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TO: Coastal Commissioners and Interested Parties 

FROM: Peter Douglas, Executive Director 
 Robert Merrill, North Coast District Manager 
 Tamara L. Gedik, Coastal Program Analyst 

SUBJECT: Appeal No. A-1-MEN-10-031 (Phillips, local permit # CDU #4-2010, 
Appeal by Commissioners Sara Wan and Esther Sanchez of Mendocino 
County decision approving a Coastal Development Use Permit with 
conditions for construction of a new commercial horse stable facility 
consisting of (1) a 6,900-sq.-ft., 35-foot-tall, 14-stall barn with hay 
storage and work areas; and (2) an 11,200-sq.ft., 35-foot-tall covered 
arena. Associated development includes fencing, installation of an on-
site septic disposal system, an on-site production well, connection to 
offsite utilities, and installation of a commercial driveway to serve the 
facility. The project site is located at 4520 Albion Little River Road, 
approximately one-half mile northeast of Albion, (Mendocino County), 
APN 123-020-24. 

Appeal filed: September 16, 2010; 49th day: November 4, 2010. 
 

Recommendation: 

Staff recommends that the Commission determine that a substantial issue exists with 
respect to the grounds on which Appeal No. A-1-MEN-10-031 has been filed and that the 
Commission hold a de novo hearing. 

Staff recommends a NO vote on the following motion and resolution: 

 Motion & Resolution.  I move that the Commission determine and resolve that:  
Appeal No. A-1-MEN-10-031 raises no substantial issue with respect to the grounds 
on which the appeal has been filed under Section 30603 of the Coastal Act regarding 
consistency with the Certified Local Coastal Plan and/or the public access and 
recreation policies of the Coastal Act. 

Following the staff recommendation by voting no will result in the Commission 
conducting a de novo review of the application, and adoption of the following findings. 
Passage of this motion via a yes vote, thereby rejecting the staff recommendation, will 
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result in a finding of No Substantial Issue, and the local action will become final and 
effective. The motion passes only by an affirmative vote of the majority of the appointed 
Commissioners. 

 

IMPORTANT NOTE: 
THE COMMISSION WILL NOT TAKE PUBLIC TESTIMONY DURING THE 

SUBSTANTIAL ISSUE PHASE OF THE APPEAL HEARING UNLESS  
THREE COMMISSIONERS REQUEST IT. 

 

Section 30625(b) of the Coastal Act requires the Commission to hear an appeal unless the 
Commission determines that the appeal raises no substantial issue of conformity of the 
approved project with the certified LCP. Since the staff is recommending substantial issue, 
unless three Commissioners object, it is presumed that the appeal raises a substantial issue 
and the Commission may proceed to its de novo review at the same or subsequent meeting. 
The Commission will not take public testimony during this phase of the appeal hearing 
unless three Commissioners request it. 

If the Commission decides to hear arguments and vote on the substantial issue question, 
proponents and opponents will have three minutes per side to address whether the appeal 
raises a substantial issue. The only persons qualified to testify before the Commission on 
the substantial issue question are the applicants, the appellant and persons who made their 
views known to the local government (or their representatives). Testimony from other 
persons regarding substantial issue must be submitted in writing. It takes a majority of 
Commissioners present to find that no substantial issue is raised. 

Unless it is determined that there is no substantial issue, the Commission will proceed to 
the de novo portion of the appeal hearing and review the merits of the proposed project. 
Oral and written public testimony will be taken during this de novo review which may 
occur at the same or subsequent meeting. 

 
 

Findings: 

A. Project and Site Description 

On August 19, 2010, the County of Mendocino approved Coastal Development Use Permit 
CDU #4-2010 for construction of a new commercial horse stable facility consisting of (1) a 
6,900-sq.-ft., 35-foot-tall, 14-stall barn with hay storage and work areas; and (2) an 11,200-
sq.ft., 35-foot-tall covered arena (Exhibit Nos. 4 and 5). The applicant wishes to house 
approximately 10 horses and 16 goats at the present time. The goats are an aged herd 
currently used to control pasture vegetation growth and may be replaced with additional 
horses (boarding up to 14 in the designated stalls) as the herd dies. According to the 
County staff report, activities will include horse and rider training, instructional clinics and 
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pleasure riding. According to a discussion with County staff, the facility may 
accommodate occasional temporary events in the future in the form of horse shows. 
Associated development includes fencing, installation of an on-site septic disposal system, 
an on-site production well, connection to offsite utilities, and installation of a commercial 
driveway to serve the facility. 

The approved development is located approximately 350 feet above sea level at 4520 
Albion Little River Road, approximately one-half mile northeast of Albion, Mendocino 
County, inland of Highway One and one-half mile east of the Pacific Ocean (APN 123-
020-24). According to a 2007 timber harvest plan that encompassed the subject 20-acre 
undeveloped parcel and adjacent westerly parcel, slopes range from 5% to 40%, with most 
of the area consisting of slopes less than 10% that drain into Dark Gulch and surrounding 
coastal flats. The Albion River is located approximately 680 feet southeast of the subject 
parcel, and Dark Gulch occurs approximately 500 feet to the north. The application 
describes the area of the county-approved development as occurring on a relatively flat 
mesa. The approved development occurs within a designated Marginal Water Resources 
area. 

The subject property is forested with mostly coast redwood (Sequoia sempervirens) in 
addition to Douglas-fir (Pseudotsuga menziesii), Grand Fir (Abies grandis) and Bishop 
pine (Pinus muricata), with tan oak (Lithocarpus densiflorus var. densiflorus) as the 
predominant hardwood. A Timber Harvest Plan (CalFire THP #1-07-073MEN) authorized 
selective harvesting on 33 acres that included the subject parcel, along with a portion of the 
adjacent westerly parcel that is also owned by the applicant. Harvest activities were 
completed in 2007. The subject parcel had previously undergone timber harvest operations 
in the 1930’s; the subject parcel was harvested again in 1997 (THP 1-95-403MEN), and 
the adjoining westerly property (which abuts Highway One) was harvested again in 2001 
(THP 1-99-140MEN). 

The parcel is designated and zoned on the County general plan Coastal Plan Map as 
Remote Residential Twenty Acres Minimum (RMR-20) and is similarly zoned RMR L-20. 
Commercial horse stables are recognized by the County as a conditionally-permitted 
commercial use in the Remote Residential District under Coastal Zoning Code (CZC) 
20.380.015(C) as “Animal Sales and Services: Horse Stables.” The parcel is not within a 
designated highly scenic area. 

B. Appeal 

Pursuant to Coastal Act Section 30603, this approval is appealable to the Commission 
because the approved development is not designated as the “principal permitted use” under 
the certified LCP. (see Appendix A). 

One appeal was filed with the Commission’s North Coast District Office on September 16, 
2010 by Commissioners Wan and Sanchez (Exhibit No. 6). The appeal was filed in a 
timely manner, within 10 working days of receipt by the Commission of the County's 
Notice of Final Action. 
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The appellant claims that the approved project is inconsistent with the policies and 
standards of the Mendocino County certified Local Coastal Program (LCP) relating to 
protection of natural and visual resources. 

C. Substantial Issue Analysis 

Coastal Act Section 30625(b) requires the Commission to hear an appeal unless it 
determined that no substantial issue exists with respect to the grounds on which the appeal 
has been filed.1 Commission staff has analyzed the county’s Final Local Action Notice for 
the development (Exhibit No. 7), appellant’s claims (Exhibit No. 6), and the relevant 
requirements of the LCP (Appendix B). Staff recommends that the Commission find that 
the appeal raises a substantial issue of conformance of the approved amended development 
with respect to the provisions of the certified LCP regarding protection of visual resources 
as explained below. 

1. Substantial Issue With Respect to Natural Resource Policies of the Certified 
 LCP 

The appellants allege that the approved development is inconsistent with LCP provisions 
pertaining to the protection of natural resources in relation to water quality (see Appendix 
B). The appeal highlights concerns regarding whether the approved development meets 
water quality and runoff standards including, but not limited to LUP Policy 3.1-25, and 
CZC Sections 20.492.020, 20.492.025, and 20.532.095. 

LUP 3.1-25 requires that the biologic productivity of coastal waters shall be sustained, and 
CZC Section 20.532.095(A)(2) requires, in applicable part, that the granting of any coastal 
development permit shall be supported by findings which establish that the proposed 
development will be provided with adequate utilities, access roads, drainage and other 
necessary facilities (emphasis added). Furthermore, CZC Section 20.492.020(D) specifies 
that design of sedimentation control devices shall be coordinated with runoff control 
structures to provide the most protection. 

The approved development allows for construction of a commercial horse riding and 
boarding facility as a conditionally-permitted use within a remote residential-zoned area. In 
its project findings, the County staff report addresses erosion and stormwater runoff 
standards in its “Hydrology and Water Quality” section by requiring an erosion control and 
drainage plan be submitted for approval prior to issuance of a building permit. The County 
staff report references CZC Section 20.492.015 subsections (A), (B), and (C) which 
describe standards for minimizing and preventing surface erosion. CZC Section 
20.492.025 subsections (A), (C), and (D), which describe measures to regulate the 
retention and flow of surface runoff, are also referenced. 

                                                 
1 The term “substantial issue” is not defined in the Coastal Act or its implementing regulations. In previous 
decisions on appeals, the Commission has generally been guided by the following factors in making 
substantial issue determinations:  the degree of factual and legal support for the local government’s decision; 
the extent and scope of the development as approved or denied by the local government; the significance of 
the coastal resources affected by the decision; the precedential value of the local government’s decision for 
future interpretations of its LCP; and, whether the appeal raises only local issues, or those of regional or 
statewide significance. 
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The County findings for “Hydrology and Water Quality” in their entirety state the 
following: 

Due to the size of the development and the proposed agricultural use, staff 
recommends an erosion control and drainage plan in compliance with Mendocino 
County Coastal Zoning Code be submitted for approval prior to issuance of the 
building permit. Recommended Condition Number Three is included to this effect. 

Recommended Condition Number Three, in its entirety, requires the following: 

3. Prior to the issuance of the building permit, the applicant shall submit for the 
approval, an erosion control and drainage plan to address the revegetation and 
stabilization of disturbed earth associated with the project as well as storm 
water runoff resulting from the development. The plan shall include, at 
minimum, specific measures as follows: 

(A) Erosion Control - The erosion control plan shall ensure the following: 

(1) The erosion rate shall not exceed the natural or existing level before 
development. 

(2) Existing vegetation shall be maintained on the construction site to the 
maximum extent feasible. Trees shall be protected from damage by proper 
grading techniques. 

(3) Areas of disturbed soil shall be reseeded and covered with vegetation as 
soon as possible after disturbance, but no less than one hundred (100) 
percent coverage in ninety (90) days after seeding; weedfree mulches 
consisting of certified weed-free rice straw may be used to cover ground 
areas temporarily. 

(B) Stormwater Runoff – The drainage plan shall ensure the following: 

(1) Water flows in excess of natural flows resulting from project 
development shall be mitigated. 

(2) The acceptability of alternative methods of storm water retention shall 
be based on appropriate engineering studies. Control methods to regulate 
the rate of storm water discharge that may be acceptable include retention 
of water on level surfaces, the use of grass areas, underground storage, and 
oversized storm drains with restricted outlets or energy dissipaters. 

(3) Retention facilities and drainage structures shall, where possible, use 
natural topography and natural vegetation. In other situations, planted 
trees and vegetation such as shrubs and permanent ground cover shall be 
maintained by the owner. 

While the County staff report provides findings that address erosion control and 
controlling the volume of stormwater runoff, the findings are silent with regards to the 
protection of water quality. Confined animal facilities are one of the most recognized 
sources of non-point source pollutants since these types of developments have 
concentrated sources of animal wastes. One horse produces about 45-50 pounds of manure 
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per day (Davis and Swinker;2 Cirelli and Cloud;3 King County, WA4), over eight tons per 
year, in addition to expelling 8 to 10 gallons of urine per day. Horse wastes, including 
manure, urine, waste feed, and straw, shavings and/or dirt bedding, can be significant 
contributors to pollution and are a breeding ground for parasites, flies and other vectors. In 
addition, horse wastes contain nutrients such as phosphorous and nitrogen as well as 
microorganisms such as coliform bacteria. 

Cleared, compacted areas such as corrals and riding rings can contribute to a loss of soil 
porosity – and thus the soil’s ability to infiltrate runoff. The improper storage and 
management of manure and other animal wastes can have detrimental effects on water 
quality. The discharge of these pollutants to groundwater and ultimately to coastal waters 
can cause significant adverse cumulative 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; algae blooms and sedimentation, 
increasing turbidity and reducing the penetration of sunlight needed by aquatic vegetation 
that 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 wetlands, reduce optimum populations of 
marine organisms, and have adverse impacts on human health and recreational 
opportunities. 

Manure management is important for protecting water quality. Manure management 
measures to be considered include the location for waste storage, the container for waste 
storage and the frequency of collection. 

Although the County findings discuss surface runoff and erosion control, the findings do 
not address water quality impacts resulting from groundwater contamination due to horse 
waste. In addition, the County did not require a manure management plan to address 
storage and disposal of horse waste. It is also unclear where the existing herd of 16 goats 
will be grazing vegetation in relation to where vegetation will be maintained for control of 
stormwater runoff. 

Because the subject development was approved without any conditions and findings 
addressing necessary facilities to contain and manage horse wastes related to the subject 
development (so as to ensure that the biologic productivity of coastal waters shall be 
sustained), the degree of legal and factual support for the local government’s decision that 
the development is consistent with the water quality standards of the LCP is low. In 
addition, as LUP Policy 3.1-25 implements, in part, the mandates of Section 30231 of the 
Coastal Act which require that the biological productivity and the quality of coastal waters, 
streams, wetlands, estuaries, and lakes appropriate to maintain optimum populations of 

 
2 J.G. Davis, Colorado State University Cooperative Extension environmental soil specialist and professor, soil and crop 
sciences; and A.M.Swinker, former Cooperative Extension horse specialist and associate professor, animal sciences. 
2002. Accessed from http://equineextension.colostate.edu/ September 2010. 
3 Cirelli and Cloud. “Suburban Horse Keeping.” University of Reno Nevada Cooperative Extension. Fact Sheet 94-09. 
Accessed from http://www.unce.unr.edu/publications/files/ag/other/fs9409.pdf September 2010. 
4 King County Department of Natural Resources Solid Waste Division. 2000. “How to Compost and Use Horse Manure.” 
Accessed from http://your.kingcounty.gov/dnrp/library/2000/kcr737.pdf September 2010. 

http://equineextension.colostate.edu/
http://www.unce.unr.edu/publications/files/ag/other/fs9409.pdf
http://your.kingcounty.gov/dnrp/library/2000/kcr737.pdf
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marine organisms and for the protection of human health be maintained and, where 
feasible, restored through, among other means, minimizing adverse effects of waste water 
discharges controlling runoff, the appeal raises issues of statewide significance rather than 
just a local issue. Therefore, the Commission finds that the project as approved raises a 
substantial issue of conformance with LCP policies regarding coastal development projects 
related to water quality and runoff standards including, but not limited to LUP Policy 3.1-
25, and CZC Sections 20.492.020, 20.492.025, and 20.532.095. 

2. Substantial Issue With Respect to Visual Resource Policies of the Certified  
LCP 

The appellants allege that the approved development is inconsistent with LCP provisions 
pertaining to the protection of visual resources (see Appendix B). The approved project 
allows for development of a commercial horse riding and boarding facility in a rural setting 
where surrounding land uses include remote residential, forested lands, and a church camp 
facility. The approved commercial development includes, among other associated 
development, construction of two 35-foot-tall buildings. Of these, one facility is a 6,900-
square-foot barn with 14 horse stalls, hay storage, and office space, and the other is an 
11,200-square-foot riding arena. The riding arena is described as a “Clearspan 83-foot 
wide HK Series” truss arch fabric building (Exhibit 5). Ten outdoor lights are proposed for 
the barn; five on the east side, three on the south side, and two on the north side. The 
County staff report indicates that lights will be downcast and shielded and includes Special 
Condition Number One that requires lighting to comply with Exterior Lighting Regulations 
of CZC Section 20.504.035 for the life of the project. 

The project site is not located within a designated highly scenic area. However, the County 
staff report acknowledges the requirement for an analysis of aesthetic issues relating to 
appearance and views for all development in the coastal zone, and references LUP 3.5-1 
which requires that development be visually compatible with the character of the 
surrounding area whether or not the site is within a highly scenic area. The staff report 
findings on visual impacts related to aesthetics state in their entirety the following: 

The facility would not be visible from the highway or any parks, beaches or 
recreation areas, and would not impact views to or along the ocean. Structures 
would be located in relatively flat areas, and landforms would not be significantly 
altered. Colors and materials proposed for the barn are natural redwood with a 
grey/blue slate roof. The arena would be covered with white fabric. Visual impacts 
would not be significant. 

The County staff report is silent with regards to how the determination was made that a 
white, 35-foot-tall, 11,200 square-foot dome-shaped commercial building in a rural 
residential setting would not be visible from public vantage points and would be visually 
compatible with the character of the surrounding area. There is no indication whether story 
poles were erected, or whether a balloon test was conducted to simulate visual effects. It is 
not clear whether trees screen the view, or whether topography screens the development. 

While the County staff report describes the site as a relatively flat, wooded area, it 
acknowledges a recently-approved timber harvest plan. According to the 2007 timber 
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harvest plan, the subject parcel and the adjoining westerly parcels (which abut Highway 
One) have been previously harvested as recently as 1997 and 2001. It is unclear what 
cumulative visual impacts, if any, future timber harvest activity might have on the 
visibility of the approved commercial structures from public areas such as Highway One 
and Albion Little River Road, and the approved permit contains no requirements to 
preserve or otherwise protect any trees that may be serving to screen the development. 

Although the County states the facility would not be visible, there are no findings that 
provide information demonstrating the validity of its determination. Therefore, because the 
County did not provide evidence that demonstrates that the proposed commercial 
development would be visually compatible with the character of its setting, the degree of 
legal and factual support for the local government’s decision that the development is 
consistent with the visual resource protection policies of the LCP is low. Therefore, the 
Commission finds that the approved development raises a substantial issue of conformance 
with LUP Policy 3.5-1 and CZC Section 20.504.010 that require permitted development to 
be visually compatible with the character of surrounding areas, and with CZC Section 
20.532.095(A)(1) that requires findings that establish conformity with the certified local 
coastal program. 

C. Conclusion 

Therefore, the Commission finds that the appeal raises a substantial issue with respect to 
conformance of the development as approved by the County with LCP policies regarding 
the protection of natural and visual resources including, but not limited to LUP Policies 
3.1-25 and 3.5-1, and Sections 20.492.020, 20.492.025(k); 20.532.095; and Section 
20.504.010 of the Mendocino County Coastal Zoning Code. 

Information Needed for De Novo Review of Application 
Section 30621 of the Coastal Act instructs the Commission to provide for a de novo 
hearing on all appeals where it has determined that a substantial issue exists with respect to 
the grounds on which an appeal has been filed. If the Commission finds substantial issue as 
recommended above, staff also recommends that the Commission continue the de novo 
hearing to a subsequent date. The de novo portion of the appeal must be continued because 
the Commission does not have sufficient information to determine what, if any, 
development can be approved, consistent with the certified LCP. 

Given that the project the Commission will be considering de novo has come to the 
Commission after an appeal of a local government action, the Commission has not 
previously been in the position to request information from the applicant needed to 
determine if the project can be found to be consistent with the certified LCP. Following is 
a discussion of the information needed to evaluate the development. 

1) Manure Management Plan 
As discussed above, although the County findings discuss surface runoff and erosion 
control, the findings do not address water quality impacts resulting from contamination 
by discharge of horse waste to groundwater and waterways. In addition, the County did 
not require a manure management plan to address storage and disposal of horse waste. 
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Therefore, a discussion of proposed management measures for horsekeeping facilities 
designed to protect water quality and resources shall be provided. The discussion 
should include measures to deploy onsite for the management, storage, and disposal of 
horse waste. Any areas that exclude horse and goat use should be noted since areas 
grazed or otherwise used by animals may affect erosion and stormwater management. 

2) Visual Analysis for Barn and Riding Arena 
As discussed above, the County’s findings do not fully address whether the approved 
development is visually compatible with the surrounding area. Therefore, a visual analysis 
shall be provided that examines the visual effects on public views from Highway One and 
Albion Little River Road. The analysis shall include graphic visual simulations and maps 
and erection of story poles and/or a balloon test on potential building sites for the barn and 
horse riding arena. 

Without additional information, including the above, the Commission cannot reach a final 
determination concerning the consistency of the project with the policies of the LCP. 
Therefore, before the Commission can act on the proposed project de novo, the applicant 
must submit all of the above-identified information. 

APPENDICES 
APPENDIX A:  Commission’s Appeal Jurisdiction Over Project 
APPENDIX B:  Excerpts from the Humboldt County Local Coastal Program 

EXHIBITS 
1. Regional Location Map 
2. Vicinity Map 
3. Assessor’s Parcel Map 
4. Site Plans 
5. Sample image of riding arena 
6. Appeal 
7. Notice of Final Local Action and Findings for Approval 
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APPENDIX A 
 

COMMISSION’S APPEAL JURISDICTION OVER THE PROJECT 

On August 19, 2010, the County of Mendocino approved Conditional Use Permit CDU #4-
2010 for construction of a new commercial horse stable facility consisting of (1) a 6,900-
sq.-ft., 35-foot-tall, 14-stall barn with hay storage and work areas; and (2) an 11,200-sq.ft., 
35-foot-tall covered arena (Exhibit Nos. 4 and 5). The applicant wishes to house 
approximately 10 horses and 16 goats at the present time. The goats are an aged herd 
currently used to control pasture vegetation growth and may be replaced with additional 
horses (boarding up to 14 in the designated stalls) as the herd dies. According to the 
County staff report, activities will include horse and rider training, instructional clinics and 
pleasure riding. According to a discussion with County staff, the facility may 
accommodate occasional temporary events in the future in the form of horse shows. 
Associated development includes fencing, installation of an on-site septic disposal system, 
an on-site production well, connection to offsite utilities, and installation of a commercial 
driveway to serve the facility. 

After certification of Local Coastal Programs (LCPs), the Coastal Act provides for limited 
appeals to the Coastal Commission of certain local government actions on coastal 
development permits (Coastal Act Section 30603). Section 30603 states that an action 
taken by a local government on a coastal development permit application may be appealed 
to the Commission for certain kinds of developments, including developments located 
within certain geographic appeal areas, such as those located between the sea and the first 
public road paralleling the sea, or within 300 feet of the inland extent of any beach, or of 
the mean high tide line of the sea where there is no beach, or within 100 feet of any 
wetland or stream, or within 300 feet of the top of the seaward face of any coastal bluff, or 
those located in a sensitive coastal resource area. Furthermore, developments approved by 
counties may be appealed if they are not designated the “principal permitted use” under the 
certified LCP. Finally, developments which constitute major public works or major energy 
facilities may be appealed, whether approved or denied by the city or county. The grounds 
for an appeal are limited to an allegation that the development does not conform to the 
standards set forth in the certified local coastal program and, if the development is located 
between the first public road and the sea, the public access policies set forth in the Coastal 
Act. 

The subject development is appealable to the Commission pursuant to Section 30603 of the 
Coastal Act because the approved development is not designated as a “principal permitted 
use” under the certified LCP. 

The decision of the Planning Commission was not appealed at the local level to the County 
Board of Supervisors. The County then issued a Notice of Final Action, which was 
received at the Commission’s North Coast District Office on September 1, 2010 (Exhibit 
No. 7). Section 13573 of the Commission’s regulations allows for appeals of local 
approvals to be made directly to the Commission without first having exhausted all local 
appeals when, as here, the local jurisdiction charges an appeal fee for the filing and 
processing of local appeals. 
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One appeal was filed with the Commission’s North Coast District Office on September 16, 
2010 from Commissioners Sara Wan and Esther Sanchez (Exhibit No. 6). The appeal was 
filed in a timely manner, within 10 working days of receipt by the Commission of the 
County's Notice of Final Action. 
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APPENDIX B 

EXCERPTS FROM THE MENDOCINO COUNTY  
CERTIFIED LOCAL COASTAL PROGRAM 

Summary of Applicable LCP Policies Relating to the Protection of Natural Resources 
for Water Quality: 
Land Use Plan (LUP) Policy 3.1-25 states the following (Emphasis added): 

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. 

CZC Section 20.492.020 “Sedimentation Standards” states, in applicable part, the 
following (emphasis added): 

… 

(D) Design of sedimentation control devices shall be coordinated with runoff control 
structure to provide the most protection. 

… 

CZC 20.492.025 “Runoff Standards” requires in part (Emphasis added): 

… 

(K) All development that is within, or drains into, environmentally sensitive habitat, is a 
commercial or residential subdivision, is a service station or automotive repair facility 
or that includes commercial development or a parking lot, shall capture and infiltrate 
or treat, using relevant best management practices, including structural best 
management practices, all runoff from storms of a magnitude such that the runoff from 
eight-five (85) percent of storms is encaptured or treated. (Ord. No. 3785 (part), 
adopted 1991, Ord. No. 4083, adopted 2002) 

… 

CZC Section 20.532.095 “Required Findings for all Coastal Development Permits” 
states, in applicable part, the following (emphasis added): 

(A) The granting or modification of any coastal development permit by the approving 
authority shall be supported by findings which establish that: 

(1) The proposed development is in conformity with the certified local coastal 
program; and 

(2) The proposed development will be provided with adequate utilities, access 
roads, drainage and other necessary facilities… 
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Summary of Applicable LCP Policies Relating to the Protection of Visual Resources: 
LUP Policy 3.5-1 states, in applicable part, the following (emphasis added): 

… 

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. 

… 

CZC Section 20.504.010 “Visual Resource and Special Treatment Areas—Purpose” 
states the following (emphasis added): 
 

The purpose of this section is to insure that permitted development shall be sited and 
designed to protect views to and along the ocean and scenic coastal areas, to minimize 
the alteration of natural 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. (Ord. No. 3785 (part), adopted 1991). 

CZC Section 20.532.095 “Required Findings for all Coastal Development Permits” 
states, in applicable part, the following (emphasis added): 

(A) The granting or modification of any coastal development permit by the approving 
authority shall be supported by findings which establish that: 

(1) The proposed development is in conformity with the certified local coastal 
program; 

… 














































































































































