 
The Gualala Municipal Advisory Council (GMAC) was 

created by the County to provide a forum where local views 
could be aired regarding planning issues. As part of its 
function, the GMAC has undertaken a review of policies 
affecting development included in the Local Coastal Plan 
(LCP) element of the County General Plan. Such a review is 
mandated by the Coastal Commission every ten years. This 
review may result in an amendment to the LCP. It is this 
process which prompted the survey. 

How was the survey done? 
Topics and specific questions were suggested by the GMAC 

sub-committees on traffic and land-use. GMAC's survey 
committee developed the form and wording of the 
questionnaire. Approximately 500 survey forms were 
distributed in Gualala during the Winter 1991-92 (mid 
November 1991 to end of January 1992). Forms were handed out 
during periods of peak foot traffic in front of the bank, in 
front of the local market, and at the Community Center's 
December •Pay-and-Take" rummage sale. Approximately 50 were 
left for distribution to visitors at selected lodges and 
rental units. The distribution was announced in the local 
newspaper (Independent Coast Observer) and copies were 
Available from all GMAC members and at a few local 
businesses. The forms were easily returned to boxes at each 
of the three local markets and also a mailing ad~ess .was 
provided for returning the form. 

Who answered the questionnaire? 
Two hundred eighteen people returned the 

questionnaires. Eighty-five per cent of the respondents were 
full-time residents of the area; 9% were part-time residents 
and 6% were visitors. Of the full and part-time residents, 
i3% lived in Gualala, 19% lived in The Sea Ranch, and S% 
l~vec in other near-by localities such as Point Arena and 
Annapolis. Eighty-six per cent of the respondents owned 
their own homes. There were two adults in 76% of the 
households, one adult in 17% of the households. There were 
no children in 77% of the reporting households. Respondents 
ranged in age from 19 to SO with an average age of 52. Of 
pa_-ticular interest is the fact that over half (54%) of the 
respondents felt strongly enough about some of the issues to 
add written comments to their questionnaires. 

SURVEY RESULTS 
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HOUSING: 

Most respondents felt there was a shortage of affordable 
housing in Gualala. Of the 187 (86%) respondents who 
expressed an opinion, 85% thought that Gualala did not have 
an adequate supply of affordable housing for rent; 83% 
thought that there was not an adequate supply of affordable 
housing for purchase. 

On average, a moderate need was seen for apartments, 
duplexes and "granny .. units. Mobile home parks were seen as 
less needed in the community than the other options.! In 
fact, fully half of those responding felt mobile home parks 
were "not needed." , 

The responses to the question of whether zoning should 
be chancred to allow for smaller lots in order to reduce costs 
for home sites were less conclusive. Although the majority 
opinion (56%) was that zoning should not be changed, a 
sizable minority (35%) felt changes should be made and 
another 9% were undecided. 

RECREATION FACILITIES: 

In resnonse to the cuestion, "';vhat rec:eational or 
ser.rice facilities do you t.;,in.k a=s needed. in Gualala?" 
respondents were asked to rate a checklist of possibilities 
on a scale of 1 to 5 (1= not needed, 2= slightly needed, 3= 
moderately needed, 4=much needed, and S=very much needed). 
The average ratings are shown in the following graph. 

RECREATION FACIUTJES 
5,-------------------------------------

(It should be noted in the discussion that ambiguity was 
present in some of these items because there is a library and 
a senior center in Pt. Arena and auditorium facilities are 
currently available in Gualala, as well as planned for the 
Gualala Arts Center.) 

• 

• 

• 



·• \. 

COMMERCIAL DEVELOPMENT: 

Respondents were asked, 8 Assuming appropriate planning 
for t:affic flow and parking, in which areas would you prefer 
to see com.m.ercial developmen't expand? " referring to the 
following map: 

--... ·----.._; 

~gaL~ a one-to-five scale was used for the ouesticn: l=no 
g=::::w:..n,, 2=slight q=owt:h, 3=mcce::ata g:=owt:h' -4=much g::''::iwt.~ anc 
.5=ve:-.f :nuch q=cw-Jl. The :Eollcwing q:raph shews t~e a·.re:age 
raspcnses to the quest~en of where people want t= sae new 
c:mme=:ial development occ~: 

COrY1MERCtP..L DEVEL0Ptv1ENT 
s~--------------------------~~ 
I I 

I 1 "'!--------- ___ , -·----·i 
I 

It is important to note that all the averages are in the "no 

,' 
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growth-slight growth" range; none of the averages reached 
the •moderate growth" (3) level. However, within this narrow 
range there were statistically significant differences which 
indicate that there is a meaningful rank order to the 
preferences expressed.2 There was no statistically 
significant difference between the two areas most preferred 
for commercial development: Area B, East of Hwy. 1 between 
Old Stage & Pacific Woods, and Area E, near Ocean Ridge 
Airport. After these two there were significant differences 
between the means for each of the succeeding pairs of areas. 

In addition to being asked where commercial development 
should take place, respondents were asked to rate on a five
point scale which kinds of development they thought were 
needed: "T9 improve the economic well-being of Gualala, do 
you thin."~<: we need: "Light industry" (small manufacturing or 
distribution fi~s); More tourism (inns, motels, 
restaurants)i Resource development (logging, fishing 1 

agriculture) ? " As can be seen in the following graph, 
"Light: inC.us"Cr-.f" ~.vas the most favoreC. kind of development 
•.vith an a":;eras-e of 2. 98 (:moderat.el:r neeC.ed). Resource 
development was signi:Eicantly less favoreC. with an average 
ra~~nS' of 2.48 a~C. wit~ an average o:E 2.21, tour~sm was rated 
s~gni:E~cant:.ly lower tl'la:1 bo-ch resource de•relopmen:::. ar:c:i l~g-h't 
indUS"C-J.3 

COfv11'v1ERCift~L DEVELOPMENT 
~.,-------------------------------------~ 

' 1 

..:. :-•••ooOo4000UOUU~O~··~noO•o••ooonooooooooooooo-.o0~00000° 000000 #0 UOOoOHOoOOoOoO•OOOOOoo.oO•OO>UOOoooooooo0 oo•oooooooO•UHOU.OhO~; 
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INCUSirff RESCURC<; iCURISM 

-IEEJ 
The:re was another finding regarding tourism: 

Respondents were asked, "How Would you feel if your closest 
neighbor rented his/her home on a weekend/vacation basis?" 
On a five~point scale (l=strong approval, 2=approve, 3=no 

• 

• 

opinion, 4=oppose, S=strongly oppose}, the average was 3.4, • 
approx±mately half way between no opinion and oppose. Almost 
half (49%) said that they either opposed or strongly opposed 
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having their closest neighbors using their homes as 
weekend/vacation rentals. This finding was consistent 
regardless of where the respondents live, including The Sea 
Ranch, or the size of the parcel on which they live. 

TOWN IMAGE: 

It is clear that a need is felt for "development 
guidelines to protect views and other natural features in the 
downtown area." On a five-point scale (l=not needed; 
2=slightly needed, 3=moderately needed, 4=much needed, S=very 
much needed), ratings for building height limits, tree 
removal limitations and aesthetic/design guidelines were all 
between much needed (4) and very much needed (5). Although 
they were all rated as highly needed, the need for height 
limitations was rated significantly higher than both tree 
removal limitations and design guidelines.4 It is not clear 
from these results whether existing county height standards 
are perceived as inadequate, or if people even know such 
standards exist. 

Using the same five-point ~cale, respondents were also 
asked if they felt Gualala had a need for landscaping, street 
trees and/or sign guidelines in order "to improve the town's 
appearance." The average response for each of these three 
items ranged between "moderately needed" (3) and "much 
needed" (4). However, landscaping (3.6) and sign guidelines 
(3.48) were rated as fairly equal in importance while the 
need for street trees, although •moderately needed" was 
rated less highly than--the other two items. 5 

Development Guidelines 

Gualala's Appearance 
~~--------------------------------------

1 
i 

·~· 
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TRAFFIC AND CIRCULATION: 

Respondents were asked, "When you drive into Gualala, do 
you find it difficult to park near your destination?" 
twenty-four per cent reported they never found parking 
difficult, 53% occasionally found difficulty, and 23% 
frequently had difficulty parking near their destination. 

PARKING DIFFICULTY 

On the same 5-point scale, respondents were asked, "Do you 
ever encounter the following problems as you drive or walk in 
the Gualala commercia·! area?" 

Traffic Problems 
5~-------------------------------

",_ .......................................................... . 
i 
i 
i 

, ....................................................................................................... 1 

' I 
I 
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In an effort to dete~ine what factors might reduce the 

" 
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amount of traffic in Gualala's commercial area, respondents 
were asked, •would you reduce your driving to and around 
Gualala if the following were available? • On a four point 
scale where l=no reduc~ion, 2=slight reduction 1 3=mcderate 
reduction, 4=great reduction, t.~e following results are 
graphed: 

What VVould Reduce Traffic? 
~.~------------------------------------~ 

"' .............. ~··· ....... .. . .......... . ...... . . -· 

- ..>.rr.CI.Int :Jt ~IC 

FCO~CTES ~0 ~~~ ~~d a primer en s~a~is~~cal analys~s: .. -
T!':.e s:r.n.I:ol ""t" refe:=s to a s-:a~is~ica.: test o:: t;.;,.e 

c!~i:ference be::·...,.een response averages. The "-::" tes-c. t:akes t;,.e 
~-c.anc!ar1 c!eviaticn (o:=_v~=i7nc7) ~~c._~~e size of t~e ·~ample 
lnt:o ac=oun-c.. St~~c!ara cevla"t:.~on re!ers to hew s~reac cu~ 
the responses are. T!le result of the ''t" tes~ aliows us to 
dete~ine the probability that the difference between 
averages (means) was due to error. Typically, researchers de 
not: relY on findi.l'las when the chances a=e areater tha..T'l five 
cu::. cf a hundred t.llat the difference ma.v hive occurred bv 
chance or error. Thus, i:f t!le prob~ility ("p") is less-t..'lan 
.05, we are at least 95% sure that the difference be~.....een t.~e 

't:"',.;o findings actually exists. Jo.. "p<. 00!." means t.'"lat there is 
only one chance in 1000 that the difference is due to error. 

1. Eousi.ng types paired-sample t-tests: 

Mean S.d. df 2-tail prob. 

Apa_~ent 3.09 1.36 151 .000 
Mobile 1.84 1.04 

Duple.:: 3.03 1.29 149 .000 
Mobile 1.89 1.09 

•Granny• 2.94 1.30 147 .000 
Mobile 1.89 1.08 
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2 Preferred areas for commercial development: 
t-tests: 

Area B 
Area E 

Area· E 
Area A 

Area A 
Area D 

Area D 
Area C 

Mean 

2.75 
2.69 

2.71 
2.24 

2.25 
1.93 

1.90 
1.51 

s.d. 

1.16 
1.28 

1.29 
1.29 

1.28 
1.12 

1.10 
.88 

df 

196 

194 

198 

198 

3 ~IPe of developmen~ paired-sample t-tests: 

Indust=-.i 
Resources 

Resources 
Tourism 

Mean 

"' o~ • • I 

2.48 

2.47 
2.20 

s.d. 

... ":C: -. _.., 
1.33 

1.33 
1.16 

196 

pa.ired-sample 

2-tail prob. 

NS 

.000 

.000 

.000 

2-tai2. prob. 

.coo 

• 012 

4 Development Guidelines paired-sample t-tests 

Height 
Tree 

Height 
Design 

Design 
Tree 

Mean 

4.60 
4.26 

4.62 
4.28 

4.28 
4.28 

s .d. 

.86 
1.15 

.82 
1.19 

1.20 
1.13 

df 2-tail prob. 

208 .000 

208 .000 

206 ns 

5 To improve the town's appearance pair-sample t-tests: 

Mean s.d. df 2-tail prob. 

Landscaping 3.58 1.47 190 ns 
Siqn guidelines 3.47 1.58 

Landscaping 3.58 1.47 186 .000 
Street trees 3.01 1.62 

Siqn guidelines 3.45 1.58 188 .000 
Street Trees :1.00 l.~n 

• 

• 

• 
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SUPPLEMENTAL INFORMATION 

WORKSHOP SUMMARIES 





• 

• 

• 

curbs/pedestrian and vehicle separation 
sidewalks/paths (like in Mendocino) 
Point Arena model! small town model 
two commercial centers (one on Pacific Woods) 
grid street lay-out 
move local services to Church Street 
community gathering plces 
mixed use development 
plan for subsidized/affordable housing 
senior housing site 
low profile residential design 
park in town 
reduce pavement 
additional landscaping 
orient buildings perpendicular to ocean 
bluff trail 

\VORKING GROUPS: TOWN PLANS (3 hrs.) 

Plan 1 (Michael, David) 

• 

• 
• 
• 
• 
• 
• 
• 

• 
• 
• 
• 

Concentration of public buildings on Church Street (near RCMS, Catholic Church site, 
Fire station: Town Square next to fire station; Post office next to Town Square; Town 
Hall created on diagonal to square; view corridor to beach along diagonal 
Public Park in town on exis.ting Post Office site 
commercial developed around perimeter of town square 
trail network (grid pattern); many trailheads for bluff trail 
pedestrian bridge across China Gulch 
Auto bridge across China Gulch (continuing Church Street) 
high density residential development behind town, bordered by lower density residential 
Residential and commercial development east of highway, south of Old Stage Road; 
commercial developed in center of property, near Art Center 
bluff trail, China Gulch trail 
gridiron street pattern 
Moonrise connection to ridge 
local commercial development on terrace behind trees 

Plan 2 (Fiona, Lance) 

• 

• 
• 
• 
• 

Trail network: pedestrian walkway along Highway, bluff trail, China Gulch trail, several 
crosswalks and connector trails between highway and bluff trail. 
Pocket parks along river/bluff frontage 
Open space on west side of highway south of Old Stage Road, parking lot by bridge . 
Develop low-growing, greenbelt buffer along highway . 
Orient buildings on west side of highway perpendicular to bluff. One-story height limit 
west of highway. 



1 

I _, 

i 

;t 
. ._. 

! 

• 
• 
• 
• 
• 

• 
• 
• 
• 
• 

2 story height limit east of highway on highway frontage . 
Define traffic entrances and exits 
Separate pedestrian walks with landscaping . 
Maintain tree buffers on hillside between Church St. and Ocean Drive 
Maintain trees/forest along highway. Maintain forest and greenbelt along all roadways 
(Pac. Woods, Old Stage Rd.) 
Mixed res .I commercial east of town, possibly elderly housing . 
"Urban" center at Sundstrom Mall, with public buildings, landscaped parking in pockets . 
Move Post Office to east 
Develop loose grid street network: connect Center St. to Church Street 
Protect/create view corridors of river, beach, ocean 

Plan 3 (Janet, Dan, Joe) 

• 
• 
• 

• 
• 
• 

Tourist commercial facilities on west side of highway . 
Redevelopment on west side of highway with low tourist commercial facilities . 
Emphasizes pedestrian access: Pedestrian loop up Sundstrom Street to Church Street 
(Spanish Steps/Gondola behind Gualala Super), down hill behind Chevron Station, along 
bluff. 
Community Park next to Spanish Steps/Baptist Church 
Center Street connects with Church Street 

• 

• 
• 

Town Hall with town square by community center 
Post Office moved up to Church Street. • 
Multiple housing/senior housing on hillside behind town 

• 
• 
• 
• 

• 

groceries/services and retail developed on properties on north side of China Gulch 
More landscaping/ greenery-in town 
View corridors to ocean preserved 
Coordinated (consolidated) parking plan. Public lot on west side of highway. Large lot 
in front of Gualala Super, behind Town Hall (community center) 
Open space on west side of highway south of Empire Cafe 

CONCLUSIONS (Linda's) 

1. We will need to deal with both traffic and land use issues in an integrated fashion in our 
workshops. Need to rethink format for \Vorkshop #1. Maybe we should divide Town 
Plan area into smaller subareas (e.g., bridge to Ocean Drive; Ocean Drive to Paci1ic 
Woods; remainder of area) 

2. We need to formulate a clear approach to making and adopting policies. Should have 
most of our goals and many of our policies in hand before our frrst community 
workshop. I suggest that each committee/subcommittee (or anyone with an interest in 
a particular area): 

(a) look at existing LCP goals policies and identify any weaknesses or shortcomings; • 
(b) draft revised/additional goals and policies for discussion at committee meeting 
(c) present fmdings at GMAC meetings: 



• 
3. 

• 

• 

• summarize issues/needs 
• summarize existing goals and policies (identify weaknesses/shortconrings) 
• identify possible solutions and ramifications of proposed solutions. 

Then the Council and public can deliberate over changes to existing policies; we can find 
out where there seems to be widespread agreement and what the contentious issues are. 
We should set a target date for completion of this exercise! (April/May GMAC 
meetings?) 

Design Forum plans show several alternative approaches to land use patterns east of 
town, creating a town center, providing pedestrian paths, developing a circulation 
pattern, preserving open space, etc. Very useful in expanding our minds about what 
Gualala could be. It would be wonderful to have another Design Forum workshop to 
address other parts of our planning area and/or carry on where these plans left off due 
to lack of time. · 

,.-
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COMMUNITY WORKSHOP #1 - MAY 16, 1991 
Creating a Vision for Gualala's Future 

SUMMARY 

AREAS OF GENERAL CONSENSUS 

Road network 
• Church Street as parallel roadway to Highway 1, with more local-serving uses, possibly connecting 

to Old Stage Road and Pacific Woods Road 
• Moonrise extension to Old Stage Road 
• Center Street connector to Church Street or Moonrise 

Parks & Open Space 
• Mill Bend site preserved as open space 
• Preservation of greenbelt along China Gulch 
• Development of public park(s) in town (possible locations: at community center, behind Gualala 

Hotel, on Surf SuperNail's site, on hillside near Church St./Moonrise intersection) 

Pedestrian Paths 
• Network of pedestrian paths provided throughout town 
• Bluff Trail, China Gulch trail, trail connecting town to Arts Center, River Trail 

Town Center 
• Town square/park with perimeter buildings as town center 
• Concentration of public buildings (post office, library, teen center, fire house, town hall, etc.,) at 

town center 
• Possible locations: behind hotel; near Moonrise/Church St. intersection 

New Development 
• commercial development along Church Street 
• senior housing near RCMS 
• residential uses/high density housing east of town 
• commercial/mixed use development on upper Mill Bend/Gualala Redwoods property 
• not strip development along Highway 1 

Parking 
• public parking lots 

Design Guidelines 
• view corridors down roadways 
• height limits 
• building siting/orientation guidelines 

I 

• 

• 

• 
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KEY FEATURES OF WQRKINQ QBQllf PLANS 

• GROUP 1: 

Road network: 
Church Street/ Center Street connector 
no parallel roadway 

Parks & Open space: 
Public park at Community Center 
Big park along China Gulch 
SurfNails replaced with park 
Mill Bend open space 

Pedestrian paths: 
along roadways 
midblock paths on hillside between Highway 1 and Church Street 
path across China Gulch 

Town Center: 
town center in northeast quadrant of Moonrise/Church St 

New development: -

Commercial development on Humber/Gualala Redwoods properties 
~ 

Senior housing east of town ' • .-
high density housing east of town '· 
medical type uses around RCM_§ 

Parking: 
angled parking along roadways 

GROUP2: 

Parks & Open space: 
Replaced Surf with park 
Greenbelt and town park on hillside 

Pedestrian paths: 
throughout town 
trails to Gualala Arts Center 

Town Center: 
Civic buildings (fire station, post office) and town park on Church Street 

New development: 
commercial devpmt, post office on Church St. 

• Supermarket on Church Street 
senior housing behind RCMS 
mixed use residential/commercial 



Other ideas: 
Separation between tourist activities and local population (tourists west of Highway) 

GROUP3: 

Road network: 
parallel roadway on Church Street ("main street" for local access) 

Parks & Open space: 
Surf and Vails replaced by park 
pocket parks and greenbelts 
watershed area around Robinson Gulch 
Mill Bend open space 
River park 

Pedestrian paths: 
throughout town 

Town Center: 
behind town, next to firehouse 
consists of park surrounded by public buildings (teen center, library, P.O., firehouse) also has a 
bandstand and cannon 

New development: 
low cost housing on hillside behind RCMS and at mobile home court 
senior center _.-
commercial devpmt on Gualala Redwoods property 

Parking: 
Big, centralized public lots 

Design guidelines: 
height restrictions 
perpendicular building orientation to protect view· corridors 

Other ideas: 
Historic district at Gualala hotel 
Old town district at Community Center/Kidd House (tourist center) 

GROUP4: 

Road network: 
parallel road on Church Street (from Old Stage to Ocean Drive) 
Center Street connects to Church Street 
Moonrise connects to Old Stage 

Parks & Open space: 
Surf and Vail's replaced by park 
Town Park at Moonrise/Church Street 
Picnic grounds on property just south of Empire Cafe and near the bridge 

' 
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Mill Bend open space 

Pedestrian paths: 
throughout town 
also bicycle paths 
trails to Gualala Arts, up China Gulch and along River 
bike/hiking trail from town to Pacific Woods Road 
trail to Bower Park via Tickled Pink Drive 

Town Center: 
Town Square/park in southeast quadrant of Moonrise/Church St intersection 

New development: 
market and pharmacy relocated to Moonrise 
commercial dev•pmt on Church St. and Moonrise (main street) 
tourist commercial uses on upper Mill Bend (east of Hwy 1), with setbacks from roadway 
residential development on hillside behind town 
senior housing near RCMS 
cultural center/recreation complex on eastern portion of Gualala Redwoods property near Arts 
Center 

Parking: 
remote parking behind town (for employees) 
scattered public parking lots 

Other ideas: 
seasonal bridge across the river 
tree and greenbelt buffers .-

GROUP 5: 

Road network: 
Church Street, parallel road w/bridge across China Gulch, connection to Pacific Woods 
parallel road connects into mobile home park 
Moonrise extension 
Center St. connects to Moonrise 

Open space: 
Greenbelt corridors along roadways and along hillside between Highway 1 and Church St. 
China Gulch 
from Empire Cafe to bridge 

Pedestrian paths: 
series of pedestrian trails 
bluff trail/boardwalk with view decks and stairs to river 

Town Center: 
Town Square behind Gualala Hotel 
Post Office relocated adjacent to community center w/ outdoor plaza 
Library in old Gualala Redwood building 
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New development: 
Surf SuperNails replaced by open market place with ocean views 
residential areas surrounding town 

Parking: 
scattered, small parking lots 
parking on edge of loop road around Town Square 
no parallel parking on Highway One 

Design guidelines: 
Buildings front on streets 
parking on sides and behind buildings 
view corridors down roadways 

Other ideas: 
layers of green buffer parallel to Highway 1, particularly along China Gulch 
residential areas form edge of town 
access to ridge via tramway at China Gulch 
ICO building removed 
get rid of strip feeling on Highway One 
building and trees should serve as windbreaks 

GROUP 6: 

Road network: 
loop road through upper Mill Bend to Old Stage Road (connector to OSR past Arts Center) 
parallel road, crosses China Guich closer to Highway 1 
one-way traffic around town square 
Moonrise extension 

Parks & Open space: 
replace SurfNails with park 
Town Square behind hotel (w/ "water coming down place" fountain) 
greenbelt along China Gulch 
Town Park (with playground and town hall) in northeast quadrant of Church St./Moonrise 
intersection 
Mill Bend park 

Pedestrian paths: 
trails throughout town 
River trail 
China Gulch trail 
connect town to Arts Center 
steps along steep terrain (hillside behind Berard) 

Town Center: 
Town Square behind hotel 
Town Park on hillside 

New development: 
Visitors center, parking and cable ferry on GR property just south of Empire Cafe 

• 

• 

• 
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Senior center behind RCMS 
high density housing across from Town Park (southeast quadrant of Moonr.ise/Church St.) 
hotels/parking concentrated near Seacliff 

Parking: 
visitor parking at Visitors Center Gust south of Empire Cafe) 
commercial/mixed use residential devpmt on Gualala Redwoods parcel 

Design guidelines: 
Perpendicular building orientation 
Town Square: old historical, victorian feeling 

Other ideas: 
Angel flight tram up hillside behind town center 
cable ferry across river 
replanted redwoods on GR property east of Highway 1, demonstration forest, gateway to Gualala 

..-



GUALALA TOWN & AREA PLAN 
COMMUNITY WORKSHOP: November 21, 1992 

"Making Gualala a More Walkable Town" 

Common Town Plan elements from previous workshops: 
Parks and open space, trails 

Mill bend 
Bluff trail, River trail, Gulch trails 
Park and picnic facilities in Town 
Green belts, tree corridors 

Town Centerffown Square 
Commercial expansion East of Town 
De-emphasize strip commercial pattern 
Recreation/Cultural center 
Housing (east of town) 
Parallel roadway 
Moonrise extension 
Pedestrian walksways 
Public facilities: schools, police, fire, library 

Natural Environmental Factors: 
Terrain 
Natural Vegetation 
Drainage 
Wind, microclimates 

\Valkability: 
Separation of pedestrian/auto 
Narrow streets .. -
Density of Commercial development 
Residential development within walkable distance 
awnings/enclosure 
activities that attract community (playing field) 
integration with natural environment 

Concepts: 
de-emphasize architectural design controls 
need for landscaping requirements 
planning for large, vacant Commercial parcels 
Too much Commercial: more benefits from high density Res and concentrated commercial 
Senior congregate housing 
Need to provide residential opportunities concurrent with Commercial development (de Vall) 
Mixed Use zoning/smaller units 

Town Center Design Concepts: 
Buildings on street frontage 
Parking on interior of site 
Church Street: pedestrian orientation (not much parking) 
Shared parking (Church, JB office bldg) 
Eliminate south Church Street (J) 
Main Street east of Church Street 
Village Green south of Firehouse on Church Street (big enough for events, small activities on 

periphery) 
Post Office on periphery of Town Square (near Ocean Dr., or Sundstrom Center) 

• 

• 

• 
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Accessibility of new Comm area 
Mixed Use on Town Square 
Church, office, civic, retail and residential uses 

Bower: Robinson Gulch commercial 
Flexibility for Cor R, guidelines for Hwy frontage 

GR Commercial 
Height limits 
visitor information center 
Bluff trail/visitor parking 

Commercial Strip Guidelines 
Landscaped frontage 
Pedestrian walkways 
Uses (low traffic generators): MF res. office 

Recreation Center 
RV Parking 

Highway 1 Street Plan 
Caltrans: left tum lanes (planted divider/center strip); limited access 
Need scaled aerial photo of Hwy 1 
Hwy 1 pedestrian crossings 
Access to C parcels on West side of Hwy 
Landscaping guidelines 

Facilities Financing Plan ($20-40 K) 

Development Fees .. -
To fund: planning, infrastructure, public acquisition of open space 
Purchase of Town Square 
Bridge across China Gulch 
View corridor across Tom's Plumbing 
Landscaping 
Pedestrian walks 

Landscape & Lighting District 
Special Benefit Assessment District 

Things to Do: 

• Highway 1 Streetscape Plan 
• Community Plan or Specific Plan 
• Master Plan booklet 

• Find expert in public facilities financing to discuss options, costs, necessary steps ... 
• Investigate Intermodal Surface Transportation Act (ISTEA) funding 

• Park and Lighting District 
• Purchase Town Square 
• Turning Lanes/ Funding 

~· ·. c. 



SUPPLEMENTAL INFORMATION 

RESIDENTIAL BUILDOUT 
PROJECTIONS 

(FEBRUARY 1994) 
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• 
not in GCSD 
in GCSD 

• Town Plan 
Area Plan 

urban area 
rural area 

TOTAL 

Dev Undov. 

668 619 
299 139 

390 183 
577 475 

154 66 
813 593 

967 658 

b va.H- RESIDENTIAL a AuT PROJECTIONS ( ( ( . t ' I 'I ' i ( I ) 
Gualala Planning Aroo \._ ./ • •. I; 

Total %Dov Now Pare. Now Dov BuihJout %1lulhJout Changos . 
1187 .56 283 802 1470 .45 -1 

438 .68 332 471 770 .39 1 1 1 

673. .68 394' 577 967 .40 11 B 

1052 .55 221 696 1273 .45 -8 

219 .70 280 345 499 .31 -34 

1406 .58 335 928 1741 .47 144 

1625 .60 615 1273 2240 .43 110 

EXPLANATION OF BUILD~OUT PROJECTIONS 

Dev 

Undev 

Total 

%Dev 

New Pare. 

New Dev 

Bulldout 

Changes 

Number of developed parcels in each subarea. Developed is defined as having $1500 or greater in improvements per Assessor's records. In almost all cases, 
this indicates presence of a dwelling. 

Legal parcels with less than $1500 in improvements. 

Total number of parcels in each subarea (as of Nov. 19911. 

Percentage of existing parcels which are developed. 

Number of new parcels that could be created through subdivision under existing LCP and zoning regulations. 

Total amount of new development that could occur on existing undeveloped parcels and potentinl new parcels under existing LCP and zoning regulations. 

Maximum amount of development (existing + new) that could occur under existing LCP and zoning regulations. 

Effect of proposed zoning changes on the number of new parcels that could be created and maximum buildout. 

BOTTOMLINE INTERPRETATION: 

At present, there are 1625 parcels in the Gualala planning area; 967 {60%) are developed and 658 are undeveloped. 

Under existing zoning, approximately 615 additional parcels could be created. Full buildout (i.e., development of all undeveloped parcels and full subdivision of all parcels), 
would involve development of 1273 additional residential units. 

Under the full buildout scenario, there would be approximately 2240 residences in the planning mea~ .... r~ a~lu increase over existing conditions. 

l ~' "') ",) 
ff) '- I) 

~~--- / ncsidcntial Duild-out Summary 
2/16/94 r· 4 . f" ..... r· .... .. .... , .• t ..,,:···· 
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GUALALA AREA 

POPULATION & HOUSING PROJECTIONS 

1970 1980 1990 2000 2010 1970-1980 1980-1990 1990-2000 2000-2010 1990-2010 
lncroaso lncroaso Increase Increase Increase 

Population 943 1273 1744 2267 2947 35%/+330 37%/+471 +523 +680 +1203 
' 

Households 349 621 803 1044 1357 78%/+272 29%/+ 1.82 +241 +313 +554 

Persons per 
Household 2.7 2.05 2.17 

Housing 
Units 628 784(942) 1038 1349 1754 48%/+256 32%/+311 +311 +405 +716 

rentals 144 170(2131 201 18%/+34 18%/+31 
owner·occ. 205 451 (566) 602 120%/+246 33%/+ 151 
PT/vacant 179 163 235 -9%/-16 44%/+72 

·1980 Census data (shown in parentheses) appear to be incorrect. The total number of owner-occupied 15661 and rental 1213) units should equal the total number of 
households (621 ). The data for rental units and owner ocqupied units were adjusted proportionally downward to equate the total number of rental and owner-occupied 
housing units with the total household count. The resulting totals are more aligned with population growth figures. 

··vear 2000 and 2010 projections assume a 30% increase in population, households a~d housing units per decade. 

Source: Census of Population and Housing (1980, 1990). 

Population & Housing Projections 

• • • ~11:93,, 
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SUPPLEMENTAL INFORMATION 

COMMERCIAL BUILDOUT 
SCENARIOS 
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StiE.('JMoS 
COMMERCIAL BUILD-OUT -PROJEc:TIONS 

THEORETICAL BUILDOUT SCENARIO (based on existing C zoning) 
Assumptions: 

• 35 foot height limit (3 stories) 
• 50 percent Jot coverage 
• 20 percent of vacant land in Gualala Redwood (Mill Bend) and Bower (Town Center) 

parcels dedicated to roads and utilities 
• Does not include potential redevelopment or residential development 

34 acres x .5 = 17 acres = 740,520 SF x 3 stories = 2,221,560 SF 
102 acres- 20.4 acres = 81.6 acres x .5 = 40.8 acres = 1,777,248 SF x 3 = 5,331744 SF 

Total New Development = 7,553,304 SF (41x increase) 

REASONABLE WORST -CASE SCENARIO 
Assumptions: 

• 28 foot height limit (2 stories) 
• 30 percent lot coverage 
• 20 percent of vacant land in Gualala Redwood (Mill Bend) and Bower (Town Center} 

parcels dedicated to roads and utilities 
• Does not include potential redevelopment or residential development 

34 acres x .3 = 10.2 acres = 444,312 SF x 2 stories = 888,624 SF 
81.6 acres x .3 = 24.48 acres = 1,066,349 x 2 stories = 2,132,698 SF 

Total New Development = 3,021,322 SF (16x increase) 

REDUCED DENSITY/COMMERCIAL-MIXED USE SCENARIO 
Assumptions: 

• 28 foot height limit ·(2 stories) east of Hwy 1, 18 foot height limit west of Hwy 1 
• 30 percent lot coverage . 
• 20 percent of vacant land in Gualala Redwood (Mill Bend) and Bower (Town Center) 

parcels dedicated to roads and utilities 
• Gualala Redwood (Mill Bend) and Bower (Town Center) developed w/ 30:70 mix of 

commercial/residential uses. 
Does not include potential redevelopment 

• '~·<"""' ''"'4 r- ::-
Total New Development = 1,528,433 SF (8x increase) 

• same as above 
• 20 percent lot coverage 

34 acres x .2 = 6.8 acres = 296,208 x 2 stories = 592,416 SF ·~ ' 
81.6 acres x .2 = 16.3 acres x .3 = 4.9 acres = 213,269 SF x 2 stories = 426,539 SF 

• 

• 

Total New Development = 1.018.955 SF IS.Sx lncreasil 

_Sc ~·1 
Commercial Build-out~ 

3/17/93 



•• '. GUALALA COM~ERC~~O~~RTY• SUMMARY •• r" ., 

Highway 
Acreage Commercial 

Total Commercial Land 166 acres ~~ 
71 parcels 24 parcels 

Developed 30 acres 5 acres 
40 parcels 13 parcels 

Undeveloped 136 acres 
.. 17 acres 

31 parcels· 11 parcels 

·Includes 5 parcels with residences and Bower's 40 + acre C property/ 
.. Excludes church properties, assumes firehouse and Chevron on 2 acres 

Parcel size 

Number of parcels 

Average 
Median 

2.2 acres 
.6 acres 

Less than Yz acre 32 
Yz - 1 acre 12 
1 - 2 acres 19 
2- 10 acres 5 
40+ acres 2 

Total square footage of C buildings 
Average building size 
Median building size 

Floor/Area ratio for C buildings 
Average FAR .14 
Median FAR .14 

185,367 SF 
4,500 SF 
2,800 SF 

~o~c.. 

Village Planned. 
Commercial Development 

GO~"~- .s 16~. 'Z./z_ ;" q l . (o 
40 acres> 

::: 

--- --" .~·-·. 

4 parcels 4 parcels 

23 acres 2 acres 
30 parcels 0 parcels 

17 acres 102 acres 
13 parcels 4 parcels 

1. ~ ;1. 7/'-4 ~- & lt"l, '2')_ -:<ra 
to- ,._..J 

- 3tJ '7, /?;1J ~ 1 r '2;0 ·· 
• .. 5 <1 t')1r0 

. / 
t::;\1.\-~1'1 

~ __;---

\ -;'2-)o'\t) 

'J-').~c.. 

VC- 40 

fp to~ - ,'l.fi;f-, . ._d,. .... ul-.\...~ 

~/z ~ ~ll' 
~ ~ 
1'1 3~.~ 

Lot Coverage for C buildings ·•• 
Average 
Median 

.14 

.13 

~\.~a-c.. 

Crf () G \J tvW I &\-\ tJ. \,l ;:.. l 0 ; . Co 
- lt-si2.~,c.,.~f t-.')::. l?S31~4( 

I I I K .1~ 
···~ 

\ 0 \<;"3~3 ... Assumes 113 of gross floor area is on 2nd story of 2-story buildings. 

( o~"- :::. 
11 c_ . ~L....r-7-,..,..,.,.. ... ~ry 3U '1 t:,-<1- r:f-:. ~-17\0~ "l~v.u > I 

1 
Commercial Property Summary 
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APN 

145-166-13 

145-162-01 

145-162-04 
145-162-05 
145-162-16 
145-164-16 
145-165-01 
145-165-02 

145-165-03 
145-165-04 
145-165-05 
145-165-06 
145-165-07 
145-165-08 

145-165-09 
145-165-10 

145-170-04 
145-183-03 
145-183-04 
145-183-05 
145-183-06 

145-181-11 
145-183-19 
145-191-01 

145-192-01 

145-192-02 

145-192-09 
145-192-13 

145-192-14 
145-261-02 

145-261-05 
145-261-08 
145-261-11 

145-261-12 
145-261-13 
145-261-14 
145-262-01 

r·· ..... 

OWNER 

JJ Bower 

Marks 

Coast Const 

Hodapp 

Swarz 

Wang 

Hopkins 

Mclaughlin 

Holm Timber 

Jacobs 

Jacobs 

Jacobs 

Jacobs 

Elzig 

Metcalf 

McDaniel 

Chung 

Osborn 

Swegle 

Carter 

Carter 

Baker 

Bokor 

Osborn 

JJ Bower 

Anderson 

Chudnofsky 

Hewitt 

Shugor 

Lucey 

JJ Bower 

GRedwoods 

JJ Bower 

Baxter 

JJ Bower 

Humber 

Perkins 

GUALALA COMMERCIAL PROPERTY: EXISTING CONDITIONS 

BUSINESS 

Food Co. 

Vat/Dentist/Arch 

Napa Auto 

4-plex rental 

ICO 

Cypress Properties 

Gallery Center 

Sea Trader 

Cheerful Chimneys 

Growing Concern 

Bakertown 

residence 

part of Seacliff 

Financial Services 

Whalopoint Lndg 

Sandpiper 

Carriage Shod 

Forte Gualala 

Surf Market 

Seacliff 

Surf Motel 

SomaNailsNidoo 

Empire Cafe/hotel 

trailer/rosldonco 

, ..... , ... ~··., 

LOT SIZE 

274428 

12000 

13100 

12000 

12000 

12000 

12GOO 

12750 

38150 

15000 

12000 

13000 

13100 

12000 

12000 

14000 

313632 

18300 

15500 

23000 

16000 

19600 

75600 

12000. 

12000 

12000 

12400 

12000 

12000 

44000 

29900 

70000 

82400 

45600 

75600 

79300 

19000 

·~ , . ·. 

VACANT LAND BLDG SIZE 

274428 

12000 

12000 

12GOO 

12000 

13000 

13100 

12000 

14000 

313632 

18300 

23000 

19600 

12000 

70000 

19000 

1550 

2400 

1800 

3G!>O 

700 

2400 

1400 

1000 

1000 

18000 

2304 

4400 

2652 

3748 

1748 

12000 

19040 

7454 

8480 

3000 

FARICOVERAGE NOTES 

0.13 

0.18 

0.15 

0.29 

0.02 

0.16 

0.12 

0.06 

0.06 

0.24 

0.19 

0.35 

0.22 

0.31 

0.04 

0.40 

0.20 

0.16 

0.11 

portion in Robinson Gulch 

adj. to Robinson Gulch (fill) 

0.04 plus hotol (opprovad) 

Commercial Property: Existing Conditions 
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1 
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APN OWNER BUSINESS VACANT LAND BLDG SIZE FAR/COVERAGE 

145-262·03 Berard ahopa/offico/gallery 45900 5000 0.11 

145-262-06 ON oil Toms Plumbing 19000 2400 0.13 . 
145-262-07 Waterman Waterman Racing 20000 1981 0.10 

145·262.08 Baptist Ch. Gualala Baptist Ch. 44000 44000 lot slze/3935 bldg size 

145-262-10 Jones Upper Crust Pizza 4500 1056 0.23 

145·262-12 Comm Ctr Kldd House/Storage 32000 3836 0.12 

145-262-13 Comm Ctr Gualala Comm Ctr 26000 7113 0.27 

145·262·15 Long Gualala Country Inn 25000 8425 0.34 

145-262-17 Juongling 43500 43500 
145-262·18 GRad woods 113256 113256 
145·262·22 Curtis Gualala Hotel 44000 8970 0.20 

145-262·23 Sundstrom Sund. Mall parking 27500 
145·262·24 Sundstrom Sund. Maii/Glftn6 72000 22992 0.32 
145·262·25 Sundstrom Post Office 9000 2800 0.31 
145·262-26 Cath Ch. 65340 65340 proposed church 

145·262·28 Pierpont Deli/PiaU 47400 2500 0.05 
145-262·29 Berard ex-Growing Concern 5000 400 0.08 
145·262-31 GRedwoods 97500 97500 
145·262-30 Sundstrom Pac Real Estate 56200 800 0.01 

.145-200·05 JJ Bowar Fire Station/Chevron 1960200 1873080 3700 0.19 
145·200·06 JJ Bower Cobbler /Cable l6400 2160 0.13 
145·200.07 JJ Bower Title/Insurance 25200 2600 0.10 
145·200·08 Swegle 31000 31000 
145·200·09 Rose 131987 131987 lincl· tO, -11) Cypress Village 

145·200·1 2 Coast Const 40000 40000 
', 

145-200-13 JJ Bower Water Co. 43500. 4400 0.10 
145·200·14 Coast Const 20500 20500 
145-200-15 Coast Const 51000 51000 
145·200-16 Spak 38500 38500 
145·200·17 Spek 22000 22000 
145·200·18 RCMS RCMS 31000 5500 0.18 
145-290·02 GRodwoods 87120 87120 
146·290.06 GRedwoods trailers/cabins 2439360 2439360 
145·290·07 Williams residence 43560 43560 

TOTAL COMM LAND 7268383 5948363 185367 0.14 

DEV'PD LAND 1320020 average 

UNDEV'PD LAND 5948363 

BUlL T COMM SPACE 185367 

Commercial Property: Existing Conditions 
Page 2 • 3/2/93 
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CUMULATIVE COMMERCIAL • 
PROJECTS LIST 

• 



..,_ 

''ir Cumulative Projects in Gualala ,. The following projects are either under construction, in the development review process, or "on the 
drawing boards" in Gualala: 

Cypress Village 12 residential units approved/under construction 
27,400 sf retail/office 

Swegle Apartments 20 residential units approved 

Bower office building 7,760 sf office CDP application submitted 
: 

Mary Star of the Sea 3,100 sf church approved/under construction 

Seacliff expansion 12 units vsf approved 

Gualala Arts Center 14,000 sf community facility CDUP application submitted 

Gualala Community Center 10,000 sf community facility on the drawing boards 

Creekside Village 10,000 sf retail/office on the drawing boards 

Gualala Overlook 6,000 sf retail/office on the drawing boards •• Lower Mill site 300 units residential on the drawing boards 
.~ 

·-: Lower Mill site 62,700 sf commercial on the drawing boards 

Lower Mill site 132 units vsf on the drawing boards 

Lower Mill site 20,000 sf conference center, on the drawing boards 
restaurant/bar 

Lower Mill site 19,000 sf library, on the drawing boards 
community center 

Gualala Redwoods Industrial 30 acres light industrial/ on the drawing boards 
warehouse 

Gualala Redwoods Industrial 39 acres sawmill on the drawing boards 

TOTALS: 

Residential units 332 units 

• Commercial (retail/office) 143,860 sq. ft . 
Visitor Accommodations 146 units 
Community Facilities 46,100 sq. ft. 
Light Industrial 30 acres 
Heavy Industrial 39 acres 



SUPPLEMENTAL INFORMATION 

GUALALA COMMUNITY SERVICES 
DISTRICT SUMMARY 

AND 
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~ ~ Information on Gualala Community Services District (GCSD) Sewer Service 
·. As of October 1994. 

ANERAL INFORMATION 
: ~e current function of the GCSD is to provide sewer service to the Gualala areas shown on the map following this page. 

The GCSD is governed by an elected body with four year terms for 5 board members. 

The GCSD operates a 18 acre tertiary treatment plant just south of the Gualala River in Sonoma County approximately 1 
mile east of highway 1. 

In addttion to Gualala treatment obligations, the GCSD has long-term mutually beneficial agreements wfth Sonoma County 
and Sea Ranch Village. These agreements involve Sea Ranch supplying water to the treatment plant and the treatment 
plant supplying water, post treatment, to the goH course. Currently the goH course recycled water needs are approximately 
18 million gallons a year and are projected to rise up to 50 million gallons when the 2nd nine holes of the course is 
completed. The GSCD will be receiving revenue from the Sea Ranch Village for suppying recycled water used by the goH 
course. 

CAPACITY and USE AREA 
The 1430 acres the GCSD is authorized to serve are divided into 4 zones. Currently zones 1 and 2 are on-line (see map). 
The treatment plant currently receives 35,000 to 40,000 gallons a day of sewage from the Gualala area. The current service 
capacity of the treatment plant is approximately 625 ESDs. One ESD represents approximately enough service for 2.8 
people living in a dwelling (approximately 200 gallons a day). A GCSD ordinance serves as guidelines for the ESD 
requirements of a given building. (Example, a motel room equals .5 ESD) 

.• urrently 380 ESD's are being billed and soon 425 ESDs will be billed ("Breakers• and Cypress Village completion). At 500 

. : D1
S in use, {80% of 625 ESD's) the Board must inftiate treatment plant expansion plans. 

~ 

COST ,~ 

Currently each ESD user must pay a $10,365 hook-up fee, which is put in a capital expansion account to be used 
exclusively for future expansion of the plant. The user must provide sewer piping to the nearest sewer hook-up point. The 
current monthly use fee is $45 per ESD. All commercial and residential property in zones 1 and 2 must use the sewer 
system. 

The current budget for the GCSD is $243,200 for fiscal year 94-95. 
Currently a general manager (grade 3 operator) and one full-time employee operate and maintain the sewer plant and 
system. 

OVERVIEW OF TREATMENT PLANT PROCESS AND OPERATION 

Stages of Treatment: 

1) Each sewer service user must have one 1100 gallon •interceptor" underground tank at the service site per ESD of use. 
The purpose of the •interceptor" tank is to catch solid waste and allow only liquid waste components to enter the sewer 
system. If the interceptor tank becomes full, the GCSD will pump h for free; local subcontractors pump and dispose of the 
contents of interceptor tank. · 

2) Aeration: Waste stream is exposed to air via nozzle system and injected into 380,000 gallon holding pond. 
3) Clarification: Adds polymer to waste steam to coagulate waste in water. 
4) Fitter: Sand type fiHering. 
~ Chlorination: kills microorganisms. 
~ Storage : 7 million gallons per pond, currently 3 storage ponds. 

7) Recycle: Water used for irrigation at Sea Ranch Village goH course. 
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LEGEND 

:;;.:;;;.~,.::. CommunitY Services District (CSOl Boundary 
._ ____ CSD Zone Boundary 

•••••••••••• Coastal Zone Boundary 

•m:.;:u-;: .. s.• Sewer System Asseument District/ 
Planning Area Boundary 

FiGURE 1-2 

GCSD BOUNDARY AND ZONES 
. 
' . . . . • . . 
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December 2, 1994 

NORTH GUALALA WATER CO. , INC. 
P. 0. Box 1000 

Gualala, Ca. 95445-1000 
PH# (707}884-3579 

FAX# (707)884-1620 

North Gualala Water Company, Inc. is a privately owned public 
utility governed by the California Public Utilities Commission. 
Water quality is regulated by the State Department of Health 
Services. North Gualala Water Company, Inc. has been operating 
since 1954. 

SERVICE AREA: The area in which service is or could be furnished 
by this utility is delineated in the service area map attached 
and is described as follows: 

Gualala and vicinity, located approximately 15 miles south 
of Point Arena, Mendocino County. 

.• SOURCES: Water sources are deep wells and surface sources. 
l 

• 

GENE~~: Presently there are 902 customers, which are all metered 
and billed monthly. Of-that 902, approximately 9% are commercial 
customers. The average residential bill is $28.55. See attached 
Service area map and current rate schedule . 
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NORTH GUALALA WATER COMPANY 1 Inc. 
P. o. Box 1000 

Gualala, Ca. 95445-1000 
Ph # 707-884-3579 

May 25, 1994 

NOTICE TO CUSTOMERS 

The current rates as approved by the California Public 
Utilities Commission as shown below: 

RATES 
Per. Meter Per Month 

Quantity Rate: . 
All Water, per 100· cu. ft ....... w.$ 2.74 

I •''•• '' .... '· 

Service Charge: ~. , , 
For 5/8 x 3/A._inch meter ............ $ 19.10 
For 3/4-inch meter ............ $ 23.90 
For l-inch meter ............ $ 34.p0 
For l-l/2-inch meter ............ $ 57.00 
For 2-inch meter ........... ,$ 82.00 
For 3-inch meter ............ $154.80 
For 4-inch meter ............ $234.80 

The service charge is a readiness-to-serve charge applicable to 
all metered service and to which is added the charge for water 
used computed at the Qu~ntity Rates. 

SPECIAL CONDITIONS 

1. As authorized by the California Public Utilities Commission, 
all bi.lls are subject to a one-time surcharge of $7.96. This 
charge offsets the Department of Health Services fee as billed to 
North Gualala Water Company for fiscal year July 1, 1992 to June 
·30, 1993, and Environmental Protection Agency's adopted National 
Primary Drinking Water Regulations for water testing. 

2. All bills are subject to the reimbursement fee set forth on 
Schedule UF. 



SUPPLEMENTAL INFORMATION 

LIST OF GUALALA MUNICIPAL ADVISORY COUNCIL MEMBERS 
INVOLVED IN PREPARATION OF THE GUALALA TOWN PLAN 

Mardi Teale (Chair of Plan Committee) 

Pat Brunner 
Daren Gabriel 
Vivian Green 
Doug Hammerstrom 
Mike Henderson 
Jim Lotter 
Cathleen McAllister 
Leighton Nelson 
Don Plenty 
Linda Ruffing 
Naomi Schwarz 
Paul Styskal 
Jean Swegle 
Jerry Tinkess 
Lindsay Yurek 

Note: In addition to GMAC members, more than 300 local residents, property owners, business people 
and visitors contributed to the formation of the Gualala Town Plan, participating in workshops, GMAC 
meetings, and countless Plan Committee meetings during the five-year planning process. 

• 

• 

• 


