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Construction of a 3,400-square-foot, two-
story, single-family residence with attached
garage, well/pump-house, septic system, and
driveway.

Redesign residence such that footprint
deviates from approved plans, but residence
remains in the same location on the parcel,
and the square footage and height does not
increase.
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DESCRIPTION OF PROPOSED

AMENDMENT NO. 2: Modify the design of the approved residence
to (a) simplify the exterior and roofline, (b)
lower the overall building height by 1’6", (c)
reconfigure the floor plan and relocate the
garage within the same footprint, (d) change
the exterior colors to incorporate muted dark
earth tones, and (e) reduce the floor area to
3,258 square feet.

GENERAL PLAN DESIGNATION: Rural Residential — 5-acre minimum (Rural
Residential — 2 acre minimum): Floodplain
(RR-5 [RR-2]: FP)

SUBSTANTIVE FILE DOCUMENTS: CDP No. 1-91-06; CDP Immaterial
Amendment No. 1-91-06-A; Mendocino
County LCP

SUMMARY OF STAFF RECOMMENDATION:

The staff recommends that the Commission approve with conditions the requested
amendment to the coastal development permit. The Commission originally approved
Coastal Development Permit No. 1-91-06 (Johnston) for the construction of a 3,400-
square-foot, two-story, 28-foot-high, single-family residence with attached garage,
well/pump-house, septic system and driveway. In 1995, the Executive Director granted
an immaterial amendment (1-91-06-A), which authorized the redesign of the residence
within the same location on the parcel. The parcel has since been sold to the current
applicant who is proposing to further modify the design of the approved residence to (a)
simplify the exterior and roofline, (b) lower the overall building height by 1°6”, (c)
reconfigure the floor plan and relocate the garage within the same footprint, (d) change
the exterior colors to incorporate muted dark, earth tones, and (e) reduce the floor area to
3,258-square feet. The proposed amendment would locate the newly designed residence
entirely within the development footprint originally approved by the Commission.

The project site is located just north of Fort Bragg, on the west side of Highway One, off
of Church School Lane. Immediately west of the subject parcel is a portion of the ten-
mile-long abandoned Georgia-Pacific haul road that is currently owned by the
Department of Parks and Recreation and now provides public access to the adjacent
MacKerricher State Park beach frontage.  The subject parcel contains three
environmentally sensitive habitat areas (ESHA) including (1) Virgin Creek and its
associated riparian area located along the southern boundary of the parcel, (2) an
unnamed stream and its associated riparian area that traverses the site from north to south
and drains into Virgin Creek, and (3) an area of active sand dunes located in the
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southwest corner of the site. A portion of a recorded archaeological site is located within
the sand dune area.

Staff recommends that the Commission impose eight (8) special conditions for the
amendment request, several that are similar to those imposed for the original permit and
several new conditions, to ensure that the re-designed residence is consistent with the
environmentally sensitive habitat area, water quality, visual resource, and cultural
resource protection policies of the Mendocino County LCP.

Staff recommends that the Commission impose Special Condition No. 1 to protect
environmentally sensitive riparian and sand dune habitat on the site. This condition
would restrict the use of all of the ESHA, including the riparian habitat and sand dune
area, as well as a 50-foot buffer area around the ESHA as open space within which no
development may take place. The applicant has submitted an updated biological report
and buffer width analysis that substantiates the proposed buffer width as being adequate
to protect the ESHA.

To further ensure the protection of the ESHA and water quality, Staff also recommends
Special Condition No. 2 which requires the applicant to submit an erosion and runoff
control plan for review and approval of the Executive Director prior to the issuance of the
coastal development permit demonstrating that the runoff from the site is collected and
directed away from the ESHA in a non-erosive manner into pervious areas on the site so
as to achieve infiltration to the maximum extent practicable and that erosion control
measures are in place during and following construction. The applicant is not proposing
any landscaping as part of the proposed project. However, to ensure that the ESHA is not
adversely impacted by any future landscaping of the site, Staff recommends Special
Condition No. 3 that requires only native and/or non-invasive plant species be planted at
the site. In addition, Special Condition No. 4 requires the temporary placement and
maintenance of a construction barrier along the entire length of the 50-foot buffer line to
protect the riparian vegetation and streams during construction. As conditioned, the
environmentally sensitive areas would be protected from any significant disruption of
habitat values and water quality would be maintained.

To ensure the protection of visual resources, Staff recommends that the Commission
impose Special Condition No. 5, which would require that all exterior lighting be low-
voltage and directionally cast downward to minimize the project’s impacts on visual
resources and require that the residence be comprised of dark, earth tone colors and non-
reflective materials. The proposed amended residential structure would be reduced in
size and mass and would be located entirely within the development footprint previously
approved by the Commission. While the development would be visible from the haul
road, which provides public access to MacKerricher State Park and the beach, the
development would not block views to the ocean and, with the proposed dark earth tone
colors, the development is compatible with its surroundings, including the other two-
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story single-family residences that are also visible from the haul road. As conditioned,
the amended residence would be consistent with the visual resource policies of the LCP.

Additionally, due to the fact that there are known archaeological resources in the adjacent
sand dune area, Staff recommends the Commission impose Special Condition No. 6 to
protect potential archaeological resources on the building site. Similar to the original
condition imposed by the Commission for the originally approved project, this condition
would require that all construction cease should any additional archaeological resources
be discovered during construction, and that an archaeologist must then inspect the
property and recommend appropriate mitigation measures, and a permit amendment
applied for to implement this mitigation plan.

Future development of accessory structures or other improvements to the single family
residence such as storage sheds, yard improvements, pathways, or grading for
landscaping improvements, could potentially adversely affect the adjacent ESHA and/or
archaeological resources. Many of these kinds of improvements to single family homes
are normally exempt from the need to obtain a coastal development permit under Section
30610(a) of the Coastal Act. To ensure that any future development on the subject
property that is not proposed under the current application would not adversely affect the
ESHA or archaeological resources on the site, Staff recommends that the Commission
attach Special Condition No. 7 requiring that any future development on the subject
property would require a coastal development permit or permit amendment. This
requirement would enable the Commission to review such development and ensure that
the development would be located and designed in a manner that would not adversely
affect coastal resources.

Lastly, Staff recommends that the Commission impose Special Condition No. 8, which
requires the applicant to record and execute a new deed restriction that would replace the
deed restriction recorded pursuant to the requirements of the original permit to impose
the special conditions of this permit amendment as covenants, conditions and restrictions
on the use and enjoyment of the property to assure that future owners of the property are
aware of the CDP requirements applicable to all future development.

Staff recommends that the Commission find that the proposed amended development, as
conditioned, is consistent with the policies of the Mendocino County LCP regarding new
development, ESHA, water quality, visual resources, and archaeological resources and
the LCP and Coastal Act policies regarding public access.

The Motion to adopt the staff recommendation can be found on page 8.
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STAFE NOTES:

1. Procedure and Background:

Section 13166 of the California Code of Regulations states that the Executive Director
shall reject an amendment request if it (a) lessens or avoids the intent of the approved
permit unless (b) the applicant presents newly discovered material information, which he
or she could not, with reasonable diligence, have discovered and procured before the
permit was granted.

Coastal Development Permit No. 1-91-06 (Johnston) was approved for the construction
of a 3,400-square-foot, two-story, 28-foot-high single-family residence with attached
garage, well/pump-house, septic system and driveway.

The Commission granted this permit on August 14, 1991 with four special conditions: (1)
requiring the applicant to execute and record a deed restriction establishing a 50-foot
buffer area from (a) the portion of Virgin Creek located on the subject parcel, (b) the
riparian vegetation adjacent to the unnamed stream, and (c) the active sand dune habitat,
and requiring that no alteration of landforms, removal of vegetation, or erection of
structures shall occur within those areas designated for protection, and that any future
development or additions to the subject development shall be subject to a coastal
development permit amendment or a separate coastal development permit; (2) requiring
that if any archaeological resources are discovered on the project site during construction,
all work that could damage or destroy these resources be suspended and the applicant
have an archaeologist inspect the site and determine appropriate mitigation measures, and
that the applicant apply to the Commission for a permit amendment to authorize this
mitigation plan; (3) requiring that a construction barrier be erected along the entire length
of the 50-foot riparian buffer to prevent workers and equipment from entering sensitive
habitat areas along the two streams during construction; and (4) requiring that all exterior
lights be low-voltage, non-reflective, and be directionally cast downward so that they will
not shine or glare beyond the limits of the parcel (See Exhibit No. 6).

On March 16, 1995 the Executive Director granted an immaterial amendment (1-91-06-
A) to the above-described CDP. This immaterial amendment authorized the redesign of
the residence such that the footprint would deviate from approved plans, but the size
would not increase and the residence would be in the same location on the parcel (See
Exhibit No. 6). No new special conditions were imposed with Permit Amendment No. 1-
91-06-Al.

The current amendment request seeks to modify the design of the approved house to (a)
simplify the exterior and roofline, (b) lower the overall building height by 1°6”, (c)
reconfigure the floor plan and relocate the garage within the same footprint, (d) change
the exterior colors to incorporate muted dark earth tones, and (e) reduce the floor area to
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3,258-square feet. The proposed amendment would locate the newly designed residence
entirely within the development footprint originally approved by the Commission.

Upon receipt of the amendment request, the Executive Director accepted the amendment
request for filing on the basis that with conditions, the proposed modifications to the project
could be made consistent with the policies of the certified LCP and the public access and
recreation policies of the Coastal Act, and would not lessen or avoid the intent of the
Commission’s prior action on the original permit (CDP No. 1-91-06) and the first permit
amendment (Exhibit No. 7).

With the inclusion of Special Condition Nos. 1, 2, 3, and 4, the proposed amendment
would be consistent with the environmentally sensitive habitat areas (ESHA) policies of
the LCP. Special Condition No. 1 would restrict use of all of the ESHA, including the
riparian habitat and sand dune area, as well as a 50-foot buffer from the outer edge of (a)
the riparian vegetation adjacent to Virgin Creek, (b) the riparian vegetation adjacent to
the unnamed stream, and (c) the active sand dune habitat, and require that no alteration of
landforms, removal of vegetation, or erection of structures occur within those areas.
Special Condition No. 2 requires the applicant to submit an erosion and runoff control
plan for review and approval of the Executive Director prior to the issuance of the coastal
development permit demonstrating that the runoff from the site is collected and directed
away from the ESHA in a non-erosive manner into pervious areas on the site so as to
achieve infiltration to the maximum extent practicable and that erosion and sediment
control measures are implemented. Special Condition No. 3 requires that only native
and/or non-invasive plant species are planted at the site. Special Condition No. 4 would
require the installation and maintenance of a construction barrier along the length of the
riparian buffer lines to prevent workers and equipment from entering the streams. As
conditioned, the project would (a) protect the same areas that were required to be
protected as ESHA and restricted from development under the Commission’s original
approval, (b) include additional measures to protect the ESHA from runoff and invasive
species, and (c) be consistent with the ESHA protection policies of the LCP.

The proposed amended design of the house would not adversely affect visual resources
and would be consistent with the visual resource protection policies of the LCP, as the
redesigned residence would be located entirely within the previously approved
development footprint, the exterior colors would be muted, dark earth tones, and the
residence would be compatible with the character of the surrounding area. Staff
recommends Special Condition No. 5, which would require (A) that all exterior lights be
low-voltage, non-reflective, and directionally cast downward so that they will not shine
or glare beyond the limits of the parcel and requires, and (B) that the current owner or
any future owner shall not repaint or stain the house or other approved structures with
products that will lighten the color of the house or other approved structures without an
amendment to this permit and that all exterior materials, including roofs and windows, be
non-reflective to minimize glare. As conditioned, the project would (a) be somewhat
smaller and have less impact on visual resources than the house design originally
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approved by the Commission, (b) include additional measures to protect visual resources,
and (c) be consistent with the visual resource protection policies of the LCP.

The proposed amended development would have no greater impact on public access to
the coast than the originally approved project, as the house with its revised design would
still be located within the same footprint as the originally approved house. As
conditioned, the project would be consistent with the public access policies of the
certified LCP and the Coastal Act.

With the inclusion of Special Condition No. 6, which would require that if any
archaeological resources are discovered on the project site during construction, all work
that could damage or destroy these resources be suspended and the applicant have a
qualified archaeologist inspect the site and determine appropriate mitigation measures
and that the applicant apply to the Commission for a permit amendment to authorize this
mitigation plan, the proposed amendment would be consistent with the archeological
resource policies of the certified LCP.

With the inclusion of Special Condition No. 7 requiring that any future development on
the subject property, including accessory structures or other improvements to the single
family residence normally exempt from the need to obtain a coastal development permit
under Section 30601(a) of the Coastal Act, require a coastal development permit or
permit amendment, the Commission would be able to review such development and
ensure that the development would be located and designed in a manner that would not
adversely affect the adjacent environmentally sensitive habitat areas or archaeological
resources.

Finally, with the inclusion of Special Condition No. 8, which would require the applicant
to record and execute a new deed restriction that would replace the deed restriction
recorded pursuant to the requirements of the original permit to impose the special
conditions of this permit amendment as covenants, conditions and restrictions on the use
and enjoyment of the property, future purchasers of the property would be informed of all
of the coastal development permit requirements that pertain to the property.

Therefore, for the reasons discussed above, the Executive Director has determined that
the proposed amendment, as conditioned, would not lessen the intent of the
Commission’s prior action on the original permit. Since this amendment request would
not result in a lessening or avoidance of the intent of the originally approved permit, the
Executive Director has accepted the amendment for processing.

2. Standard of Review

The original permit was approved by the Commission in 1991, prior to certification of the
Mendocino County LCP. The standard of review for the project at that time was the
Chapter 3 policies of the Coastal Act. The Coastal Commission effectively certified
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Mendocino County’s LCP in October of 1992. Pursuant to Section 30604 of the Coastal
Act, after effective certification of an LCP, the standard of review for all coastal permits
and permit amendments for developments located between the first public road and the
sea is the certified LCP and the public access policies of the Coastal Act.

3.

Commission Action Necessary

The Commission must act on the application at the May 12, 2006 meeting to meet the
requirements of the Permit Streamlining Act unless the applicant extends the deadline for
Commission action.

MOTION, STAFF RECOMMENDATION AND RESOLUTION:

Motion:

I move that the Commission approve Coastal Development Permit Amendment
No. 1-91-06-A2 pursuant to the staff recommendation.

Staff Recommendation of Approval:

Staff recommends a YES vote. Passage of this motion will result in approval of
the permit as conditioned and adoption of the following resolution and findings.
The motion passes only by affirmative vote of a majority of the Commissioners
present.

Resolution to Approve Permit:

The Commission hereby approves a coastal development permit for the proposed
development and adopts the findings set forth below on grounds that the
development as conditioned will be in conformity with the policies of Chapter 3
of the Coastal Act. Approval of the permit complies with the California
Environmental Quality Act because feasible mitigation measures and/or
alternatives have been incorporated to substantially lessen any significant adverse
effects of the development on the environment.

STANDARD CONDITIONS: (See attached Appendix A)
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1.

SPECIAL CONDITIONS:

Open Space Restriction

No development, as defined in Section 30106 of the Coastal Act shall occur (1)
within the area to the south and west of the line labeled “Edge of Riparian Area”
on Exhibit No. 3 attached to this staff report, or (2) within 50 feet to the north and
east of the line labeled “Edge of Riparian Area” on Exhibit No. 3 and as described
and depicted in an Exhibit attached to the Notice of Intent to Issue Permit (NOI)
that the Executive Director issues for this permit except for:

1. planting of native vegetation and the restoration of environmentally
sensitive habitat if approved by the Coastal Commission as an amendment
to this coastal development permit.

PRIOR TO ISSUANCE BY THE EXECUTIVE DIRECTOR OF THE NOI
FOR THIS PERMIT, the applicant shall submit for the review and approval of
the Executive Director, and upon such approval, for attachment as an Exhibit to
the NOI, a formal legal description and graphic depiction of the portion of the
subject property affected by this condition, as generally described above and
shown on Exhibit No. 3 attached to this staff report.

Erosion and Runoff Control Plan

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT,
the applicant shall submit to the Executive Director, for review and written
approval, an erosion and runoff control plan demonstrating the following:

(1) Straw bales shall be installed to contain runoff from construction areas;

(2) On-site vegetation shall be maintained to the maximum extent possible during
construction;

(3) Any disturbed areas shall be replanted or seeded with native vegetation
following project completion;

(4) All on-site stockpiles of construction debris shall be covered and contained to
prevent polluted water runoff; and

(5) Runoff from the roof and other impervious surfaces of the development shall
be collected and directed away from the riparian and sand dune
environmentally sensitive habitat areas (ESHA) as shown on Exhibit No. 7 in
a non-erosive manner into pervious areas of the site (i.e. undeveloped areas,
landscaped areas) to achieve infiltration to the maximum extent practicable.
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B.

The permittee shall undertake development in accordance with the approved final
plans. Any proposed changes to the approved final plans shall be reported to the
Executive Director. No changes to the approved final plans shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is legally required.

Construction Barrier

A construction barrier consisting of temporary construction fencing or netting
shall be erected and maintained along the entire length of the 50-foot riparian
buffer line to prevent workers and equipment from entering the sensitive habitat
area along the two streams during construction.

Landscaping Restriction

No plant species listed as problematic and/or invasive by the California Native
Plant Society, the California Exotic Pest Plant Council, or by the State of
California shall be employed or allowed to naturalize or persist at the site of the
proposed demolition. No plant species listed as a ‘noxious weed’ by the State of
California or the U.S. Federal Government shall be utilized within the property.

Design Restrictions

All exterior lights, including any lights attached to the outside of the buildings,
shall be the minimum necessary for the safe ingress and egress of the structures,
and shall be low-wattage, non-reflective, shielded, and have a directional cast
downward such that no light will shine beyond the boundaries of the subject
parcel; and

All exterior siding, trim, fascia, and roofing of the proposed structure shall be
composed of the colors proposed in the application or darker earth tone colors
only. The current owner or any future owner shall not repaint or stain the house
or other approved structures with products that will lighten the color of the house
or other approved structures without an amendment to this permit. In addition, all
exterior materials, including roofs and windows, shall be non-reflective to
minimize glare.

Area of Archaeological Significance

The applicant shall comply with all recommendations and mitigation measures
contained in the Archaeology Plan prepared for the project by Jay M. Flaherty,
Archaeological Services, dated November 9, 1988.

If an area of cultural deposits is discovered during the course of the project:
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(i)

(i)

All construction shall cease and shall not recommence except as provided
in subsection C hereof; and

Within 90 days after the date of discovery of such deposits, the applicant
shall provide evidence to the Executive Director of execution and
recordation of a deed restriction, in a form and content acceptable to the
Executive Director: (1) indicating that, pursuant to this permit, the
California Coastal Commission has authorized development on the subject
property, subject to terms and conditions that restrict the use and
enjoyment of that property (hereinafter referred to as the “Standard and
Special Conditions”); and (2) imposing all Standard and Special
Conditions of this permit as covenants, conditions and restrictions on the
use and enjoyment of the Property. The deed restriction shall include a
legal description of the applicant’s entire parcel or parcels. It shall also
indicate that, in the event of an extinguishment or termination of the deed
restriction for any reason, the terms and conditions of this permit shall
continue to restrict the use and enjoyment of the subject property so long
as either this permit or the development it authorizes — or any part,
modification, or amendment thereof — remains in existence on or with
respect to the subject property.

C. An applicant seeking to recommence construction following discovery of the
cultural deposits shall submit a supplementary archaeological plan for the review
and approval of the Executive Director. In order to protect archaeological
resources, any further development may only be undertaken consistent with the
provisions of the supplementary archaeological plan.

(i)

(i)

If the Executive Director approves the Supplementary Archaeological Plan
and determines that the Supplementary Archaeological Plan’s
recommended changes to the proposed development or mitigation
measures are de minimis in nature and scope, construction may
recommence after the Executive Director receives evidence of recordation
of the deed restriction required above.

If the Executive Director approves the Supplementary Archaeological Plan
but determines that the changes therein are not de minimis, construction
may not recommence until after an amendment to this permit is approved
by the Commission and the Executive Director receives evidence of
recordation of the deed restriction required above.

7. Future Development Restriction

This permit is only for the development described in coastal development permit
No. 1-91-06-A2. Pursuant to Title 14 California Code of Regulations section
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V.

13250(b)(6), the exemptions otherwise provided in Public Resources Code section
30610(a) shall not apply to the development governed by coastal development
permit No. 1-91-06-A2. Accordingly, any future improvements to the single
family house authorized by this permit, including but not limited to repair and
maintenance identified as requiring a permit in Public Resources section 30610(d)
and Title 14 California Code of Regulations sections 13252(a)-(b), shall require an
amendment to Permit No. 1-91-06-A2 from the Commission or shall require an
additional coastal development permit from the Commission or from the
applicable certified local government.

Deed Restriction

PRIOR TO ISSUANCE OF THIS COASTAL DEVELOPMENT PERMIT
AMENDMENT (1-91-06-A2), the applicant shall submit to the Executive
Director for review and approval, documentation demonstrating that the applicant
has executed and recorded against the parcel(s) governed by this permit
amendment a deed restriction, in a form and content acceptable to the Executive
Director: (1) indicating that, pursuant to this permit, as amended, the California
Coastal Commission has authorized development on the subject property, subject
to terms and conditions that restrict the use and enjoyment of that property; and
(2) imposing the Special Conditions of this permit, as amended, as covenants,
conditions and restrictions on the use and enjoyment of the property. The deed
restriction shall include a legal description of the entire parcel or parcels governed
by this permit amendment. The deed restriction shall also indicate that, in the
event of an extinguishment or termination of the deed restriction for any reason,
the terms and conditions of this permit, as amended, shall continue to restrict the
use and enjoyment of the subject property so long as either this permit or the
development it authorizes, or any part, modification, or amendment thereof,
remains in existence on or with respect to the subject property. This deed
restriction shall supercede and replace the deed restriction(s) recorded
pursuant to Special Condition No. 1 of 4 of Coastal Development Permit No.
1-91-06 approved on August 14, 1991, which deed restriction(s) is recorded
as Instrument No. 23992 in the official records of Mendocino County.

FINDINGS AND DECLARATIONS FOR APPROVAL

The Commission hereby finds and declares:

1.

Site Description

The project site is located just north of Fort Bragg, on the west side of Highway One, off
of Church School Lane, a private drive that serves several residences and a school in this
rural neighborhood. Immediately west of the subject parcel is a portion of the ten-mile-
long abandoned Georgia-Pacific haul road that is now owned by the Department of Parks
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and Recreation and provides public access to the adjacent MacKerricher State Park beach
frontage. The proposed development would not be visible from Highway One, but would
be visible from both the haul road and from the state beach. The site is not within a
designated highly scenic area.

The subject parcel contains three areas of environmentally sensitive habitat including (1)
Virgin Creek and its associated riparian vegetation located along the southern boundary
of the parcel, (2) an unnamed stream and its associated riparian vegetation that traverses
the site from north to south and drains into Virgin Creek, and (3) an area of active sand
dunes located in the southwest corner of the site. A portion of a recorded archaeological
site is located on the parcel in a location more than 100 feet away from the proposed
development. (See Exhibit No. 3.)

The subject parcel is designated in the County's Land Use Plan as Rural Residential-5
[Rural Residential-2]: Floodplain (RR-5 [RR-2]:FP), meaning that there may be one
parcel for every five acres, or one parcel for every two acres with proof of water, and that
the lot may be subject to inundation by a 100-year flood. The subject parcel, which is
approximately 4.7 acres in size, is a legal conforming lot.

2. Project Amendment Description

The originally approved project included construction of a 3,400-square-foot, 28-foot-
high, two-story, single-family residence with an attached garage, driveway,
well/pumphouse, and septic system. This permit was amended immaterially in 1995 to
redesign the residence such that the footprint deviated from approved plans, but square
footage and height did not increase, and the residence remained in the same location on
the parcel. Portions of the approved development have commenced, including the
construction of the gravel driveway, septic system, and well. Therefore, the permit is
considered vested.

The current amendment request proposes to (a) modify the design of the approved house
to simplify the exterior and roofline including reducing the pitch and eliminating the
large, exposed gable ends, (b) lower the overall building height by 1°6”, (c) reconfigure
the floor plan and relocate the garage within the same footprint, (d) change the exterior
colors to incorporate muted dark earth tones, and (e) reduce the floor area to 3,258-square
feet. The proposed amendment would locate the newly designed residence entirely
within the development footprint originally approved by the Commission. Exterior
surfaces, including roofing materials, siding, windows, doors, gutters, and trim details
would incorporate dark, earth tone colors, including “balsam sage” roofing, “woodland
brown” decks, “cabot moss” siding, fascia, and trim, “brownstone” windows and doors,
and copper gutters and downspouts.
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3. Environmentally Sensitive Habitat Areas (ESHA)

LCP Policies

Environmentally Sensitive Habitat Areas (ESHA) are defined on page 38 of the
Mendocino County LUP as:

Any areas in which plant or animal life or their habitats are either rare or especially
valuable because of their special nature or role in an ecosystem and which could be
easily disturbed or degraded by human activities and developments.

Coastal Zoning Code Section 20.496.010 “Environmentally Sensitive Habitat and other
Resource Areas—Purpose” states (emphasis added):

...Environmentally Sensitive Habitat Areas (ESHA's) include: anadromous fish streams,
sand dunes, rookeries and marine mammal haul-out areas, wetlands, riparian areas,
areas of pygmy vegetation which contain species of rare or endangered plants and
habitats of rare and endangered plants and animals.

LUP Policy 3.1-7 states:

A buffer area shall be established adjacent to all environmentally sensitive habitat areas.
The purpose of this buffer area shall be to provide for a sufficient area to protect the
environmentally sensitive habitat from significant degradation resulting from future
developments. The width of the buffer area shall be a minimum of 100 feet, unless an
applicant can demonstrate, after consultation and agreement with the California
Department of Fish and Game, and County Planning Staff, that 100 feet is not necessary
to protect the resources of that particular habitat area and the adjacent upland
transitional habitat function of the buffer from possible significant disruption caused by
the proposed development. The buffer area shall be measured from the outside edge of
the environmentally sensitive habitat areas and shall not be less than 50 feet in width.
New land division shall not be allowed which will create new parcels entirely within a
buffer area. Developments permitted within a buffer area shall generally be the same as
those uses permitted in the adjacent environmentally sensitive habitat area and must
comply at a minimum with each of the following standards:

1. It shall be sited and designed to prevent impacts which would significantly
degrade such areas;

2. It shall be compatible with the continuance of such habitat areas by maintaining
their functional capacity and their ability to be self-sustaining and to maintain
natural species diversity; and

3. Structures will be allowed within the buffer area only if there is no other feasible
site available on the parcel. Mitigation measures, such as planting riparian
vegetation, shall be required to replace the protective values of the buffer area on
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the parcel, at a minimum ratio of 1:1, which are lost as a result of development
under this solution.

Coastal Zoning Code Section 20.496.020 “Environmentally Sensitive Habitat and other
Resource Areas—Development Criteria” states:

(A) Buffer Areas. A buffer area shall be established adjacent to all environmentally
sensitive habitat areas. The purpose of this buffer area shall be to provide for a sufficient
area to protect the environmentally sensitive habitat from degradation resulting from
future developments and shall be compatible with the continuance of such habitat areas.

(1) Width. The width of the buffer area shall be a minimum of one hundred (100) feet,
unless an applicant can demonstrate, after consultation and agreement with the
California Department of Fish and Game, and County Planning staff, that one
hundred (100) feet is not necessary to protect the resources of that particular habitat
area from possible significant disruption caused by the proposed development. The
buffer area shall be measured from the outside edge of the Environmentally Sensitive
Habitat Areas and shall not be less than fifty (50) feet in width. New land division
shall not be allowed which will create new parcels entirely within a buffer area.
Developments permitted within a buffer area shall generally be the same as those
uses permitted in the adjacent Environmentally Sensitive Habitat Area.

Standards for determining the appropriate width of the buffer area are as follows:

(a) Biological Significance of Adjacent Lands. Lands adjacent to a wetland,
stream, or riparian habitat area vary in the degree to which they are
functionally related to these habitat areas. Functional relationships may exist
if species associated with such areas spend a significant portion of their life
cycle on adjacent lands. The degree of significance depends upon the habitat
requirements of the species in the habitat area (e.g., nesting, feeding,
breeding, or resting).

Where a significant functional relationship exists, the land supporting this
relationship shall also be considered to be part of the ESHA, and the buffer
zone shall be measured from the edge of these lands and be sufficiently wide
to protect these functional relationships. Where no significant functional
relationships exist, the buffer shall be measured from the edge of the wetland,
stream, or riparian habitat that is adjacent to the proposed development.

(b) Sensitivity of Species to Disturbance. The width of the buffer zone shall be
based, in part, on the distance necessary to ensure that the most sensitive
species of plants and animals will not be disturbed significantly by the
permitted development. Such a determination shall be based on the following
after consultation with the Department of Fish and Game or others with
similar expertise:
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(i) Nesting, feeding, breeding, resting, or other habitat requirements of
both resident and migratory fish and wildlife species;

(if) An assessment of the short-term and long-term adaptability of various
species to human disturbance;

(iii) An assessment of the impact and activity levels of the proposed
development on the resource.

(c) Susceptibility of Parcel to Erosion. The width of the buffer zone shall be
based, in part, on an assessment of the slope, soils, impervious surface
coverage, runoff characteristics, and vegetative cover of the parcel and to
what degree the development will change the potential for erosion. A
sufficient buffer to allow for the interception of any additional material
eroded as a result of the proposed development should be provided.

(d) Use of Natural Topographic Features to Locate Development. Hills and
bluffs adjacent to ESHA's shall be used, where feasible, to buffer habitat
areas. Where otherwise permitted, development should be located on the sides
of hills away from ESHA's. Similarly, bluff faces should not be developed, but
shall be included in the buffer zone.

(e) Use of Existing Cultural Features to Locate Buffer Zones. Cultural
features (e.g., roads and dikes) shall be used, where feasible, to buffer habitat
areas. Where feasible, development shall be located on the side of roads,
dikes, irrigation canals, flood control channels, etc., away from the ESHA.
(F) Lot Configuration and Location of Existing Development. Where an
existing subdivision or other development is largely built-out and the
buildings are a uniform distance from a habitat area, at least that same
distance shall be required as a buffer zone for any new development
permitted. However, if that distance is less than one hundred (100) feet,
additional mitigation measures (e.g., planting of native vegetation) shall be
provided to ensure additional protection. Where development is proposed in
an area that is largely undeveloped, the widest and most protective buffer
zone feasible shall be required.

(9) Type and Scale of Development Proposed. The type and scale of the
proposed development will, to a large degree, determine the size of the buffer
zone necessary to protect the ESHA. Such evaluations shall be made on a
case-by-case basis depending upon the resources involved, the degree to
which adjacent lands are already developed, and the type of development
already existing in the area...

(2) Configuration. The buffer area shall be measured from the nearest
outside edge of the ESHA (e.g., for a wetland from the landward edge
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of the wetland; for a stream from the landward edge of riparian
vegetation or the top of the bluff).

(3) Land Division. New subdivisions or boundary line adjustments shall not be
allowed which will create or provide for new parcels entirely within a buffer area.

(4) Permitted Development. Development permitted within the buffer area shall
comply at a minimum with the following standards:

(a) Development shall be compatible with the continuance of the adjacent
habitat area by maintaining the functional capacity, their ability to be self-
sustaining and maintain natural species diversity.

(b) Structures will be allowed within the buffer area_only if there is no other
feasible site available on the parcel.

(c) Development shall be sited and designed to prevent impacts which would
degrade adjacent habitat areas. The determination of the best site shall
include consideration of drainage, access, soil type, vegetation, hydrological
characteristics, elevation, topography, and distance from natural stream
channels. The term "best site™ shall be defined as the site having the least
impact on the maintenance of the biological and physical integrity of the
buffer strip or critical habitat protection area and on the maintenance of the
hydrologic capacity of these areas to pass a one hundred (100) year flood
without increased damage to the coastal zone natural environment or human
systems.

(d) Development shall be compatible with the continuance of such habitat
areas by maintaining their functional capacity and their ability to be self-
sustaining and to maintain natural species diversity.

(e) Structures will be allowed within the buffer area only if there is no other
feasible site available on the parcel. Mitigation measures, such as planting
riparian vegetation, shall be required to replace the protective values of the
buffer area on the parcel, at a minimum ratio of 1:1, which are lost as a result
of development under this solution.

(f) Development shall minimize the following: impervious surfaces, removal of
vegetation, amount of bare soil, noise, dust, artificial light, nutrient runoff, air
pollution, and human intrusion into the wetland and minimize alteration of
natural landforms.

(9) Where riparian vegetation is lost due to development, such vegetation
shall be replaced at a minimum ratio of one to one (1:1) to restore the
protective values of the buffer area.
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(h) Aboveground structures shall allow peak surface water flows from a one
hundred (100) year flood to pass with no significant impediment.

(1) Hydraulic capacity, subsurface flow patterns, biological diversity, and/or
biological or hydrological processes, either terrestrial or aquatic, shall be
protected.

(j) Priority for drainage conveyance from a development site shall be through
the natural stream environment zones, if any exist, in the development area. In
the drainage system design report or development plan, the capacity of
natural stream environment zones to convey runoff from the completed
development shall be evaluated and integrated with the drainage system
wherever possible. No structure shall interrupt the flow of groundwater within
a buffer strip. Foundations shall be situated with the long axis of interrupted
impermeable vertical surfaces oriented parallel to the groundwater flow
direction. Piers may be allowed on a case by case basis.

(k) If findings are made that the effects of developing an ESHA buffer area
may result in significant adverse impacts to the ESHA, mitigation measures
will be required as a condition of project approval. Noise barriers, buffer
areas in permanent open space, land dedication for erosion control, and
wetland restoration, including off-site drainage improvements, may be
required as mitigation measures for developments adjacent to
environmentally sensitive habitats. (Ord. No. 3785 (part), adopted 1991)

Discussion:

The proposed amended development consists of a single-family residence and attached
garage located within the same development footprint previously approved by the
Commission. As noted previously and discussed in the Commission’s findings for the
originally approved residence, environmentally sensitive habitat on the parcel includes
(1) Virgin Creek and its associated riparian vegetation, which borders the parcel on the
south, (2) a small unnamed stream and its associated riparian vegetation that traverses the
parcel from north to south and drains into Virgin Creek, and (3) an active sand dune area
in the southwest corner of the parcel. Without adequate buffer areas, development in or
adjacent to these areas could adversely affect the riparian and dune habitats by causing
erosion, impacting water quality, and/or destroying vegetation. When the Commission
acted on the original permit application in 1991, the standard of review for the project
was the Chapter 3 policies of the Coastal Act. The Coastal Act policies regarding buffers
to environmentally sensitive habitat areas (ESHA), such as the riparian areas and the sand
dunes on the subject site, state that development adjacent to ESHA shall be sited and
designed to prevent impacts which would significantly degrade those areas, and shall be
compatible with the continuance of those habitat areas. These Coastal Act policies do not
specify a particular buffer width requirement, although in practice, 100-foot buffers are
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commonly applied. In authorizing the original permit, the Commisison required a 50-
foot buffer be maintained adjacent to the ESHA. Subsequent to the Commission’s action
on the original permit, the Commission effectively certified Mendocino County’s LCP in
October of 1992. Pursuant to Section 30604 of the Coastal Act, after effective
certification of an LCP, the standard of review for all coastal permits and permit
amendments for developments located between the first public road and the sea is the
certified LCP (and the public access policies of the Coastal Act). Therefore, the
Commission must apply the ESHA policies of the LCP to the proposed amendment.

As noted above, Coastal Zoning Code Section 20.496.010 states that environmentally
sensitive habitat areas (ESHA) include sand dunes and riparian areas. Therefore, these
habitat areas are subject to the ESHA buffer requirements of LUP Policy 3.1-7 and
Coastal Zoning Code Section 20.496.020. According to these policies, a buffer area of a
minimum of 100 feet shall be established adjacent to all ESHAS, unless an applicant can
demonstrate, after consultation and agreement with the California Department of Fish and
Game (DFG), that 100 feet is not necessary to protect the resources of that particular
habitat area from possible significant disruption caused by the proposed development.
The policies state that in that event, the buffer shall not be less than 50 feet in width.
Coastal Zoning Code Section 20.496.020 states that the standards for determining the
appropriate width of the buffer area are the seven standards of subsections (a) through (g)
of subsection (A)(1) of that section, including (a) the biological significance of adjacent
lands, (b) sensitivity of species to disturbance, (c) susceptibility of the parcel to erosion,
(d) use of natural topographic features to locate development, (e) use of existing cultural
features to locate buffer zones, (f) lot configuration and location of existing development,
and (g) the type and scale of the development proposed.

Sand Dune Habitat

As the amended residence would be located within the same development footprint as
originally approved by the Commission, the proposed amended development would not
encroach any closer to the sand dune habitat than the originally approved residence. The
sand dune area is located in the southwest portion of the site, approximately 150 feet from
the proposed development. Therefore, the proposed amended development is consistent
with the buffer width provisions of LUP Policy 3.1-7 and Coastal Zoning Code Section
20.496.020 to the extent that the development would be located more than 100 feet from
the sand dune ESHA. To further ensure the protection of the sand dunes from significant
degradation resulting from future developments, and ensure the continuance of the dune
habitat as required by LUP Policy 3.1-7 and Coastal Zoning Code Section 20.496.020, the
Commission attaches Special Condition No. 1 which requires the area to be restricted as
open space and prohibits development from occurring within the sand dune ESHA.
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Riparian Habitat

The applicant’s biologist provided an updated biological evaluation that substantiates that
a 50-foot buffer is adequate to protect the riparian ESHA based on the seven standards
contained within Coastal Zoning Code Section 20.496.020(A)(1)(a) through (g) of the
MCCZC as discussed below.

Regarding the biological significance of adjacent lands, the applicant’s biologist indicates
that the biological significance of the adjacent land is low, as the area closest to the
building envelope along the creek’s cut bank is comprised predominately of invasive
exotic plant species with minimal riparian species. According to the report, the dominant
plant species associated with this particular area are coyote brush (Bacchiris pilularus),
periwinkle (Vinca major), jubata grass (Cortaderia jubata), and scotch broom (Cystisus
scoparius). These species are typically associated with upland plant species and are
highly resistant to disturbance. The biologist notes that the periwinkle is dominating the
native coyote brush and may be preventing a more complex successional riparian area
from developing. The biologist further notes that Sword fern (Polystichum munitum) is
growing intermittently within the coyote brush and the periwinkle and is the main reason
for the ESHA delineation along the edge of this vegetation. Closer to the stream edge,
the riparian vegetation is comprised of Juncus (Juncus effuses), Douglas iris (lris
douglasiana), English ivy (Hedera helix), and blackberry bramble. The biologist notes
that the more developed riparian areas are located further from the proposed building site
to the east where a cluster of alders are well-established along the streambank, and
toward the west where a dense willow thicket is located. Regarding the sensitivity of
riparian species to disturbance, the biologist notes that the native coyote brush that
comprises the majority of the native vegetation along the riparian corridor closest to the
building site is relatively insensitive to development and is more likely to be affected by
the invasive exotics than the proposed development. The biologist also notes that the
native riparian plant species that exist will be outside of the influence of the house
shadow created by the sun’s path, as the riparian area is to the south and west of the
proposed development site.

Regarding the susceptibility of the parcel to erosion, the applicant’s biologist notes that as
the parcel has an insignificant slope and the soil type present has only “slight to
moderate” erosion potential, the site would not be particularly susceptible to erosion.
Additionally, the proposed building site has been previously cleared and the gravel
driveway installed and thus, any additional grading would be minimal.

Regarding the use of natural or cultural features to locate the buffer area, the biologist
indicates that there are no hills or bluffs, or other cultural features (e.g., roads, dikes, etc.)
at the site that would affect the consideration of an appropriate buffer area.

Lastly, regarding the lot configuration, location of existing development, and the type and
scale of the development proposed, the biological analysis notes that the same buffer
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width previously approved by the Commission would be established under the proposed
amended development and that the building footprint would be smaller and therefore,
have less impact than the previously approved design. As a result of the lot configuration
and the location of the riparian and sand dune ESHA at the site, it would not be possible
to locate the development 100 feet the ESHA. The type and scale of the development
proposed is consistent with that of the surrounding residential development.

Of the several factors raised by the applicant’s biologist as reasons why a reduced 50-foot
buffer would be adequate, the Commission finds that the most significant are those
regarding (1) the lack of biological significance of the lands adjacent to the ESHA, and
(2) the low susceptibility of the parcel to erosion. The biological report demonstrates that
the area adjacent to the habitat is dominated by invasive exotic species. These areas
covered by invasive exotic species are not as likely as areas covered by native vegetation
would to be used by wildlife that inhabits the adjacent riparian ESHA for breeding,
nesting, feeding, resting or for other activities that have important functional relationships
to the species use of the ESHA area itself. Therefore, there is less need for a wide buffer
to help sustain the species that inhabit the ESHA. In addition, the fact that the
development site is relatively flat indicates that erosion and sedimentation from
construction and in the future from the completed development are less likely to affect
the riparian ESHA than erosion and sedimentation would if the building site had a steeper
slope with greater potential for erosion, particularly with implementation of the additional
erosion and sedimentation controls required by Special Condition No. 2 described below.
While the building site is essentially flat, it is located at a higher vertical elevation than
Virgin Creek, which is located at the base of a steeply sloping bank. The steep bank
adjacent to the creek creates a natural topographic feature that in itself provides a
physical buffer between the building site and the aquatic habitat, thereby further
minimizing the potential for disturbance to wildlife utilizing the creek and the native
riparian vegetation that is found closer to the water. Therefore, there is less need for a
wide buffer to help protect the riparian ESHA from erosion and sedimentation and to
protect the plant and wildlife species that utilize and inhabit the creek.

The Commission also notes that the type and scale of development proposed is of a
nature that it would have comparatively less impact on the ESHA than the impacts that
would be associated with a more intensive use. The proposed three-bedroom single-
family residence is not excessively large and is situated on a 4.7-acre parcel. The site is
also located in an area with 2-5-acre minimum parcel sizes. This relatively low intensity
of use of the property and the surrounding area generates a relatively low level of
disturbance that would not require as large a buffer as more intensive development
would. Therefore, the Commission finds that primarily based on the buffer width criteria
of subsections (a), (c), (d) and (g) of Coastal Zoning Code Section 20.496.020 regarding
the biological significance of adjacent lands, the susceptibility of the parcel to erosion,
natural topographic features, and the type and scale of the development proposed,
respectively, the proposed 50-foot buffer width in conjunction with implementation of
Special Condition Nos. 2 and 3 requiring certain erosion and sedimentation controls and
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prohibitions on the planting of additional invasive exotic species as described below is
adequate to protect the riparian habitat at the project site from possible significant
disruption caused by the proposed development.

To ensure that the proposed 50-foot buffer is established, and to ensure the protection of
the riparian habitat from significant degradation resulting from the development, and
ensure the continuance of the riparian habitat as required by LUP Policy 3.1-7 and
Coastal Zoning Code Section 20.496.020, the Commission attaches Special Condition
No. 1, which requires the riparian area to be restricted as open space and prohibits
development from occurring within the area of Virgin Creek and the unnamed stream,
and a 50-foot buffer area as measured from the “Edge of Riparian Area” designated on
the attached Exhibit No. 3. Additionally, as required by the original approval, Special
Condition No. 4 requires the temporary placement of a construction barrier along the
entire length of the 50-foot buffer line to protect the riparian vegetation and streams
during construction from encroachment and intrusion by equipment, vehicles, and
materials.

Even with the established buffer areas, the ESHA could be adversely affected by the
proposed development from site runoff that could impact the water quality of the creek
and stream. The subject site is comprised of sandy substrate and does not contain any
developed impervious surfaces. Thus, the majority of stormwater at the site currently
infiltrates prior to leaving the site as surface runoff. However, the increase in impervious
surface area from the development would decrease the infiltrative function and capacity
of the existing permeable land on site. The reduction of permeable surface area leads to
an increase in the volume and velocity of stormwater runoff that can be expected to leave
the site. Further, pollutants commonly found in runoff associated with residential use
include petroleum hydrocarbons including oil and grease from vehicles; heavy metals;
synthetic organic chemicals including paint and household cleaners; soap and dirt from
washing vehicles; dirt and vegetation from yard maintenance; litter; fertilizers, herbicides
and pesticides; and bacteria and pathogens from animal waste. The discharge of these
pollutants to coastal waters can cause cumulative adverse impacts such as: eutrophication
and anoxic conditions resulting in fish kills and diseases and the alteration of aquatic
habitat, including adverse changes to species composition and size; excess nutrients
causing algae blooms and sedimentation increasing turbidity which both reduce the
penetration of sunlight needed by aquatic vegetation which provide food and cover for
aquatic species; disruptions to the reproductive cycle of aquatic species; and acute and
sublethal toxicity in marine organisms leading to adverse changes in reproduction and
feeding behavior. These impacts reduce the biological productivity and the quality of
coastal waters and reduce optimum populations of marine organisms.

The established open space and buffer areas will remain undeveloped areas of high
infiltration capability that will minimize the amount of runoff potentially reaching the
ESHA. However, to further ensure that drainage structures are not directed to the ESHA
and to ensure the protection of the quality and biological productivity of the ESHA and
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coastal waters by minimizing the volume of stormwater runoff that could potentially
drain to the ESHA, the Commission attaches Special Condition No. 2. The condition
requires the applicant to submit an erosion and runoff control plan for the review and
approval of the Executive Director prior to the issuance of the coastal development
permit. The condition requires the drainage plan to demonstrate that the runoff from the
site is collected and directed away from the ESHA in a non-erosive manner into pervious
areas on the site to achieve infiltration to the maximum extent practicable and requires
implementation of erosion control measures as discussed further in the water quality
finding below.

Furthermore, although a large portion of the area adjacent to the proposed building site is
comprised of existing non-native invasive plant species, the riparian and dune ESHA
could be adversely affected by the development if additional non-native, invasive plant
species were introduced from landscaping at the site. Introduced invasive exotic plant
species could spread into the ESHA and displace native riparian and dune vegetation,
thereby disrupting the value and function of the adjacent ESHA. The applicant is not
proposing any landscaping as part of the proposed project. However, to ensure that the
ESHA is not adversely impacted by any future landscaping of the site, the Commission
attaches Special Condition No. 3 that requires only native and/or non-invasive plant
species be planted at the site.

To avoid impacts to coastal resources, such as ESHA, from the development of otherwise
exempt additions to existing homes, Section 30610(a) requires the Commission to specify
by regulation those classes of development that involve a risk of adverse environmental
effects and require that a permit be obtained for such improvements. Pursuant to Section
30610(a) of the Coastal Act, the Commission adopted Section 13250 of Title 14 of the
California Code of regulations.  Section 13250(b)(6) specifically authorizes the
Commission to require a permit for additions to existing single-family residences that
could involve a risk of adverse environmental effect by indicating in the development
permit issued for the original structure that any future improvements would require a
development permit. Siting and development of certain additions or improvements to the
approved residence could involve impacts to ESHAs. Therefore, in accordance with
provisions of Section 13250(b)(6) of Title 14 of the California Code of Regulations, the
Commission attaches Special Condition No. 7, which requires a coastal development
permit or a permit amendment for all additions and improvements to the residence on the
subject parcel that might otherwise be exempt from coastal permit requirements. This
condition will allow future development to be reviewed by the Commission to ensure that
future improvements will not be sited or designed in a manner that would result in
significant adverse impacts to ESHA.

Additionally, Special Condition No. 8 also requires that the applicant record and execute
a deed restriction approved by the Executive Director against the property that imposes
the special conditions of this permit as covenants, conditions and restrictions on the use
and enjoyment of the property. For the originally approved residence, the Commission
attached a special condition requiring that the property owners/applicants record and
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execute a similar deed restriction against the property. This special condition was
required, in part, to ensure that any future buyers of the property will be aware of the
CDP requirements applicable to all future development. The applicants for the originally
approved development recorded a deed restriction (Instrument No. 23992 in the official
records of Mendocino County) on their property and submitted this to the Commission,
satisfying Special Condition No. 1 of the original permit. However, the current amended
proposal, as conditioned, includes new special conditions pertaining to the amended
residential design. Therefore, Special Condition No. 8 would require the applicants to
record a new deed restriction for the amended project to impose the special conditions of
the permit amendment, including the restriction of the ESHA areas and ESHA buffers as
open space.

With the mitigation measures discussed above, which are designed to minimize any
potential impacts to the adjacent environmentally sensitive habitat areas, the project as
conditioned will not significantly degrade adjacent ESHA and will be compatible with
the continuance of the sand dune and riparian habitat areas.

Therefore, the Commission finds that the proposed permit amendment, as conditioned, is
consistent with the provisions of LUP Policies 3.1-7 and Coastal Zoning Ordinance
Section 20.496.020 concerning establishment of buffers between future development on a
parcel and existing ESHA because the proposed amendment would (1) be located more
than 100 feet from the sand dune habitat, and (2) establish riparian buffer widths based on
the standards set forth in Coastal Zoning Ordinance Section 20.496.020(A)(1)(a) through
(g) for reducing the minimum buffer below 100 feet.

4. Water Quality

Summary of LCP Provisions

LUP Policy 3.1-25 states:

“The Mendocino Coast is an area containing many types of marine resources of
statewide significance. Marine resources shall be maintained, enhanced and,
where feasible, restored; areas and species of special biologic or economic
significance shall be given special protection; and the biologic productivity of
coastal waters shall be sustained.”

Coastal Zoning Code Section 20.492.020(B) incorporates sedimentation standards and
states in part:

“(B) To prevent sedimentation of off-site areas, vegetation shall be maintained to the
maximum extent possible on the development site. Where necessarily removed
during construction, native vegetation shall be replanted to help control
sedimentation.
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(C) Temporary mechanical means of controlling sedimentation, such as hay baling
or temporary berms around the site may be used as part of an overall grading
plan, subject to the approval of the Coastal Permit Administrator.”

Discussion

Storm water runoff from new residential development can adversely affect the biological
productivity of coastal waters by degrading water quality. LUP Policy 3.1-25 requires
the protection of the biological productivity of coastal waters and Section 20.492.020 of
the Mendocino County Coastal Zoning Code sets forth sedimentation standards to
minimize sedimentation of environmentally sensitive areas and off-site areas.
Specifically, Section 20.492.020(B) requires that the maximum amount of vegetation
existing on the development site shall be maintained to prevent sedimentation of off-site
areas, and where vegetation is necessarily removed during construction, native vegetation
shall be replanted afterwards to help control sedimentation.

As discussed in the ESHA finding above, even with the established buffer areas, water
quality of the adjacent creek and stream could be adversely affected by the proposed
development from site runoff. The subject site is relatively flat, is comprised of sandy
substrate, and does not contain any developed impervious surfaces. Thus, the majority of
stormwater at the site currently infiltrates prior to leaving the site as surface runoff.
However, the increase in impervious surface area from the development would decrease
the infiltrative function and capacity of the existing permeable land on site. The
reduction of permeable surface area leads to an increase in the volume and velocity of
stormwater runoff that can be expected to leave the site. As discussed previously,
pollutants commonly associated with residential use are commonly entrained in
stormwater runoff.

To ensure the protection of the quality and biological productivity of Virgin Creek and
the unnamed stream, and to minimize erosion and sedimentation impacts from the
construction of the residence, the Commission attaches Special Condition No. 2. The
condition requires the applicant to submit an erosion and runoff control plan for review
and approval of the Executive Director prior to the issuance of the coastal development
permit. The plan is required to demonstrate that (1) straw bales be installed to contain
runoff from construction areas, (2) on-site vegetation be maintained to the maximum
extent possible during construction, (3) any disturbed areas be replanted or seeded with
native vegetation following project completion, (4) all on-site stockpiles of construction
debris be covered and contained to prevent polluted water runoff, and (5) runoff from the
roof and other impervious surfaces of the development be collected and directed away
from the ESHA and into pervious areas on the site for infiltration.

The Commission finds that as conditioned, the proposed amended development is
consistent with Section 20.492.020 because erosion and sedimentation will be controlled
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and minimized. Furthermore, the Commission finds that the proposed amended
development as conditioned is consistent with the provisions of LUP Policy 3.1-25
requiring that the biological productivity of coastal waters be sustained because storm
water runoff from the proposed development would be directed away from Virgin Creek
and the unnamed stream.

5. Visual Resources

Summary of LCP Policies

Section 30251 of the Coastal Act has been specifically incorporated into LUP Policy 3.5-
1 of the Mendocino LCP and states in part:

The scenic and visual qualities of Mendocino County coastal areas shall be
considered and protected as a resource of public importance. Permitted development
shall be sited and designed to protect views to and along the ocean and scenic coastal
areas, to minimize the alteration of natural land forms, to be visually compatible with
the character of surrounding areas and, where feasible, to restore and enhance visual
quality in visually degraded areas.

Discussion

Policy 3.5-1 of the County’s LUP provides for the protection of the scenic and visual
qualities of the coast, requiring permitted development to be sited and designed to protect
views to and along the ocean and to be visually compatible with the character of
surrounding areas.

The proposed amended development consists of a single-family residence on a lot located
west of Highway One. Immediately west of the subject parcel is the abandoned Georgia-
Pacific haul road now owned and managed by the Department of Parks and Recreation as
a public accessway that forms an approximately ten-mile-long portion of the California
Coastal Trail. Immediately west of the haul road is the beachfront portion of
MacKerricher State Park. The area west of the haul road is designated as “highly scenic”
in the Mendocino County LCP, but the subject site itself is not designated highly scenic.
The proposed development would not be visible from Highway One, but would be visible
from the haul road and from the public beach.

The proposed amended residence would be located entirely within the same development
footprint previously approved by the Commission. As proposed to be amended, the
overall size and height of the structure would be reduced and the exterior design and
roofline would be simplified by reducing the pitch and eliminating the gable ends from
the previous design. The applicant proposes to use dark, earth tone colors for the exterior
surfaces, including “balsam sage” roofing, “woodland brown” decks, “cabot moss”
siding, fascia, and trim, “brownstone” windows and doors, and copper gutters and
downspouts.
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As discussed in the Commission’s findings of approval for the original permit, the
proposed amended residence would be located approximately 350 feet from the western
boundary of the parcel and would therefore not front directly on the haul road. Although
the proposed amended development would not block any public views to the ocean from
the east, it would be visible from the haul road and the state beach in the same manner
that the originally approved residence would have been. A site visit has confirmed that
there are several existing two-story residences located on adjacent parcels that are also
visible from the haul road. Therefore, the development of a house in this location would
be visually compatible with surrounding development.

To further reduce any adverse impacts to visual resources, the Commission attaches
Special Condition No. 5(A) requiring that all exterior lighting of the residence be low-
voltage non-reflective, and have a directional cast downward so that it will not shine or
glare beyond the limits of the parcel. To ensure that the amended development would be
subordinate to the natural setting and minimize reflective surfaces, Special Condition No.
5(B) requires that all exterior siding, trim, fascia, and roofing of the proposed structure be
composed of the colors proposed in the application or darker earth tone colors only and
all exterior materials, including roofs and windows, be comprised of non-reflective
materials.

Construction of the proposed amended residence would not involve significant grading or
alteration of topographic features consistent with the provisions of LUP 3.5-1 that require
that permitted development minimize the alteration of natural landforms.

Furthermore, Special Condition No. 7, as described above, requires that all future
development on the subject parcel, including development that might otherwise be
exempt from permit requirements under the California Administrative Regulations, shall
require a coastal development permit. Thus, the Commission would be able to review all
future development proposals to ensure that no development will be permitted that might
have significant adverse impacts on visual resources. Moreover, Special Condition No.
8, requiring that the applicants execute a deed restriction imposing the special conditions
of this permit as covenants, conditions and restrictions on the use and enjoyment of the
property would also help assure that future owners are aware of these CDP requirements
applicable to all future development.

Therefore, the Commission finds that as conditioned, the proposed amendment is
consistent with LUP Policy 3.5-1, as the amended development would (1) be sited and
designed to protect coastal views from public areas, (2) be visually compatible with the
character of surrounding areas, and (3) minimize alteration of natural landforms.

6. Archaeological Resources

LUP Policies:
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LUP Policy 3.5-10 states:

The County shall review all development permits to ensure that proposed
projects will not adversely affect existing archaeological and
paleontological resources. Prior to approval of any proposed development
within an area of known or probable archaeological or paleontological
significance, a limited field survey by a qualified professional shall be
required at the applicant's expense to determine the extent of the resource.
Results of the field survey shall be transmitted to the State Historical
Preservation Officer and Cultural Resource Facility at Sonoma State
University for comment. The County shall review all coastal development
permits to ensure that proposed projects incorporate reasonable
mitigation measures so the development will not adversely affect existing
archaeological/paleontological resources. Development in these areas are
subject to any additional requirements of the Mendocino County
Archaeological Ordinance.

Mendocino LUP Policy 3.5-10 requires reasonable mitigation measures to prevent
development from adversely affecting existing archaeological resources. The subject
parcel contains a portion of a recorded archaeological site. The archaeological survey
and supplement conducted for the originally approved project indicate that shell debris
was found in the area, and also indicates that the boundaries of the debris, due to the
thickness of the vegetation, is not precisely determined.

The location of the originally approved development was determined to be outside of the
known archaeological site and the proposed amended development would be located
entirely within the previously approved development footprint. However, since there is
evidence that archaeological resources exist on the subject parcel, the Commission
imposes Special Condition No. 6 to this permit amendment. Special Condition No. 6
requires that all construction cease should any additional archaeological resources be
discovered during construction, and that an archaeologist must then inspect the property
and recommend appropriate mitigation measures. Should the qualified archaeologist
determine that mitigation measures are necessary, the applicant is required to apply to the
Commission for an amendment to Permit No. 1-91-06-A2 requesting that the permit be
amended to include the mitigation plan proposed by the qualified archaeologist.

In addition, the sand dune area that contains the shell mound would be protected via
Special Condition No. 1, which requires establishment of a 50-foot buffer around the
sand dune habitat. Furthermore, Special Condition No. 7, as described above, requires
that all future development on the subject parcel, including development that might
otherwise be exempt from permit requirements under the California Administrative
Regulations, shall require a coastal development permit. Thus, the Commission would be
able to review all future development proposals to ensure that no development will be
permitted that might have significant adverse impacts on any archaeological resources on
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the subject parcel. Moreover, Special Condition No. 8, requiring that the applicants
execute a deed restriction imposing the special conditions of this permit as covenants,
conditions and restrictions on the use and enjoyment of the property would also help
assure that future owners are aware of these CDP requirements applicable to all future
development.

Therefore, the Commission finds that the proposed amended development, as
conditioned, is consistent with LUP Section 3.5-10, as the development will incorporate
reasonable mitigation measures so the development will not adversely affect existing
archaeological resources.

7. Locating New Development

Summary of LCP Provisions

Policy 3.9-1 of the Mendocino County LUP states that new development shall be located
in or in close proximity to existing areas able to accommodate it, and shall be regulated to
prevent any significant adverse effects, either individually or cumulatively, on coastal
resources. Policy 3.8-1 of the LUP requires consideration of Highway One capacity and
availability of water and sewage disposal when considering applications for coastal
development permits. The intent of the policy is to channel development toward more
urbanized areas where services are provided and potential impacts to resources are
minimized.

Policy 3.8-1 states that Highway 1 capacity, availability of water and sewage disposal
system and other known planning factors shall be considered when considering
applications for development permits.

Zoning Code Section 20.376.025 provides for one dwelling unit per residentially
designated parcel.

Discussion

The subject property is designated in the Mendocino County LUP and Coastal Zoning
Code as Rural Residential, 5-acres. The proposed amendment involves the construction
of a single-family residence located in an area planned for single-family residential use.
Therefore, the proposed single-family residence is consistent with the LUP and zoning
designation for the site.

Development of the site as a single-family residence is envisioned under the certified
LCP. The significant cumulative adverse impacts on traffic capacity of Highway One
from development approved pursuant to the certified LCP were addressed at the time the
LCP was certified. Therefore, as conditioned, the proposed single-family residence is
located in an area able to accommodate traffic generated by the proposed development
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and would not result in adverse impacts to the traffic capacity of Highway One consistent
with the applicable provisions of LUP Policy 3.8-1.

The proposed amended development would be served by an existing on site well and
septic system that was installed pursuant to the original permit (CDP No. 1-91-06,
Johnston) and pursuant to permits issued by the Mendocino County Department of
Environmental Health.

As discussed above, the proposed development has been conditioned to include
mitigation measures, which will minimize all significant adverse environmental impacts.
Therefore, the Commission finds that as conditioned, the proposed development with the
proposed amendment is consistent with LUP Policies 3.9-1, 3.8-1, and with Zoning Code
Sections 20.376.025, because there will be only one residential unit on the parcel, there
would be adequate services on the site to serve the proposed development, and the project
would not contribute to adverse cumulative impacts on highway capacity, scenic values,
environmentally sensitive habitat areas, water quality, archaeological resources, or other
coastal resources.

8. Public Access and Recreation

Projects located between the first public road and the sea and within the coastal
development permit jurisdiction of a local government are subject to the coastal access
policies of both the Coastal Act and the LCP. 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.

In its application of the above policies, the Commission is limited by the need to show
that any denial of a permit application based on this section, or any decision to grant a
permit subject to special conditions requiring public access is necessary to avoid or offset
a project’s adverse impact on existing or potential access.

As described above, the subject parcel is located west of Highway One and is between
the sea and the first public road. As discussed in the Commission’s findings of approval
for the original project, although the subject property is located just across the haul road
from a public beach, there is no evidence of any public historic use of the property such
as trails or paths across the lot. The proposed amended development would locate the re-
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designed residence entirely within the development footprint originally approved by the
Commission. Therefore, the proposed amended development would not affect existing
public access in a manner that would warrant requiring new public access. In addition,
the certified LUP does not designate the property for future public access, but, rather,
designates future vertical access to be provided across a site several parcels to the north.
Furthermore, the proposed amended project would not create any new demand for public
access or otherwise create any additional burdens on public access. There is existing
lateral access along the now publicly-owned Georgia-Pacific haul road, which provides
access to the adjacent beachfront portion of MacKerricher State Park and forms an
approximately ten-mile-long segment of the California Coastal Trail.

Therefore, the Commission finds that the proposed amended development does not have
any significant adverse impact on existing or potential public access, and that the project
as proposed, which does not include provision of public access, is consistent with the
requirements of the Coastal Act Sections 30210, 30211, and 30212 and the public access
policies of the County’s certified LCP.

9. California Environmental Quality Act

Section 13096 of the Commission’s administrative regulations requires Commission
approval of coastal development permit applications to be supported by a finding
showing the application, as modified by any conditions of approval, to be consistent with
any applicable requirement of the California Environmental Quality Act (CEQA).
Section 21080.5(d)(2)(A) of CEQA prohibits a proposed development from being
approved if there are feasible alternatives or feasible mitigation measures available,
which would substantially lessen any significant adverse effect the proposed development
may have on the environment.

The Commission incorporates its findings on conformity with Coastal Act policies at this
point as if set forth in full. These findings address and respond to all public comments
regarding potential significant adverse environmental effects of the project that were
received prior to preparation of the staff report. As discussed herein, in the findings
addressing the consistency of the proposed project with the certified Mendocino County
LCP and the public access and recreation policies of the Coastal Act, the proposed
project has been conditioned to be found consistent with the certified Mendocino County
LCP and the public access and recreation policies of the Coastal Act. Mitigation
measures, which will minimize all adverse environmental impacts have been required.
As conditioned, there are no feasible alternatives or feasible mitigation measures
available, beyond those required, which would substantially lessen any significant
adverse impact that the activity may have on the environment. Therefore, the
Commission finds that the proposed project can be found to be consistent with the
requirements of the Coastal Act to conform to CEQA.



GIOVANNI
1-91-06-A2
Page 32

Exhibits:

Regional Location Map

Vicinity Map

Site Map

Elevations

Excerpts of Biological Report

CDP 1-91-06 Staff Report

CDP 1-91-06-Al Immaterial Amendment
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ATTACHMENT A

Standard Conditions:

1.

Notice of Receipt and Acknowledgment. The permit is not valid and
development shall not commence until a copy of the permit, signed by the
permittee or authorized agent, acknowledging receipt of the permit and
acceptance of the terms and conditions, is returned to the Commission office.

Expiration. If development has not commenced, the permit will expire two years
from the date on which the Commission voted on the application. Development
shall be pursued in a diligent manner and completed in a reasonable period of
time. Application for extension of the permit must be made prior to the expiration
date.

Interpretation. Any questions of intent or interpretation of any condition will be
resolved by the Executive Director of the Commission.

Assignment. The permit may be assigned to any qualified person, provided
assignee files with the Commission an affidavit accepting all terms and conditions
of the permit.

Terms and Conditions Run with the Land. These terms and conditions shall be
perpetual, and it is the intention of the Commission and the permittee to bind all
future owners and possessors of the subject property to the terms and conditions.
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Table 1. Construction within a buffer zone

| Sec. 20.496.020 ESHA -- Development Criteria.

(1) Width. The width of the buffer area shall be a
minimum of one hundred (100) feet, unless an
applicant can demonstrate, after consultation and
agreement with the California Department of Fish
and Game, and County Planning staff, that one
hundred (100) feet is not necessary to protect the
resources of that particular habitat area from
possible significant disruption caused by the
proposed development. The buffer area shall be
measured from the outside edge of the
Environmentally Sensitive Habitat Areas and shall
not be less than fifty (50) feet in width. New land
division shall not be allowed which will create new
parcels entirely within a buffer area. Developments
permitted within a buffer area shall generally be the
same as those uses permitted in the adjacent
Environmentally Sensitive Habitat Area.

Standards for determining the appropriate width of
the buffer area are as follows:

All involved reviewing agencies previously agreed to
the placement of a larger house than currently
proposed. The newly proposed residence is smaller
than the currently approved house. The building
footprint will be smaller, and thus the impact should
be less. This is not a proposed subdivision and
therefore there will not create a parcel that is entirely
an ESHA.

(a) Biological Significance of Adjacent Lands.
Lands adjacent to a wetland, stream, or riparian
habitat area vary in the degree to which they are
functionally related to these habitat areas.
Functional relationships may exist if species
associated with such areas spend a significant
portion of their life cycle on adjacent lands. The
degree of significance depends upon the habitat
requirements of the species in the habitat area (e.g.,
nesting, feeding, breeding, or resting).Where a
significant functional relationship exists, the land
supporting this relationship shall also be considered
to be part of the ESHA, and the buffer zone shall be
measured from the edge of these lands and be
sufficiently wide to protect these functional
relationships. Where no significant functional
relationships exist, the buffer shall be measured
from the edge of the wetland, stream, or riparian
habitat that is adjacent to the proposed
development.

The buffer is measured from the edge of the riparian
habitat only. No significant functional relationship
exists between the plants within the ESHA and the
plants of the surrounding area, rather, the riparian
plants are dependent on Virgin Creek and the water
flow associated with the river and ocean tides. The
proposed building lies to the north of the riparian
area and shall be no closer than 50'.
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(b) Sensitivity of Species to Disturbance. The
width of the buffer zone shall be based, in part, on
the distance necessary to ensure that the most
sensitive species of plants and animals will not be

disturbed significantly by the permitted development.

Such a determination shall be based on the
following after consultation with the Department of
Fish and Game or others with similar expertise:

The riparian area closest to the proposed house is
composed of a predominance of invasive exotics.
periwinkle (vinca major) jubata grass (Cortaderia
Jjubata) and scotch broom (Cystisus scoparius). The
native coyote brush is relatively insensitive to
development and is more likely to be affected by the
invasive exotics than the proposed house location.

(i) Nesting, feeding, breeding, resting, or other
habitat requirements of both resident and migratory
fish and wildlife species;

Bird and wildlife analysis is beyond the scope of a
Botanical report.

(ii) An assessment of the short-term and long-term
adaptability of various species to human
disturbance;

The plant species present are most likely well
adapted to low level human disturbance. The
majority of the native plants present are woody
shrubs adapted to the harshriess of an oceanside
environment, and should not be affected as some
herbaceous species would be. The plants are low
lying in response to the wind and are well
established. The area where the house is proposed
seems to be the "best” area for a house in relation to
sunlight influence. The riparian plants will be outside
of the influence of the house shadow created by the
suns path.

(iii) An assessment of the impact and activity levels
of the proposed development on the resource.

During construction and increase in traffic and noise
is expected. Temporary fencing should be placed
approximately 5' from the edge of the riparian area
to the south and also to the conservation easement
to the west of the building envelop. No traffic should
cross into the riparian/conservation area. No
material shall be stored on or around the fencing at
any time.

c) Susceptibility of Parcel to Erosion. The width
of the buffer zone shall be based, in part, on an
assessment of the siope, soils, impervious surface
coverage, runoff characteristics, and vegetative
cover of the parcel and to what degree the
development will change the potential for erosion. A
sufficient buffer to allow for the interception of any
additional material eroded as a result of the
proposed development should be provided.

The parcel has insignificant slope and should not be
susceptible to erosion the soil type present at the
site has “slight to moderate” erosion potential. The
area of the proposed house is presently cleared and
grading work on the site will be minimal.
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(d) Use of Natural Topographic Features to
Locate Development. Hills and bluffs adjacent to
ESHA's shall be used, where feasible, to buffer
habitat areas. Where otherwise permitted,
development should be located on the sides of hills
away from ESHA's. Similarly, bluff faces should not
be developed, but shall be included in the buffer
zone.

There are no hills or bluffs on the project site.

(e) Use of Existing Cultural Features to Locate
Buffer Zones. Cultural features (e.g., roads and
dikes) shall be used, where feasible, to buffer
habitat areas. Where feasible, development shall be
located on the side of roads, dikes, irrigation canals,
flood control channels, etc., away from the ESHA.

The use of an existing cuitural feature is not being
used to locate the buffer zones, however the
proposed building footprint is in a previously cleared
area that has a population of jubata grass, the use of
the current building envelop will minimize impact to
the remaining native habitat.

f) Lot Configuration and Location of Existing
Development. Where an existing subdivision or
other development is largely built-out and the
buildings are a uniform distance from a habitat area,
at least that same distance shall be required as a
buffer zone for any new development permitted.
However, if that distance is less than one hundred
(100) feet, additional mitigation measures (e.g.,
planting of native vegetation) shall be provided to
ensure additional protection. Where development is
proposed in an area that is largely undeveloped, the
widest and most protective buffer zone feasible shall
be required.

The same distance allowed for the previous
residence would be applied to the current proposal.
The building footprint would be smaller and therefore
create less impact than what is previously approved.

Instead of planting native material, the invasive
species listed above should be removed by hand on
a semi annual basis, allowing for the natural
recovery of the habitat present on this parcel.

(9) Type and Scale of Development Proposed.
The type and scale of the proposed development
will, to a large degree, determine the size of the
buffer zone necessary to protect the ESHA. Such
evaluations shall be made on a case-by-case basis
depending upon the resources involved, the degree
to which adjacent lands are already developed, and
the type of development aiready existing in the area.

The type and scale of the proposed development is
smaller than what is previously approved. A smaller
footprint will provide a greater buffer area between
the proposed development and the ESHA,

(2) Configuration. The buffer area shall be
measured from the nearest outside edge of the
ESHA (e.g., for a wetland from the landward edge of
the wetland; for a stream from the landward edge of
riparian vegetation or the top of the bluff).

The buffer was measured from the upland side of
the riparian vegetation.

3) Land Division. New subdivisions or boundary
line adjustments shall not be allowed which will
create or provide for new parcels entirely within a
buffer area.

No subdivision is being proposed
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(4) Permitted Development. Development
permitted within the buffer area shall comply ata
minimum with the following standards:

(a) Development shall be compatible with the
continuance of the adjacent habitat area by
maintaining the functional capacity, their ability to be
self-sustaining and maintain natural species
diversity.

The proposed development will not impact the
functional capacity of the riparian plant species. No
disruption of water flow from current levels or
sunlight access will occur. The drainage associated
with the new residence should be carefully designed
to be directed to the north of the riparian area.

The proposed development should not affect the
well established plant community at this site. There
is no other feasible alternative on this site for a
building envelope. The proposed envelop is the
furthest possible point from the ESHA.

(c) Development shall be sited and designed to
prevent impacts which would degrade adjacent
habitat areas. The determination of the best site
shalt include consideration of drainage, access, soil
type, vegetation, hydrological characteristics,
elevation, topography, and distance from natural
stream channels. The term "best site" shall be
defined as the site having the least impact on the
maintenance of the biological and physical integrity
of the buffer strip or critical habitat protection area
and on the maintenance of the hydrologic capacity
of these areas to pass a one hundred (100) year
flood without increased damage to the coastal zone
natural environment or human systems.

The selected building envelop is the least
environmentally damaging alternative on this parcel,
The building envelop has been previously cleared,
and is placed in an area that is the furthest possible
point from the riparian cormndor. The access to the
site is existing, and no new roads are proposed. The
suggested mitigation of directing drainage in the
opposite direction should negate any erosion from
house drainage. The proposed house footprint will
be placed on top of the cleared area, which is
currently filled with invasive exotics. The placement
of the house should not cause a decrease in the
hydrological capacity of the 100 year flood zone.
With the removal of invasive exotics, the capacity
should be increased.

(d) Development shall be compatible with the
continuance of such habitat areas by maintaining
their functional capacity and their ability to be self-
sustaining and to maintain natural species diversity.

The development is placed in an area as to not
affect the functional capacity of the ripanan corridor.
The landowners have agreed to remove the invasive
plants which should maintain the natural species
diversity.

(e) Structures will be allowed within the buffer area
only if there is no other feasible site available on the
parcel. Mitigation measures, such as planting
riparian vegetation, shall be required to replace the
protective values of the buffer area on the parcel, at
a minimum ratio of 1:1, which are lost as a result of
development under this solution.

There is no other feasible alternative on the site. No
planting is suggested, as the remaining native plants
should re-establish the area currently occupied by
the periwinkie. No riparian plants will be removed
during construction activities. The area will be
fenced off during constructioni in order to prevent
trucks or construction debris from being placed on
top of the riparian plants,

(f) Development shall minimize the foliowing:
impervious surfaces, removal of vegetation, amount
of bare soil, noise, dust, artificial light, nutrient
runoff, air poliution, and human intrusion into the
wetland and minimize alteration of natural
landforms.

The impervious surfaces proposed are the least
amount as required by the County; the driveway will
not be paved. No native vegetation will be removed
from the ESHA. Dust is not expected to be a factor
for this construction.
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(g) Where riparian vegetation is lost due to
development, such vegetation shall be replaced at a
minimum ratio of one to one (1:1) to restore the
protective values of the buffer area.

No riparian or wetland vegetation will be lost due to
development or construction of development.

(h) Aboveground structures shall allow peak surface
water flows from a one hundred (100) year flood to
pass with no significant impediment.

The project envelop proposed is smaller than the
currently approved house. The proposed changes
would decrease the size of the house, therefore
decrease the impediment of water flow of a 100 year
flood.

(i) Hydraulic capacity, subsurface flow patterns,
biological diversity, and/or biological or hydrological
processes, either terrestrial or aquatic, shall be
protected.

If drainage is built properly the construction wilt not
significantly increase runoff to the ESHA or interfere
with the hydrological process.

(i) Priority for drainage conveyance from a
development site shall be through the natural stream
environment zones, if any exist, in the development
area. In the drainage system design report or
development plan, the capacity of natural stream
environment zones to convey runoff from the
completed development shall be evaluated and
integrated with the drainage system wherever
possible. No structure shall interrupt the flow of
groundwater within a buffer strip. Foundations shall
be situated with the long axis of interrupted

| impermeable vertical surfaces oriented paralief to
the groundwater flow direction. Piers may be
allowed on a case by case basis.

The site does not require a drainage plan. The
county does not currently permit grey water
systems. Excess water could be collected in cisterns
and used for irrigation purposes. The runoff from
the house shall be minimal and any negative effect

| should be mitigated by directing the runoff from the

house away from Virgin Creek and its associated
riparian corridor.

(k) If findings are made that the effects of developing
an ESHA buffer area may resuit in significant
adverse impacts to the ESHA, mitigation measures
will be required as a condition of project approval,
Noise barriers, buffer areas in permanent open
space, land dedication for erosion control, and
wetland restoration, including off-site drainage
improvements, may be required as mitigation
measures for developments adjacent to
environmentally sensitive habitats. (Ord. No. 3785
(part), adopted 1991)

Mitigation measures are suggested above for the
development within the 100-foot buffer.
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Table 2. Off-season Floristic Survey.

 Vegetation Level

Common Name

| Scientific N

Ground cover

Radish

Raphanus sative

Sweet vernal grass

Anthoxanthum odoratum

Velvet Grass

Holcus lanatus

Barley Hordeum vulgare

Broom Cystisus scoparius

Clover Trifoliuum repens T. varigatum,
T. dubium

Grass Poa anua

Sword fern Pteridium aquilinum

Braken fern Polystichum munitum

Twinberry Lonicera inviucrata

Silk tassel Garrya elliptica

Quaking grass Briza maxima, B. minor

Bull thistle Circium vulgare

Blue blossom Ceanothus thrysiflorus

California blackberry

Rubis ursinus

Douglas iris Iris douglasiana
bedstraw Galium trifolium
Willow Salix sp.
Soft rush | Juncus effuses
Periwinkle Vinca major
Self heal Prunella vulgaris -
Pineapple Weed Chamomilla suaveolens
| Plantain Plantago lancelolata
Jubata grass Cortaderia jubata
Eucalyptus Eucalyptus globulas
Pearly everlasting Anaphalis margaritaceas
Shore pine Pinus contorta var. contorta
Monterey cypress Pinus radiata
Wax-myrtle Myrica californica
English ivy Hedera helix
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STATE OF CALIFORNIA—THE RESOURCES AGENL.

PETE WILSON, Governor

CALIFORNIA COASTAL COMMISSION

NORTH COAST AREA
45 FREMONT, SUITE 2000 .
SAN FRANCISCO, CA 941052219

(415) 904-5260 .
Filed: July 24, 1991
49th Day: September 11, 1991
180th Day: January 20, 1992
Staff: Jo Ginsberg
Staff Report: August 2, 1991
Hearing Date:  August 14, 1991
Commission Action: -
STAFF REPORT:  CONSENT CALENDAR EXHIBIT NO. 6
APPLICATION NO.
APPLICATION NO.: 1-91-06 1-91-006-A2
GIOVANNI
(1 of 45
AGENT: Andrew Johnston

PROJECT LOCATION: 33130 Church School Lane, north of Fort Bragg, Mendocino
County, APN 069-231-37. _

PROJECT DESCRIPTION: Construction of a two-story, single-family residence with
attached garage, well/pumphouse, septic system, and
driveway.

Lot area:
Building coverage:
Plan designation:

Project density:
Ht abv fin grade:

LOCAL APPROVALS RECEIVED:

SUBSTANTIVE FILE DOCUMENTS:

4.7+ acres

3,400 square feet

Rural Residential-5 [Rural Residential-2]:
Floodplain (RR-5 [RR-21:FP)

1 du/4.7 acres

28 feet

Mendocino County LCP Consistency Review and
Department of Environmental Health well and septic
approval.

Mendocino County Land Use Plan; Archaeological
Survey and Supplement for CA-MEN-413.

STAFF RECOMMENDATION:

The staff recommends that the Commission adopt the following resolution:

I. Approval with Conditions:

The Commission hereby grants, subject to the conditions below, a permit for
the proposed development on the grounds that the development, as conditioned,
will be in conformity with the provisions of Chapter 3 of the California
Coastal Act of 1976, will not prejudice the ability of the Tocal government
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having jurisdiction over the area to prepare a Local Coastal Program
conforming to the provisions of Chapter 3 of the Coastal Act, is located
between the sea and first public road nearest the shoreline and is in
conformance with the public access and public recreation policies of Chapter 3
of the Coastal Act, and will not have any significant adverse impacts on the
environment within the meaning of the California Environmental Quality Act.

1. Standard Conditions: See attached.

111. Special Conditions:

1. Deed Restriction.

PRIOR TO THE ISSUANCE of the Coastal Development Permit, the applicant shall
execute and record a deed restriction, in a form and content acceptable to the
Executive Director, stating the following:

a. that there shall be created a buffer area on the subject parcel over
the portions of the property identified on the attached Map Exhibit No.
7 as a buffer zone. The buffer zone shall consist of the following
areas:

1. the portion of Virgin Creek located on the subject parcel.and a
50-foot riparian buffer area measured from the edge of the outer bank
of the Virgin Creek floodplain;

2. the unpamed stream that traverses the subject parcel and a
50-foot riparian buffer area measured from the edge of the willow
thicket surrounding the unnamed stream; and

3. the sand dunes located on the subject parcel and a 50-foot sand
dune buffer area measured from the edge of the active dunes.

This deed restriction=prohib3ts any alteration of landforms, removal of
vegetation, or the erection of structures of any type within the areas
designated for protection.

b. that the subject permit is only for the development described in the
coastal development permit No. 1-91-06; and that any future additions or
other development as defined in Public Resources Code section 30106 will
require an amendment to Permit No. 1-91-06 or will require an additional
coastal development permit from the California Coastal Commission or
from its successor agency.

The deed restriction shall be recorded free of prior liens and encumbrances
except tax liens, shall be irrevocable, running from the date of recordation,
and shall run with the land binding the landowner, and his/her heirs, assigns,
and sucessors in interest to the subject property.
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2. Archaeological Resources.

An archaeological site is located on the subject parcel, within a portion of
the sand dune area. If any additional archaeological resources are discovered
on the project site during construction authorized by this permit, all work
that could damage or destroy these resources shall be suspended. The
applicant shall then have a qualified archaeologist inspect the project site,
determine the nature and significance of the archaeological materials, and, if
he or she deems it necessary, develop appropriate mitigation measures using
standards of the State Historic Preservation Office.

Should the qualified archaeologist determine that mitigation measures are
necessary, the applicant shall apply to the Commission for an amendment to
Permit 1-91-06 requesting that the permit be amended to include the mitigation -
plan proposed by the qualified archaeologist. The plan shall provide for
monitoring, evaluation, protection, and mitigation of archaeological resources
on the project site. Should the archaeologist determine that no mitigation
measures are necessary, work on the project site may be resumed.

3. Construction Barrier.

A construction barrier consisting of temporary construction fencing or netting
shall be erected along the entire length of the 50-foot riparian buffer line
to prevent workers and equipment from entering the sensitive habitat area
along the two streams during construction.

4,  Design Restrictions.

A1l exterior lights, including any lights attached to the outside of the
house, shall be low-voltage, non-reflective, and have a dirgectional cast
downward so that it will not shine or glare beyond the limits of the parcel.

Iv. Findings and Declarations:

The Commission finds and declares the following:

1. Project Description:

The proposed project includes construction of a two-story, single-family
residence with an attached garage, driveway, well/pumphouse, and septic system
on a parcel located west of Highway One. Immediately west of the subject
parcel is the abandoned Georgia-Pacific haul road that provides vehicular
access to the adjacent MacKerricher State Park beach frontage. The proposed
development will be visible from both the haul road and from the state beach.
The subject parcel is bounded by Virgin Creek on the south; an unnamed stream
also traverses the site from north to south and drains into Virgin Creek. In
addition, there are active sand dunes located in the southwest corner of the
lot. A portion of a recorded archaeological site (CA-MEN-413) is located
within the sand dune area.
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The subject parcel is designated in the County's Land Use Plan as Rural
Residential-5 [Rural Residential-2]: Floodplain (RR-5 [RR-21:FP), meaning that
there may be one parcel for every five acres, or one parcel for every two
acres with proof of water, and that the lot may be subject to inundation by a
100-year flood. The subject parcel, which is approximately four acres in
size, is a legal conforming lot.

2. Locating and Planning New Development:

Section 30250(a) of the Coastal Act states that new development shall be
located within or near existing developed areas able to accommodate it. The
intent of this policy is to channel development toward more urbanized areas
where services are provided and potential impacts to resources are minimized.

The Mendocino County Department of Environmental Health has issued well and
septic permits for the subject parcel. The proposed project, therefore, is
consistent with Coastal Act Section 30250(a) because it is located in an area
where services can be provided.

3. Environmentally Sensitive Habitat Area:

Coastal Act Section 30240 states that environmentally sensitive habitat areas
shall be protected against any significant disruption of habitat values.
Section 30231 states that the quality of coastal streams shall be maintained,
that natural vegetation buffer areas that protect riparian habitats should be
maintained, and that alteration of natural streams shall be minimized.

The proposed development consists of a single-family residence and attached
garage on a 4.7-acre parcel. Environmentally sensitive habitat on the parcel
includes Virgin Creek, which borders the parcel on the south; a small unnamed
stream that traverses the parcel from north to south and drains into Virgin
Creek; and an active sand dune area in the southwest corner of the parcel.
According to the botanist who surveyed the property, the rare and endangered
plant species Phacelia insularis var. continentis may occur within the sand
dune portion of the parcel. '

To protect the riparian habitat along the streams, and to protect the sand
dune area, which may contain the rare and endangered Phacelia, the Commission
attaches Special Condition No. 1(a), requiring establishment of a 50-foot
buffer area around the riparian habitat and sand dune area in which no
development may take place. In addition, Special Condition No. 3 requires
temporary erection of a construction barrier along the entire length of the
50-foot buffer line to protect the riparian vegetation during construction.
Since all environmentally sensitive habitat areas on the subject parcel will
be protected via the permanent establishment of a buffer area and the
temporary erection of a debris barrier, the proposed project, as conditioned,
is consistent with Coastal Act Sections 30240 and 30231.
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4, Archaeological Resources:

Section 30244 of the Coastal Act states that where development would adversely
affect archaeological resources, reasonable mitigation measures shall be
required.

The subject parcel contains a portion (Area C) of a recorded archaeological
site (CA-MEN-413); the other two portions, Areas A and B, are located on an
adjacent parcel on the south side of Virgin Creek. The archaeological survey
and supplement indicate that shell debris was found in Area C of the
archaeological site, and also indicates that the boundaries of the debris, due
to the thickness of the vegetation, is not precisely determined. Furthermore,
a burial was found in a shell mound located in Area A, on an adjacent parcel.

Since there is evidence that archaeological resources exist both on the
subject parcel and on an adjacent parcel, and the boundary of the
archaeological site on the subject parcel has not been precisely determined,
the Commission attaches Special Condition No. 2 to this permit. Special
Condition No. 2 requires that all construction shall cease should any
additional archaeological resources be discovered during construction, and
that an archaeologist must then inspect the property and recommend appropriate
mitigation measures.

In addition, the sand dune area that contains the shell mound is protected via
Special Condition No. 1(a)(3), which requires establishment of a 50-foot
buffer zone around the sand dune. Furthermore, Special Condition No. 1(b)
requires recordation of a deed restriction stating that all future development
on the subject parcel, including development that might otherwise be exempt
from permit requirements under the California Administrative Regulations,
shall require a coastal development permit. The Commission, thus, will be
able to review all future development proposals to ensure that no development
will be permitted that might have significant adverse impacts on any
archaeological resources on the subject parcel.

Therefore, the Commission finds the proposed development, as conditioned, to
be consistent with Coastal Act Section 30244.

5. Visual Resources:

Coastal Act Section 30251 requires that the scenic and visual qualities of
coastal areas shall be protected, and that permitted development shall be
sited and designed to protect views to and along the ocean, and to be visually
compatible with the character of surrounding areas. :

Section 30240(b) states that development in areas adjacent to parks and
recreation areas shall be sited and designed to prevent impacts that would
significantly degrade such areas.
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The proposed development consists of a single-family residence on a lot west
of Highway One. Immediately west of the subject parcel is the abandoned
Georgia-Pacific haul road, and immediately west of the haul road is the
beachfront portion of MacKerricher State Park. The proposed development will
not be visible from Highway One, but will be visible from the haul road and
from the public beach.

The proposed residence, which is 28 feet in height, is located approximately
350 feet from the western boundary of the parcel, and so will not front
directly on the haul road. Furthermore, the proposed development will not
block any public views of the ocean. Additionally, a site visit has confirmed
that there are several existing two-story residences located on adjacent
parcels that are also visible from the haul road, so the proposed development
will be compatible with the existing development. Finally, Special Condition
No. 4 requires that all exterior lighting of the residence shall be
low-voltage, non-reflective, and have a directional cast downward so that it
will not shine or glare beyond the limits of the parcel, thereby reducing
adverse impacts to visual resources. The Commission therefore finds the
proposed development, as conditioned, to be consistent with Coastal Act
Sections 30251 and 30240(b), as the res1dence is sited where 1t w111 not have
any significant adverse 1mpacts on coastal views.

6. Public Access:

Coastal Act Sections 30210, 30211, and 30212 require the provision of maximum
public access opportunities, except where adequate access exists nearby, or
where the provision of public access would be inconsistent with public
safety. The subject property is located west of Highway One, and is between
the first public road and the sea.

The Commission finds that although the subject property is located just across
the haul road from a public beach, there is no evidence of any public historic
use of the property such as trails or paths across the lot. Therefore, the
proposed development will not affect existing public access in a manner that
would warrant requiring new public access. In addition, The certified LUP
does not designate the property for future public access, but, rather,
designates future vertical access to be provided across a site several parcels
to the north. There is existing lateral access along the abandoned
Georgia-Pacific haul road, which provides access to the adjacent beachfront
portion of MacKerricher State Park. Therefore, the Commission finds the
proposed project, which does not include provision of public access, to be
consistent with Coastal Act Policies 30210, 30211, and 30212.
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7. Mendocino County LUP/Prejudice to LCP:

Policy 3.1-7 of the LUP provides for the protection of environmentally
sensitive habitat areas. Two streams and a sand dune area are located on the
subject parcel. In addition, the botanical survey that was submitted by the
applicant has determined that there is a possibility that a rare and
endangered plant species, Phacelia insularis var. continentis, may occur in
the sand dune area of the subject parcel. Since the Commission attaches to
this permit Special Condition No. 1(a), which establishes buffer areas around
the environmentally sensitive habitat areas, and Special Condition No. 3,
which requires temporary erection of a debris barrier to protect the riparian
habitat during construction, the proposed project, as conditioned, is
consistent with Policy 3.1-7, as all sensitive habitat will be protected.

Policy 3.5-10 of the LUP requires field surveys-to be performed on parcels
located in areas of known of probable archaeological significance, and
provides for mitigation of impacts to archaeological resources. The subject
parcel has been surveyed, and the archaeological site that is Tocated on the
parcel is protected by a buffer area via Special Condition No. 1(a)(3). In
addition, Special Condition No. 2 has been attached to this permit, requiring
that all construction on the subject parcel shall cease if additional
archaeological resources are discovered, and also requiring mitigation if
necessary. Therefore, the proposed project, as conditioned, is consistent
with Policy 3.5-10 of the LUP.

Policy 3.5-1 of the LUP requires that permitted development be sited to
protect views to and along the ocean. The proposed residence, which will be
visible from the public beach, is situated approximately 350 feet east of the
haul road and will therefore not have a significant adverse impact on visual
resources. In addition, Special Condition No. 4 requires that all exterior
lTighting be subdued to minimize impacts. The proposed development, therefore,
is consistent with LUP Policy 3.5-1.

Section 30604 of the Coastal Act authorizes permit issuance if the project is
consistent with Chapter 3 of the Coastal Act. Approval of this project, as
conditioned, is consistent with Chapter 3 policies of the Coastal Act as
discussed above, and thus will not prejudice local government's ability to
implement a certifiable LCP.

8. CEQA:

The project, as conditioned, does not have a significant adverse effect on the
environment, within the meaning of CEQA, as the project is located in an area
able to accommodate it, and will not have any significant adverse impacts on
visual resources, public access, archaeological resources, or any
environmentally sensitive habitat areas.
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ATTACHMENT A

Standard Conditions

1.

Notice of Receipt and Acknowledgment. The permit is not valid and
development shall not commence until a copy of the permit, signed by

the permittee or authorized agent, acknowledging receipt of the
permit and acceptance of the terms and conditions, is returned to the
Commission office.

Expiration. If development has not commenced, the permit will expire
two years from the date on which the Commission voted on the
application. Development shall be pursued in a diligent manner and
completed in a reasonable period of time. Application for extension
of the permit must be made prior to the expiration date.

Compliance. A1l development must occur in strict compliance with the
proposal as set forth in the application for permit, subject to any
special conditions set forth below. Any deviation from the approved
plans must be reviewed and approved by the staff and may require
Commission approval.

Interpretation. Any questions of intent of interpretation of any
condition will be resolved by the Executive Director or the
Commission.

Inspections. The Commission staff shall be allowed to inspect the
site and the development during construction, subject to 24-hour
advance notice.

Assignment. The permit may be assigned to any qualified person,
provided assignee files with the Commission an affidavit accepting
all terms and conditions of the permit.

Terms and Conditions Run with the Land. These terms and conditions
shall be perpetual, and it is the intention of the Commission and the
permittee to bind all future owners and possessors of the subject
property to the terms and conditions.




N
=
[g;.
N

d__

Mendocino

EXHIBIT NO. 1

APPLICATION NO.
1-91-06 (Johnston)

Location Map

2 Y
(( Calitornia Caastal Commission

AERroximate

Location

@ coomcnscnne  LOCATION MAP  ===—=—=' |\

County of Mendocino

Sheet 3 of 6




FORT BRAGG . MENDOCINO STREET INDEX

Acomn D1 E2
Auport Rd.
Alpion SL.
Alder Ave
Alderwond
AlgarSL ...
Amaeinyat Dr.
Anares wy.
Azslea SL. .
BabcockLn. .
Bad HiltAd. ,

Bay View ave.
Begnarin. ..
Benneul Ln. .
Benson Ln. .. R
Big River Rd., N.. .N-2
Big Aiver Rd.. S. N-O-2
Blaw St.. .. N-2

Bayleln. . G
BranoonWy. D2
d4e81Ra. . ... -1
Brooktisld Df.. . .. H-1

Buriows Ranch Rd.

-2

Bush SL. . 2

Butionwiliow Ln. . H-1

CantoSt. ... -2

-

-2

-3

-3

Canson SL. N2

Casa Del Noyo Dr. F.2

Caspar Litile Lak

Ra......... K-2-L4
Caspar Orchasd R,

J 1Kl

CasparRd.
CaspasRd, E.

Chesinut SI. .
Church School Ln, B-2
Clark St, . N

Ri

Comptche Ukiah Rd.
..024

Corry 5L
Corry 51,
Covelo St. . .
Cresiwood Dr. .. .N-
Cummings S1,
Cypress Ave. .
CypressDr. .
CyprossiLn..
Cyptess Ad.
Dane S, .
Det MarDe. .
Denmison Ln.
DowptiaDr. .. .
DortliRd. ... ..
Driters Rasl Dr. . .
Dritiers Rest Rd.. .

Emesald Or. .
Eveipieen Si.
Fern Ave.

FarnCresk
FernDr.

(]
ForsterLn. ... . ..
Forl Bragp Sherwood
Rd. ....... 0-4-E3
For Bragg Willils
Rd. ...... F-2G-4
Frank)in Rg.
Frankin St.
Garoim Dr.
GaryLn, ..
Gayla Cur.
George’s L
Gibney Ln. .
GoralromLn.
Gianny'sLn.,
Gravel P AG.
Greanhng Cir.,
Giraenties Dr,

Gurley Ln..
Haisey Wy,
Hanaon Cir.
Hanson Rd.
HeppyLn. .
Harbor Ave.
Harbor Or,, N,
Harbort Or., 5.
Hara Creen Rd. ,
Hare Cresu Lan. . ..
Haroid SI. .....

1

Pine Tree Ln,
Pinewood . .. ...
Point Cabsiiid Dr.

PowstsLn.
PrivaleRd. ... .,

Aasmyssen Ln.

Ruawood Ave., .. .E:2
Hedwood Springs Ra.

............. H3
Ahoda Ln. , G2
Rivar Drve ., E-2
River End Dr. D2
Rivarview Di €2
Robin Ad. H-4
Rundie St. N-2

Auasnn Guich
Heigns Dr. .., L-1-
Sanosrson W
SandyLn. .
School St. .
Seadrill Ava,
Searsin. ...

ENOLZT™m

Shareview Ln. ...
Simpsonin. .G-2-H4
Souln Caspar Dr.

South S8,
Spring S1.
Spruce SL. .
Slewarl Sl
Summersin,
Sutiwood . .
Suriwood Dr.
SymasLn. .
Taubold CI.
Tex-monl Dr.
Tibbins Ln. .

Tranquilily Ln.
Tiegomng Dr. .
Tritlium Ln.
TuckerLn...
Turner R,
Uklan St, .

E-3

zo

5}

OrxZ-pha
RO RO =W

Veronica Ln.
vitgin Creek Ln,
Wali Stiresl

Wainul Ave.
Ward Ava. .

POr-xZ

E-2

WilkiLs St.
Willow St. ..
Winding Wy.
Wintlred SI.
WoodlandDr. . ...
Wooaside Wy ...
Woodsiock Rd. ..
Woodwain 51., . F.N-2

IBIT NO.

IAPPU

CATI
1-91-06

N NO.

Johnston)-

: Vicinity Map

0'Bayle Drive
— ¥ yiev
pon Ave: o &
8 =
Greoniiee O
4
X R
- : 1 2
orest Werwood Ot \5\
- /~J))
3 d
Vugin Creek 5 ( //—\
in.
oy P a7 »
i o n 13 Tuaa @
\ Gy 3§ Quchseon 1o /\b
{.r o~ uf O
[/(311 E Beach'
WHITE AIRPORT- N (@ £
VIRGIN CREEK \;) P
(8]
G B
5 ),
= o]
6 Road -{,@ ;
; () 1Sy ; T
: g ' id @ - Z {
¥i 5 & e & &
: w3 : ) il ok
” VE £ 3 CITY KALL 5 &
(%Q}/ 3 Aipory |8 posg Airport Road i zf[ Laoret | 3 &laver
Vehis Avtma 1o Lumoe Cu. Hght ol Way t B wl
:-- Wetksriis & Noltieys 8ndy fgm mi] - :
ro
CHAMBER OF | ! L
COMMERCE l
z Incurporiaied ﬁ
Py
BROAD
> < Sy BE AIRSTRIP
\/r / ¥) 7, {(Privaiey
5
G ) o
(?I = Pin Crepk “ S c
9 wimier & v Sy (35 = PR e
{ AIDICIAL COUAT ano |_ £ £ Caurel Streer
naRy X o] 1z § g , <4
L 5 E 5 5 I
r0. Streetjc Z) edyr 3| x| Suert
News = T
A 8z
ok | lavenves! Y3 Wlelf [~ romrBRaca §
Z 1% ) 0
Madrons. Avehus 5‘ ELa fgg h_:;‘v}i: 4 Snerwod .
. Hew
- (See Inset at Right) ey 3
" ond DAN,
sied — {&gna
k?ﬁ
gs. '/
3 ¢
Z| ,7%5 _J- £ B N
«| < b >
AIRSTRIP _ F| e e 2T ! /9 <«
(Private) B AR :;,l//
X
§ Ganmyy
£3
5 Winding Wy.
N d
Camilie Dr, 5 .
z T dohvemon Lana [ 0/0 /€ ﬁvm .
a /i Jf%
1)
H
g <é
; “ Mendoewo (bast
¢
3 PUbLshect

o
ot B g Menah G
@d;nﬂé?iw’ébnnumg

Ol La.




. ! ? - NS A A -
.% DZP‘ALL ‘1 ﬁDJoI‘JI‘J@ EEX‘STIA;L)& W ’) :'" I WITH
- L eI DENCE , g

P P—— exncr—>100
- LOCAT 0L |

IS e

OVECISE (Lo Tio) &4
oo CreEk #S FER
Koz 8D SHREY”
A1 78 b 1) STV (D)) NTTES i= EXISTIAE e pevces

o ny Lo sTosd (&evr) L wer v Sy NOERSLomip 72 =/

HAJoo Ao //t(/7‘/
T BRrASG , CF. T5HB7 SCALE i s sog Cepycer
207~ Fec/- Bbro Oers AS or  Dee , e

EXHIBIT NO. 3 B

APPLICATION NO.
1-91-06 (Johnston)

Site Plan

«C California Coastal Commission I . . . )




GARAGE
35x23 -

i

[EXHIBIT NO. 4
[P

House Plans ]
€& califonia Coastal Commission I

m—r

BETTER HOMES and 9




i
Al 1
V3
4
%
b
]
H
Vo
!
i !
] !
1
' )
uf
=
o
Fir=
{ =
! ol
; L
[ X

e e

-

[EXHIBIT NO. s
[FPEreETEe, .,

| Elevation Plans

l €& califoria Coastal Commission j

§




—~ .

LerT- e Elsvariond .

suruEyY 2o ABNE AnY
PRE” OF  BullDi=a wnunu'
WOho! Wtz POVICE I?‘.E

‘" i " Fwe LNEZ'TW\) e

s

7 £TN
ul — ‘"_

R

.rv?-ru,rein A

E344H7'455é3.g;évﬂﬂ0h4

EXHIBIT NO. ¢ ] S

APPLICATION NO.
1-91-06 (Johnston)

Elevation Plans

l L& caifomnia Coastal Commission J




1 9L/

|

~f ‘.
L 33
ol .}
N 3
{11 mm 3
m. _// mw AM
LA 1 39
- S W R
.Z.w,./f .m.w_/b\ M% M
7_“”..,,_/ m._m A N /..~./ m ’rm
. me ~
NS 2L 7 /./ ShY w O
J\Qﬁy\“ \sO.MN \V\t\“w\ ....v."//. Q . @

=2S Twovpabk s WM
~Sworupd iy Pry ey
A AT e LT
Sprf g ' Xowddy sy 3 ™
borybooy S1ys rata

e s&
CAOCATEA L
VY& ;A

x ,05-2~voz\!
24404 \»
SUICTR

PN

eELT ¥ LTI,
20124 51y U1l ¥1ooss Yy g Ny
Whayis QIWYNNN

¥
$3NOZ A3d440nq

INT Qv

— . L

21v/<C

ANA VA

7

EXHIBIT NO.

e—————
~~

2| g
o £
: E
og |
of o k!
" [ 8
o~ ©° o
Fo|l V] %
3 5| 1
S| w S
o W
e 2] &
<

]




STATE OF CALIFORNIA — THE RESOURCES AGENCY PETE WILSON, Governor

CALIFORNIA COASTAL COMMISSION

NORTH COAST AREA

45 FREMONT STREET, SUITE 2000
SAN FRANCISCO, CA 94105-2219
(415) 904-5280

«

AMENDMENT TO PERMIT

Date: March 16, 1995

Permit Number: 1-91-06-A
Issued to: ANITA JOHNSTON

for construction of a two-story, single-family residence with attached garage, well/pumphouse, septic
system, and driveway

at 33130 Church School Lane, north of Fort Bragg, Mendocino County, APN 069-231-37

has been amended to include the following changes:

Redesign residence such that footprint will deviate from approved plans; square footage and
height will not increase; residence will be in the same location on the parcel.

This amendment was determined by the Executive Director to be immaterial. was duly
noticed, and no objections were received.

This amendment will become effective upon return of a signed copy of this form to the
Commission Area office. Please note that the original permit conditions are still in effect.

Sincerely,

PETER M. DOUGLAS
Executive Director
By: _J Girisherg
Title: _Coastal Planner

ACKNOWLEDGMENT

[ have read and understand the above amendment and agree to be bound by its conditions
and the remaining conditions of permit number 1-91-06-A.

Date '?/ Z ?’// 45‘ Signature /
EXHIBIT NO. 7 fre et S e

fncr/
C31.doc APPLICATION NO.
’ 1-91-006-A2
GIOVANNI

CDP 1-91-06-A1 IMMATERIAL
AMENDMENT
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