STATE OF CALIFORNIA — THE RESOURCES AGENCY ARNOLD SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

NORTH COAST DISTRICT OFFICE
710 E STREET, SUITE 200

EUREKA, CA 95501

VOICE (707) 445-7833 FAX (707) 445-7877

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTION 1. Aggellantgs{

Name:  Richard and Judith Turnlund
Mailing Address: 2276 Great Highway

City:  San Franci\sco ZipCode: 94116 Phone: 415 665 6274
SECTION II. Decision Being Appealed RECE'VED
9 0 2009
1. Name of local/port government: MAY '
. . .. CALIFORNIA
Mendocino County Coastal Permit Administrator COASTAL COMMISSION

2. Brief description of development being appealed:

Permit CDP #51-2008  Construct-a two-story single family residence on a blluff-top lot with 1950 sq ft living
space plus 350 sq ft garage. Install sewage pump tank and connect to off-site septic system, connect to community
water, retaining walls, LPG tank, generator, on-site drainage infrastructure. Install a driveway through an easement
on 38458 Robinson Reef Drive.

3. Development's location (street address, assessor's parcel no., cross street, etc.):

38454 Robinson Reef Drive, Gualala, CA. APN 145-161-27

EXHIBIT NO. 12

4.  Description of decision being appealed (check one.): APPEAL NO.
. A-1-MEN-09-023

(0  Approval; no special conditions WERNETTE
e . - APPEALS (1 of 16
XI  Approval with special conditions: (1 01 18)

O Denial

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public works project. Denial
decisions by port governments are not appealable.




APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5.  Decision being appealed was made by (check one):

X1 Planning Director/Zoning Administrator
[0  City Council/Board of Supervisors
[0  Planning Commission
[0  Other
6. Date of local government's decision: April 23, 2009

7.  Local government’s file number (if any): =~ CDP # 51-2008

SECTION II1. ldentification of Other Interested Persons

Give the names and addresses of thé following parties. (Use additional paper as necessary.)
a. Name and mailing address of permit applicant:

George Wemette and Jeri Wemette, applicants; Frank Wemette, Agent

b. Names and mailing addresses as available of those who testified (either verbally or in writing) at
the city/county/port hearing(s). Include other parties which you know to be interested and should
receive notice of this-appeal. '

(1) Judith Tunlund, Duane Hines verbally. Letters from Duane Hines, Richard and Judith Turnlund, Gualala Municipal
Advisory Council. '
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3)

SECTION IV. Reasons Supporting This Appeal
PLEASE NOTE:

Appeals of local government coastal permit decisions are limited by a variety of factors and requirements of the Coastal
Act. Please review the appeal information sheet for assistance in completing this section.

State briefly your reasons for this appeal. Include a summary description of Local Coastal Program, Land Use Plan,
or Port Master Plan policies and requirements in which you believe the project is inconsistent and the reasons the
decision warrants a new hearing. (Use additional paper as necessary.)

This need not be a complete or exhaustive statement of your reasons of appeal; however, there must be sufficient
discussion for staff to determine that the appeal is allowed by law. The appellant, subsequent to filing the appeal, may
submit additional information to the staff and/or Commission to support the appeal request. : '

i sought waivers to some ck__ '
‘ ‘thy have restnctlons and regulatlons if

'I?hé’fbiiil‘ciiing’;sie,is;’ébﬂiﬁ;1501féét ?r‘érﬁ»a\ijﬁblic st‘réef,ﬁanii;_»,  only be cessed by a 14 ¢
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION V. Certification

The information and facts stated above are correct to the best of my/our knowledge.

Signature on File C)/\ Signature on File Q
¥

! -y

_S—iéhature of r;k}u)bellant(s) or Athorized Agent
Date: Sy / i / J 7

Note: If signed by agent, appellant(s) must also sign below.

Section V1. Agent Authorization

I/We hereby authorize
to act as my/our representative and to bind me/us in all matters concerning this appeal.

Signature of Appellant(s)

Date:
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sr:lht OF CALIFORMIA — THE RESOURCES AGknCY
"CALIFORNIA COASTAL COMMISSION

NORTH COAST DISTRICT OFFICE

710 E STREET, SUITE 200

EUREKA, CA 95501

VOICE (707) 445-7833 FAX (707) 445-7877

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT

Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTIONL Appellant(s) .
Neme:  Oustwe M Hetes %ﬁw ‘./LU/&U/J///D

Maling Address: 75 (Blomu G _

SECTIONIL Decision Being Appealed

1. Name of local/port government:

Merpejwo &w«i‘g

B D S T 008 - Do) e Lo nty Tortiy Aot

- Moswon a% ¢/>3/09

3. Developxhent’s location (street address, assegsor's parcel no., cross street, etc.):
3xHsd Pbwsow Fo Rve

o wlela, eo (#on 15 -161-37) RECEIVED

4. Description of decision being appealed (check one.):

MAY 2 2 2009
[0 Approval; no special conditions CALIFORNIA
P Approval with special conditions: q / >3 /0049 COASTAL COMMISSION

[0 Denial

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed umless the development is a major energy or public works project. Denial
decisions by port govemments are not appealable.

TO BE COMPLETED BY CO ION:

APPEAL NO: %-3 MNDEND -0~ O b

DATE FILED: U)\\q\ DA
DISTRICT: (\o(\'\\ O Dcxojr

Fivey 5//&/03 AR



APPEAL FR TAL P ECISI L 2

5.  Decision being appealed was made by (check one):

ﬁ Planning Director/Zoning Administrator
O City Council/Board of Supervisors
O Planning Commission
O Other
6. Date of local government's decision: Y /)-‘) / ro04q
7.  Local government’s file number (if any): CDP #—6_,/ ~>00%"

SECTION IIl. Identification of Other Interested Persons

Give the names and addresses of the following parties. (Use additional paper as necessary.)

a.  Name and mailing address of permit applicant:
Fonub Weswetfe g
3oyl Suvbse Bl
ekt Coeapun, Cu TS H0

b. Names and mailing addresses as available of those who testified (either verbally or in writing) at
the city/county/port hearing(s). Include other parties which you know to be interested and
should receive notice of this appeal.
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)
SECTION V. (Certificafion

The information and facts stated above are correct to the best of my/our knowledge.

{ Signature Of‘,e, I!)o

Signamre of Kbbdlani(s) or Authorized Agent

Date:

Note: If signed by agent, appellant(s) must also sign below.
Section VL. Agent Authorization

I/We hereby
authorize

to act as my/our representative and to bind me/us in all matters concerning this appeal.

Signature of Appellant(s)

Date:
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Duane M. Hines
415 Coloma Street
Sausalito, California 94965

May 19, 2009

California Coastal Commissioner
710 E Street, Suite 200

P.O. Box 4908

Eureka, CA 95501-1885

ATTN: Coastal Permit Administrator

RE: CDP #51-2008

We wish to appeal the decision of the Mendocino County Zoning
Administrator regarding CDP #51-2008 on the following basis:

We believe that this project attempts to place a structure on a very delicate
(geologically and environmentally) parcel. The area has been subject to
many large land slides over the years. The parcels to the north and south
have lost the entire old railway right of way, and there are substantial
signs of others expected in the near future. We believe that an
independent geotechnical review should be made which would include
core samples and other evaluations regarding stability of saturated soil.

Regarding the 50’ Environmentally Sensitive Habitat area, we believe that
the existence of sensitive species is a fact and therefore qualifies as an
ESHA. Speculation that they are in the wrong area to proliferate, and that
they may not survive, does not change the fact that the plants are present,
and that they are the basis to declare an ESHA area.

To allow encroachment of 30" into such an area is against the law.

D »\\b
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California Coastal Commissioner
May 19, 2009
Page 2

Other comments are below:

Drainage Plan

The proposed pervious concrete paving and leech line dispersal system is
questionable from the standpoint that it is unrealistic to think that such a
propposet Mt avar b1~ Vel sadipresand wasstg e oncthe
every three months is ridiculous, unenforceable and would only extend
the time before the sediment fits the porosity of the concrete. When that
happens, sooner or later, the water flow from the hill will be forced, by the
house, to travel to the southern end of the lot and create a serious erosion
problem. Ironically, that flow would erode Dr. Wernette’s own parcel to
the south side of Mr. and Mrs. Hines” house! The water re-routing would
also have on the water flow to the existing ESHA's.

It should be noted that the placement of a pipe grid to disperse water from
the previous concrete drive will have to be 4’ to 5’ below the ground level
and house floor. Grade beams, crossing pipes, and gravel will extend that
far under the grade. This will require a substantial cut below the grade.

The collection of normal run off and storm water utilizing this system will
substantially increase the water retention of the soil. Mr. Glomb’s letter of
April 9, 1999 under Recommendations states: “In no case should focused
surface runoff flow over the sea cliff and drainage should not be allowed
to pond on the site.”

The drainage grid is a concentration of ponded water under the house and
creates a major concentration of water in the subsoil.

Mr. Glomb’s letter of June 5, 1992 recommends: “Surface and sub-surface
drainage systems (including roof drains) should be installed to intercept
surface runoff at the site and ground water flow along the base of fill to
reduce saturation and erosion of the bluff top soils and rock. Drains

should outlet so as to not cause sea cliff erosion.”

W\
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California Coastal Commissioner
May 19, 2009
Page 3

It should be noted that there have never been core samples taken below 7/
deep in order to measure soil conditions.

* Mr. Glomb’s letter of August 13, 2002 contains similar recommendations.

On November 6, 2008, the GMAC recommended:

Drainage:

The Council believes the drainage plan needs to be fully reviewed and
include a comprehensive study of the water flow and debris on the
pervious driveway and parking area as well as the grid of perforated pipe
underneath the house over multiple storm events (and throughout the
rainy season) to insure that the proposed system will be able to process the
runoff load during similar periods.

The expert comments above leave serious doubt about the drainage system
operation and effect on the stability of the soil below the foundation when
saturated. Over time the accumulated groundwater would encourage an
avalanche effect as water travels to the sloped rock subsurface encouraging

slippage.

There is a question as to where the water flow through the pervious
driveway goes. Is there a grid system proposed in order that the flow can
reach the under house grid? It appears that the pervious concrete is
directly on the soil and that the underlying soil will not absorb the water at
the rate it comes through the pervious concrete.

We believe that these concerns should be resolved through a complete
design that would preclude a potential major failure of the hillside as a
result of water saturation.

It is interesting that the findings on page seven of Mr. Wernette's letter
find that the plants in the southern area of the parcel are ESHAs but the
ones to the north are not!

\W\ﬁ\\p
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California Coastal Commissioner
May 19, 2009
Page 4

ESHA

It is our contention that the existence of endangered plants is the basis to
declare the area an ESHA. Arguments that the plants are not important, or
that they are growing in the area, does not change that the plants exist
there and have been there for years. That alone is the basis to declare a
100" and 50” buffer area. It is pure speculation that plants are atypical in
the area and that their survival is unlikely. The plants exist, and therefore
an ESHA exists.

The proposed structure encroaches 30’ into the 50" buffer. It is unrealistic
to think that construction activity would take place in the remaining 20’
regardless of declared mitigation measures.

The argument that there is no other feasible location on the parcel is not
valid because even after the revised setback measurement (40}, the area
(attached) representing the last proposal is available. The area shown on
Fig. 5 Construction Zone would measure 40’ x 38°. Extending the erosion
setback by 25 feet should not reduce the previously available area by 50%.

Construction in that area would preclude the requirement to encroach
‘upon the 50" ESHA to the north.

The proposed structure would encroach on the ESHA leaving
approximately 1200 sq. ft. of unrestricted ground space unused -- a bonus
for the applicant and an invasion of the ESHA.

Conclusion:

There should be considerably more development and description of the
details of the drainage system and an evaluation of the design by an
independent soils engineer to determine the effect upon the bluff stability.

There is no justification to move the house footprint to a place on the

parcel that violates the 50° ESHA law when there is another feasible
location to build elsewhere on the parcel. There is a 38’ x 40" area free of

\%g\u
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Califorria Coastal Commissioner
May 19, 2009
Page 5

restraints which is sufficient to build a small residence. That is all the
parcel will allow after all setbacks, etc. are considered.

There is enough area to build, therefore no taking is required.

An applicant’s desire for a larger house is not justification to encroach on
an ESHA, particularly when there are other alternatives.

We believe the Coastal Commission should decide in favor of the
environmental laws rather than accommodating a larger house for an
individual applicant.

Thank you for your consideration of this matter.

A L
Duane Hines
415-298-3565



THE WERNETTE PROJECT
GUALALA, CALIFORNIA

Figure 5. Allowabie Building Footprint Comparison
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PAGE 89
S5UBMIT ONE COPY ONLY

PBS FORT BRAGG
BUDKAMB

MAILING LIST

705612427

12/26/2087 62:18
7879373222

12/28/2087 14:41

List all property owners within 300 feet, and occupants within 100 feet along with the corresponding
Assessor’s Parcel Number for each owner/occupant.

AP# 000-000-00 15 th2.+1.00 |
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ACTIVE
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Duane M. Hines

415 Coloma Street
Sausalito, California 94965 EXHIBIT NO. 13
APPEAL NO.
A-1-MEN-09-023
]uly 28, 2009 WERNETTE
CORRESPONDENCE
POST-APPEAL (1 of 38)

California Coastal Commission

710 E Street, Suite 200 RECEIVED

P.O. Box 4908 .
Eureka, CA 95501-1885 JuL 2 9 2003

: CALIFORNIA
ATTN: Coastal Permit Administrator COASTAL COMMISSION
RE: CDP #51-2008 (Wernette)

Please accept this addendum to our appeal regarding the above-referenced
CDP.

It has come to our attention that there has been a significant increase of the
protected Morning Glory species on the site, both in the existing northerly
ESHA, and on the adjoining property to the north (Hines) there are
numerous plants (15) on the Hines parcel, some of which are within 20’ of
the property line dividing the Wernette parcel. A 50" ESHA would extend
from the Hines parcel over the Wernette parcel. This establishes a new
ESHA not previously shown in documentation.

There are also two new plants located in the existing northern ESHA, as
described in Fig. 5, Fig. 4, and C-8 of the application presentation by
Wernette.

This increase in the number of plants in the ESHA proves that the area
supports rare plant growth and that construction in this area is not
consistent with the law.

At one time in the application process, Wetland Research Associates found
that a wetland existed on the property. Subsequently in a later report that
wetland no longer existed. It was observed that species of plants now exist
on the site which only grow in a wetland environment.
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California Coastal Commission
July 28, 2009

Page 2

sSusan uupuis

41D-JJ1-46D0

In light of these fresh observations, we believe the previously documented
northern ESHA area has expanded and supports further growth of
endangered species. In addition, new ESHA areas have been developed
on adjacent properties whose 50’ zones extend onto the Wernette property
and should be considered in site planning.

Inasmuch as wetland species exist on the property, we believe that the
wetland area should be reevaluated for plant and hydric soils presence.

We have enclosed photographs to assist in your evaluation in the staff

reports.

Thank you for your consideration.

A

¢+ Signature on File .!

"Duane Hines

415-298-3565

i
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~ Richard and Jeanne Jackson
. ‘Post Office Box 1029
-+ Gualala, Ca 95445
Phone 707 884-1760

R July 2, 2009
e f_j "Rohen Memll and Commnsslonem
Califorma Coastal Com:msslon

710E Street, Suite 200

| Buwka CAOSSSOL SR RECE‘VED |

T*Re, Appeal No.'A- __.-MEN-09-23 a S UL 292008
o mem"e“y o REE S A“FORNI?SSM

DmMr Memll and Commnss:oncrs L COASTAL COMM :

Ui We have recently had a chance to view. the sm: whcre George and Jem Wemettc
i propose to bmld a 1WO-story smglc-famxly home. This project is on a parcel thatisa
A t of an old railroad ; ight-of-way, which was along the bluff. Many of the adjacent
portions of the nght-of-way have fallen away due to bluff erosion. This parcel shouldbe .
-~ ‘reviewed by engineer to determine the v1ab1hty of bulldmg any kind of structurc _
tremely susccpuble to erosion.
pcars to bc a severe drainage problem that has not bcen adcquately
) drain excess water flow directly beneath the house s seems :
‘hls could also negatively affect thc ncxghbonng '

. v tobe'a w_etland\en the propetty and several endangered plants have v
. vbcen found and marked. The Wernette’s plans encroach on the required setback for the

- endangered plants. The poss:bmty of a wetland needs to be explored. Much of this parccl

o looks to be an ESHA.

L " With all the abovc cbnoems, wc ask that you ﬁnd substantlal issue and take a new
F S 'lookatthls pl'OJOCt g

X' Signature on File
9 g

(Rlchﬁaf and Jeanne Tackberd

S, / )
9’7an re
9]

o Fig
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Francis Drouillard, PE

2021 Shady Lane August 13, 2009 Hearing
Novato, CA 94945 REC EIVED Thursday Item Sa
(415)898-6500 . ’ FIND SUBSTANTIAL ISSUE
AUG 03 7009
July 29, 2009 CALIFORNIA
o » COASTAL COMMISSION
California Coastal Commission
710 E Street, Suite 200
Eureka, CA 95501

Re: ‘Appeal No. A-1-MEN-09-23, Wernette, Mendocino County
Dear Mr. Merrill and Commissioners,

I had an opportunity to view the site for the single family residence proposed by George and Jerri
Wernette on Saturday, July 25, 2009. In my view, the site is not well suited for the type of development
proposed by the applicant. My opinion is based on the extensive presence of Coast Morning Glory
(calystegia) on the subject property as well as neighboring properties, the presence of wetlands, and the
geologic instability that results from the proposed surface drainage scheme.

The proposed development provides a 20-foot ESHA buffer, which is far [ess than the required minimum

. of 50 feet. The proposed development also requires the fill of wetlands, which meet the definition of
wetlands used by the Coastal Commission, and possibly the more strict definition used by the US Army
Corps of Engineers.

The geologic stability of the parcel is also questionable. Parcels to the north and south on this old RR
grade have already been lost to bluff erosion. - The proposed drainage scheme — which consists of a 5-
foot deep matrix of drain rock and drain pipe to collect, store and disburse runoff — will serve to increase
bluff instability. The reasons should be obvious. Even if this dubious drainage scheme works as claimed it
results in a substantially higher surcharge on the parcel and more highly saturated subsurface soils, both
of which will increase the likelihood of bluff erosion.

With respect to the grounds on which the appeal was filed, the Commission should find substantial

issue with the project and initiate a de novo review. That is the only way to review these issues and
other project shortcomings in order to make the project consistent with the Local Coastal Program.

Signature on File

S S

Frahcis Drouillard, PE
Cglifornia C 042040
xpires 3/31/2010
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July 23, 2009

Robert Merrill and Commissioners RECENED

California Coastal Commission -
710 E St., Suite 200 AUG 03 2003
Eureka, Ca 95501 JLFORN

COAS%\L COMM\SS\ON

RE: Appeal No. A-1-MEN-09-23, Wemette

Dear Mr. Merrill & Commissioners,

I am writing to encourage the Commission to find substantial issue with Appeal No.
A-1-MEN-09-23, Wemette. I first became involved with the project in 1998 when the
Wemette’s first sought a coastal development permit from Mendocino County. I served
on the Gualala Municipal Advisory Council from 1997-2006 and was a Mendocino
Planning Commissioner from 2006-2008 prior to attending law school where I am
currently in my second year.

In 2001, the Wernette project came before the Mendocino County Board of Supervisors
on appeal from the Coastal Permit Administrator (CPA). The CPA approved the project
with special conditions. Of significance, one of the special conditions related to a
potential jurisdictional wetland found on the property. A wetland had been delineated
and the CPA approved the project on condition that its destruction be mitigated by
placmg funds into a wetland restoration project at the Wages Creek Campground, 60
miles north in Ft. Bragg. On appeal, the Board of Supemsors denied the project and it
would be a few more years before the Wemette’s would agam request a permit from the
County.

When the Wernette project returned for permitting, the prior once delineated wetland had
vanished. A subsequent botanical and wetland report by Wetlands Resource Institute, the
firm that initially delineated the wetland on the property, found the wetland no longer
existed. Ihave never been able to understand how a bluff wetland would simply no
longer exist.

Again, [ encourage you to find substantial issue with A-1-MEN-09-23 and review the
project de novo. At a minimum, I hope the County has provided you with the historical
wetland reports related to the project for your review. Given the project’s history, I
believe the project should be independently analyzed for potential wetlands as well as an
adequate delineation of the Environmentally Sensitive Habitat Area (ESHA).

Signature on File

* Elizabeth Britt Bailey
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Fnends of Schooner Gulch

A Watershed M
PO Bax4 Point Arena, C‘a/lfarma 95468

(707) 882-2001, Fax (707) 882-2011 | it
- - _ Peter Y. Dobbins -
RECEVED Rl
AUG 03 2008 | -
~ CALIFORNIA
COASTAL COMMISSION B
| July 31,2009

Mr. Bob Memll and Commrss1oners
California Coastal Commission
. 710 E Street, Suite 200 .
- Eureka, CA 95501
" Re: Appeal No. A-1-MEN-09-23 Wernette. -~

~ Dear Commissioners:

o At our most recent regular meeting, Fnends of Schooner Gulch agreed to contact you regardmg

vthe Wernette appeal

 We fall to see how the dralnage solution (under the house) will solve the problem of erosion.. In
‘fact, the supersaturation of the soils i m the area, by concentratlng them under the house w111
- likely exacerbate the problem. ‘ :

As such, the precedent for future dramage and erosion of this wetland is not acceptable In
effect, the project engineer recommends building a porous rock-lined swimming pool under the
~ structure to concentrate the problem just where it is not wanted. - The geologlcal study needs to
be re-calculated w1th the supersaturated sorls thrown into the mix.

Clearly, this remnant parcel is niot buildable, and should remain forever a remnant parcel Just
because there is a tongue of land there does not mean it has to or should be built on.

Please approve the appeal and deny the permit.
e:nnn'ﬂa“f":7 /;/] | !

Signature on File

- PéterReimuller-
‘Corresponding Secretary

TS

6 of 38
From the Coastal Ridge to the Pacific Ocean, since 1986.




Wernette letter tor Hines

From: foglark@mcn.org

Subject: Wernette letter for Hines

Date: Thu, July 30, 2009 11:21 am

To: bmerrill@coastal.ca.gov

Ce: mkraemer@coastal.ca.gov,pdouglas@coastal .ca.gov

rage 1 o1

Julie A. Verran
Botanical Consulting and Coastal Permit Assistance
707 884-3740
P.O. Box 382, Gualala, CA 95445
Office, 35503 South Highway 1, East Tower, Anchor Bay

July 28, 2009

Robert Merrill, District Manager

California Coastal Commission, North Coast RECE‘VED
710 E. Street, Suite 200 J by

P. O. Box 4908
Eureka,O)éA 95501-1885 AUG 03 7009

Re: Mendocino County CDP #51-2008, Wernette CAUFORNM
COASTAL COMMISSION

Dear Mr. Merrill,

Please ask the Coastal Commission to find Substantial Issue in the appeals
of this project, and defer the De Novo hearing for further information. A
review by a neutral botanist, such as Melissa Kraemer of your staff, would
be appropriate. Please include me in any such site visits.

At the request of Mr. and Mrs. Hines, appellants, I reviewed the botanical
aspects of the Wernette proposal. We viewed the project site from their
yard and deck on July 26, 2009, and I checked it again today, using a 60
power spotting scope. In light of my research on the List 1B (rare in
California and not found elsewhere) coastal bluff morning glory,
Calystegia purpurata ssp. saxicola, I believe the plant is more prevalent
on the subject lot than the project botanical reports indicate. It
persists and blooms in the contiguous Hines yard even where it has been
mowed for many years, as well as in the scrub between their house and the
Wernette property. It was visible in bloom in at least 4 locations within
50 feet of the current Wernette building envelope, and its leafy vines
were visible near the red flags and elsewhere.

WRA (February 23, 2009) state they eliminated many of the Calystegia
plants they found from consideration as the subspecies saxicola by deeming
them hybrids with the more widespread ssp. purpurata. All specimens found
on a coastal bluff can be considered ssp. saxicola (personal
communication, Barbara Ertter quoting Richard Brummit.) In Brummitt’s new
Jepson Manual treatment of the genus Calystegia, which he originally
separated from the genus Convolvulus in the 1960s, he solves the
subspecies identification conundrum elegantly by putting reniform
(kidney-shaped) leaves in the Genus description. That means they can be
found in many taxa within the genus and are not diagnostic. Previously,
reniform leaves were thought to identify ssp. saxicola.

My research, still in progress, seeks where, and with which native plants,

https://webmail mcn.org/src/printer_friendlv bottom.php?passed ent id=0&mailbox=INB...
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Wernette letter for Hines

coastal bluff morning glory occurs in Mendocino County. When I consulted
her abbout this research, Coastal Commission botanist Melissa Kraemer
asked me to find a way to tell the subspecies apart. I presented my
hypothesis as poster at a scholarly botanical conference in January, 2009;
where I discussed it with Ms. Kraemer, and gave her a small copy.

Basically, ssp. purpurata is much more robust than ssp. saxicola, has a
different growth habit, different coloring, and grows near permanent
streams. Botanists who have reviewed my work include Jon Thompson and
Michael Bower.

Using the criterion that Ms. Kraemer used in the Coastal Commission appeal
of the Gualala Elementary School in 2008 (A-1-MEN-07-044), that a
special-status plant must be functioning as part of its plant community to
warrant the full 100-foot ESHA buffer required by the Mendocino County
Local Coastal Plan, it is clear that the Coastal Bluff Morning Glory on
the Wernette lot does warrant a 100-foot buffer. It is functioning as part
of the plant communities it grows in elsewhere nearby, which are
identified on the Wernette lot by WRA as coastal scrub, coastal bluff
scrub, coastal terrace prairie.

The red-flagged morning glory occurrence is actually typical, and is not
evidence that the plant is fading away. The WRA caption on Photo 2
perfectly describes typical ssp. saxicola: “Coastal bluff morning glory
climbing up grasses and the steep rocky slope beneath trees.” It is also
re-colonizing a historical railroad grade that traverses the Wernette lot.
Although as WRA states, competition from some other plants suppresses the
coastal bluff morning glory, in the field it does persist and will come
back if weeds are removed. The Wernette property is much less
weed-infested than most local un-built lots, including the ESHA portion of
the Gualala Elementary School site.

In another Coastal Commission appeal, Moore (A-1-MEN-07-021) 2008, located
within sight to the northwest of the Wernette lot, coastal bluff morning
glory was a major issue. The lot had pre-Commission structures. The
botanist for the Moore project wrote that the plant is extraordinarily
persistent, and therefore a 50-foot buffer was adequate; The Commission
did set that condition.

Both the Gualala School appeal and the Moore appeal, where the buffer was
set at 50 feet, were brought by Coastal Commissioners. Commissioner
appeals are the gold standard, with extra staff care. It would be
inconsistent to reduce an ESHA buffer to less than 50 feet in this project.

Another species of concern is being ignored in this proposal. Plant lists
submitted with the Wernette proposals consistently included Ceanothus
gloriosus ssp. gloriosus, Point Reyes Ceanothus, a List 4 plant
distinguished from other coastal Ceanothus by having purple flowers. Yet,
it is not included on the project plant maps. In fact, mature, spreading
plants are growing near the red-flagged morning glories. Together with
other native bluff plants, they show that there is a functioning plant
community growing there, that is, ESHA. Coastal scrub, coastal bluff scrub
and coastal terrace prairie, identified by WRA, are all listed plant
communities of special concern.

The whole Wernette parcel may be ESHA. Analogous to the Coastal Commission
practice regarding Pygmy Forest ESHA, if a whole parcel is ESHA, a house
can still be built with conditions. But there is another possibility which
as a volunteer, I discussed with Frank Wernette before the local county
hearing at the Gualala Municipal Advisory Council, and presented at that

https://webmail.mcn.org/src/printer_friendly bottom.php?passed ent id=0&mailbox=INB... 7/30/2009
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Wernette letter for Hines

hearing. Therefore, I can speak if needed at the Substantial Issue
hearing, having participated in the county process.

This is the alternative: The Wernettes own a house on a (barely)
contiguous street-level lot inland from the subject property. They could
build a house on that lot and keep the subject lot as a wild garden with
paths and gazebos. The existing house is on posts and appears to be
pre~-Commission. A new house built on the same footprint with current
drilled pier technology would have a view preserved from future building,
and the advantages of being on the street.

The lot they now propose to build on may be too wet, as indicated by
abundant scouring rush (Equisetum sp.) along the drive and in the proposed
house area. This is not surprising. Across the street from the entrance to
the Hines driveway is a lot containing a perched cattail bog. That is the
next thing drier than a pond. The Wernette’s current proposal calls for a
house directly downhill from this longstanding bog, which may be fed by a
spring. More consideration of hydrology is needed, since an earlier
Wernette property biological report indicated a wetland.

An important historic feature, the old Gualala Mill Railroad grade,
traverses the length of the Wernette parcel. Its inland edge forms the
boundary with the upslope subdivision lots. During the time the Wernettes
have owned the lot, created by certificate of compliance ca. 1989, the
railroad grade has substantially re-vegetated. Water coming down from
upslope could have made this possible.

I can send you photographs and other material on the coastal bluff morning
glory if you request. You may make an appointment for me to show you its

node of living.

Sincerel:

Signature on File

e A. Vverran

rage s o1y
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A politicized Calystegia in Mendocino County: two subspecies compared

Julie A. Verran
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Richard and Jeanne Jackson
Post Office Box 1029
Gualala, Ca 95445
Phone 707 884-1760

July 29, 2009

Robert Merrill and Commissioners

710F Suct Sute 200 RECEIVED

Eureka, CA 955501 AUG 0.5 7009
Re: Appeal No. A-1-MEN-09-23 CALIFORNIA
Wernette property COASTAL COMMISSION

Dear Mr. Merrill and Commissioners,

We have recently had a chance to view the site where George and Jerri Wernette
propose to build a two-story single-family home. This project is on a parcel that is a
remnant of an old railroad right-of-way, which was along the bluff. Many of the adjacent
portions of the right-of-way have fallen away du¢ to bluff erosion. This parcel should be
reviewed by a soils engineer to determine the viability of building any kind of structure
as this parcel looks extremely susceptible to erosion.

There appears to be a severe drainage problem that has not been adequately
addressed. The proposal to drain excess water flow directly beneath the house seems
inappropriate, if not dangerous. This could also negatively affect the neighboring
properties just to the east.

There appears to be a wetland on the property and several endangered plants have
been found and marked. The Wernette’s plans encroach on the required setback for the
endangered plants. The possibility of a wetland needs to be explored. Much of this parcel
looks to be an ESHA. ‘

With all the above concerns, we ask that you find substantial issue and take a new
look at this project.

gignature o" Fie

Signature on File
~(Richapdand Jeanne Jackéord - o
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FRANK AND LORETTA HEALY

P.O. Box 1387
Gualala, CA 95445-1387
August 12, 2009

RECEIVED

AUG 1 % 2009
Robert Merrill CALIFORNIA
California Coastal Commission, North Coast COASTAL COMMISSION
710 E Street, Suite 200
P:O: Box 4908

Eureka, CA 95501-1885
Dear Mr. Merrill:

We are writing concerning the Mendocino County CDP # 51-2008, Wernette project.
We have lived across the street from the proposed site for nine years and spent two years.
before that building a home on the lot we have owned since 1995.

Neither my wife nor I are engineers, but we have observed one issue that concerns us
about this proposal. Before building it became apparent that water runoff was an issue.
Our lot had a seasonal spring that ran every winter. The lot next door was often soggy
and still has cattails growing in it even though there has been below average rainfall for
several years now. Lastly, while sinking piers in the ground, we noticed that the water

. table was high and would seep into the hole less than three feet below the surface.

It is our understanding that all the water from the street and uphill runoff drains through a
ditch in front of our property and then across the proposed building site. We are
concerned that without adequate mitigation, the bluff will erode and thus affect nearby
structures or even the road as it has just above town on Highway 1. There are both
groundwater and rain runoff considerations that could negatively affect a cliff that is not
that stable in the first place.

Sincerely,

gsignature of File

Fran.. .ccay % -

=  Signature on File 7
c Semeente
* Loretta Healy
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Robert Merrill
District Manager
California Coastal Commission

710 E. St, Suite 200 RE CEl VE D

P.O. Box 4908
Eureka, CA 95501-1885 AUG 3 4 2009
Re: Mendocino County CDP #51 - 2008, Wernetta COASTA’E%EOR/V/A

Dear Mr. Merrill,

My wife and | felt that our experience with the above listed property may be
of benefit to you and the Coastal Commission.

1. In 1996, we considered buying the property in question from "Snap"
Binker.

2. We obtained the services of a civil engineer to review the property and
provide us his opinion.

- on the day of the lot inspection it was raining

- water from the upslop and surrounding area poured into the lot

- the easement road into the property was like a water canal

- a culvert on the north end of the lot was severely coroded and spill
over water contributed towards erroding effects of the north end of the lot

3:'Seeing the amount of water that accumulated on the lot during the rain,
caused further concern that the west ocean side would also be of errosion
concern. Obviously, this would contribute to a reductlon in the size of the
lot due to sloughing of land into the ocean.-

4. 'Stee'pne_ss of the easement drive was also concerning. | drove my truck
partially down the easement to the lot and due to wetness, could not gain
enough traction to drive out. This required my calling AAA to be rescued.

5. Upon the engineer's recommendation and our experience of the area
during rain conditions, we felt it unwise to further investigate purchase of
_the lot. We have never regretted our decision.

6. The other factor that dissuaded us from considering pruchase of the lot
was that a short time previous to 1996 there were north and south adjacent
land masses to the lot that had sloughed into the ocean. The possibility of
the lot undergoing a similar fate provoked us to discontinue any thoughts of
buying the property.

(\ A ] N

Sincerelr\ . .
Signature on File

signature on File

Jon and Vikki Anrie Ford =\ -
38457 Robinson Reef Dr.
Gualala, CA 95445
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Feb 02 10 06:31p Susan Dupuis 415-331-3656 P-

Duane M. Hines
415 Coloma Street
Sausalito, California 94965

February 2, 2010
Robert Merrill
California Coastal Commission, North Coast
710 E Street, Suite 200
P.O. Box 4908
Eureka, CA 95501-1885 RECEIVED
RE: Wernette FEB: 08 2010
CDP #51-2008 CALIFORNIA
COASTAL COMMISSION

Dear Mr. Merrill:

As a follow-up te our recent conversation, I would like to offer some historical
information regarding the Wernette project.

On the question of a potential “taking,” Attachment #1 shows the area which is
not affected by ESHA constraints (proposed building site). This area is
approximately 60’ x 50" of gross building area. The subsequent site plan under
appeal shows the proposed building site encroached 33’ into the northernmost
ESHA area. The net effect of the relocation takes ESHA area and leaves available
a section unencumbered for open space to be used by the applicant.

How can it be justified to encroach into an ESHA when it is not necessary due to
other available (legal) space?

A taking should not be needed if there is legal space available.

Erosion

It should be noted that the bluff measurements for predicted erosion are several
years old and caving has been observed in at least two areas of the bluff. This

changes the actual remaining setbacks and should be updated to reflect today’s
actual bluff.



Feb 02 10 06:31p Susan Dupuis 415-331-3656 P-

Robert Merrill
February 2, 2010
Page 2

Drainage Considerations

I have attached copies of the Recommendation section of Mr. McGlomb’s
Geological Reports (1991, 1992, 1999, 2000), which all conclude that drainage
water should be directed away from the house footprint.

Also attached is a Mendocino County Staff Report (Jan. 24, 2008) which
recommends that surface water should be directed away from the site except that
which flows into the wetlands or the south side of the residence.

The proposed pervious surface and associated leech line below the house are in
direct opposition to those recommendations made in the previous engineering
reports. The new approach encourages saturation of the underlying soil of the
house and its foundation.

This information, along with the points made in my letter of July 27, 2009, all
point to the fact that there are substantial questions regarding the project, and
that data should be updated (engineering and botanical).

We also strongly believe that this project data has become obsolete and that a
complete independent assessment should be conducted. There have been
contradictions in findings by both the engineering and environmental consulting,
all employed by the applicant.

Thank you for your consideration of the comments above.

Sincerely,

/N
Signature on File

—

Duane M. Hines
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STAFF REPORT FOR COASTAL DEVELOPMENT ‘ CDP # 96-2002 (Wernette)
STANDARD PERMIT January 24, 2008
' CPA-10

in the amount of surface drainage directed over the seacliff;, the presence of thin (10 feet) terrace
deposits at the cliff top; a talus protected cliff face at Section 1-1; protection of the bluff from wave
action by prominent bedrock sea stacks; and a relatively stable bedrock condition within the sea cliff.

3. The pier foundations that are planned for the residence will act as soldier piles that will have a
stabilizing effect on sea cliff stability.

4. Seismic forces from a nearby maximum credible earthquake in the future are likely to accelerate sea
cliff retreat. Therefore, the weathered terrace sands and the weathered, fractured bedrock on the outer
portion of the cliff face could fail during such an event. However, we concluded that the potential for
earthquake-induced cliff retreat to the tentative building footprint is low. _

5. The wetland area will be maintained and in our opinion will not cause geotechnical impacts on the
planned residential construction, particularly due to the planned construction of deep pier foundations
that will not be affected by surface soil moisture.

Our recommendations regarding the proposed construction at the property are as follows: -

1. Surface drainage systems (including roof drains) should be installed to intercept surface runoff, excep{
that which flows into the wetlands on the south side of the residence, Drains should outlet so as not to
cause sea cliff erosion. -

The proposed residence should be founded on bedrock or properly compacted engineered fill.

We recommend that pier foundations embedded well into bedrock be utilized to support the residence.
The engineering geologist or goetechnical engineer should be present on site to observe foundation
excavations during construction.

Pw N

tisfied that the stability of the site and the drainage has been adequately addressed by the Glomb
and Paoli studies. However, since on-site drainage is dependent on a pressurized, pumped water system
and since the stability of the site is dependent on the proper functioning of the engineered drainage
system, staff recommends that the Coastal Permit Administrator rgguire that a back-up generator be
installed. This will ensure that the drainage system continues to function should the electricity go out

uring a storm event. Special Condition Number 2 requires that a back-up pumping system be installed
prior to occupancy or the final building inspection, whichever comes first.

Based on the Coastal Commission’s practice, the County applies a deed restriction for all projects within
100 feet from the edge of the coastal bluff prohibiting the construction of seawalls in perpetuity with the
requirement that the structures be removed from the property if threatened by bluff retreat. The
restriction also requires that the landowner be responsible for any clean up associated with portions of the
development that might fall onto a beach or into the ocean. It is anticipated that the Coastal Commission
will continue to apply this deed restriction for any bluff top development. Therefore, Special Condition
Number 3 is recommended io-address this issue.

In addition to the geologic stability of the site, fire was raised as a potential hazard issue.

The South Coast Fire Protection District is the local fire district responsible for structural fire protection
in Gualala. Fire Chief Leighton Nelsen has reviewed the project and commented that: “...Our. trucks
would have no problem fighting a fire at this location; we have additional water and we carry enough
hose to reach the closest fire hydrant to this location.”

Section 103.1.3 of the Uniform Fire Code addresses projects that have “practical difficulties”. It states:
The chief [of the responsible fire district] is authorized to modify any of the provisions of this code upon
application in writing by the owner, a lessee or a duly authorized representative where there are practical

difficulties in the way of carrying out the provisions of the code, provided that the spirit of the code shall be
complied with, public safety secured and substantial justice is done. The particulars of such modification
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el Lot

Wernette - Project 434 \ A 6r 13 *O00)— Page 4

CONCLUSIONS

Our conclusions regarding the proposed construction at the property are as follows:

1. From an engineering geologic viewpoint it is considered feasible to construct a single-family
residence at the site. The tentative building footprint is shown on Plate 1, at section 1-1'. Based on our
site reconnaissances, subsurface explorations, literature review and analyses, we conclude that the
seacliff at the subject property is retreating eastward at an average rate of 0.5 foot or less per year. A
combined construction setback line, -SB-, from the top of seacliff, -B-, and the top of fill slope, -SL-,
based on a 75-year structure life and retreat rates of 0.5 and 0.15 feet per year, respectively, is shown on
the Revised Geologic Map, Plate 1. This estimate is considered conservative because the rate of erosion

WW due {0 | pumping of a portion of the surface drainage into the storm drain
at the north boundary of the site. Therefore, it is our professional opinion that the footprint will most
mm by sea cliff retreat over a design life of 75 years.

2. Factors favorable to future sea cliff stability adjacent to the proposed building are: reduction in
the amount of surface drainage directed over the seacliff; the presence of thin (+10 feet) terrace
deposits at the cliff top; a talus protected cliff face at Section 1-1'; protection of the bluff from wave
action by prominent bedrock sea stacks; and a relatively stable bedrock condition within the sea cliff.

3. The pier foundations that are planned for the residence will act as soldier piles that will have a
stabilizing effect on sea cliff stability.

2. Seismic forces from a nearby maximum credible earthquake in the future are likely to accelerate
sea cliff retreat. Therefore, the weathered terrace sands and the weathered, fractured bedrock on the
outer portion of the cliff face could fail during such an event. However, we conclude that the potential
for earthquake-induced cliff retreat to the tentative building footprint is low.

3. The we ill be maintained and in our opinion will not cause geotechnical impacts on
the planned residential construction, particularly due to the planned construction of deep pier
foundations that will not be affected by surface soil moisture.

RECOMMENDATIONS

Our recommendations regarding the proposed construction at the property are as follows:

1. Surface drainage systems (including roof drains) should be installed to intercept surface runoff,
except that which flows into the wetlands on the south side of the residence. Drains should
outlet so as not to cause sea cliff erosion.

N

The proposed residence should be founded on bedrock or properly compacted engineered fill.

3. We recommend that pier foundations embedded well into bedrock be utilized to support the
residence.

4. The engineering geologist or geotechnical engineer should be present on site to observe -
foundation excavations during construction.

LIMITATIONS

This report has been prepared for the exclusive use of Mr. and Mrs. Wernette and their consultants
for the property described in this report. Our services consist of professional opinions and conclusions
developed by a certified engineering geologist in accordance with generally accepted engineering
geologic principles and practices. We provide no other warranty, either expressed or implied. Our
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Jim Glomb

Geotechnical and Environmental Consulting
152 Weeks Way * Sebastopol, CA 95472 « Phone/Fax 707/829-7258

October 5, 2000
Project 434

Mr. and Mrs. Wernette
C/o Ed McKinley

237 Morrow Street
Fort Bragg, CA 95437 PLANIING ¢

RE: Geotechnical Review of Seacliff Setback
Coastal Zone Application CDP 57-98(R)
38454 Robinson Reef Drive
Gualala, California

Dear Mr. and Mrs. Wernette:

On October 2, 2000, I met with Ed McKinley at the subject site to review the seacliff setback
conditions and to stake and flag the top of seacliff from which to measure the setback. I also noted the
staked building envelope in relation to the top of seacliff. In accordance with Coastal Commission admin
section 13577, the top of seacliff is defined as the top of bluff, which has been staked and flagged with
white ribbon.

In the area seaward and adjacent to the building envelope, the top of seacliff is 37.5 feet or more from
the staked building envelope. In my prior reports and letters I provided an estimated seacliff retreat rate of
37.5 feet over a projected 75 year residence life. '

During my recent site visit, I also considered the retreat rate of an old fill slope. The top of the fill
slope is referred to in the June 1, 2000 grading and drainage plan by Paoli, as the top of slope and in
Coastal Commission guidelines may be referred to as the topmost riser. The fill slope is about 2 to 4 feet
high and  exists a minimum of 20 feet from the proposed  building.
The top of fill slope has been staked and flagged with green ribbon. Aerial photos flown in 1987 indicate
that the fill slope, which is not a part of the seacliff, has retreated an estimated O to 2 feet over the past 13
years. By projecting this rate over 75 years, a total retreat of 12 feet is derived.

Based on the calculations above, seacliff and fill slope retreat over the next 75 years is not expected to
encroach on the proposed building envelope and the setbacks are deemed to be appropriate.

It remains my professional opinion that the planned construction will not detrimentally effect the
stability of neighboring parcels or the subject parcel. On the contrary, the capture and rerouting of
driveway and house footprint drainage is expected to reduce future erosion of the Mp_gL

—

seachff, thereby enhancing site stabilit

I trust this provides the information you require at this time. If you have questions or wish to discuss
this further, please call. *‘1

Yours very truly,
JIM GLLOMB CONSULTING

-~

Ve el —

mb, Engineering Geologist, C.E.G. 1154 19 of 38
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June 5, 1992 . ’ 2 ;) /@%@1 _ Pag§4

Lot 27, Robinson Reef Drive
Gualala, California

section 1-1’. The sea cliff adjacent to the proposed building site has retreated
approximately 15 feet during the past 30 years or an average of 0.5 feet/year. Over
the next 75 years a retreat of 37.5 feet is projected. This estimate is considered
conservative because the rate of erosion and retreat has probably slowed since
construction of the storm drain a few years ago. Therefore, it is our professional
opinion that the footprint will most likely not be affected by sea cliff retreat over a
design life of 75 years. .

Factors favorable to future sea cliff stability adjacent to the tentative building are:
the presence of thin (10 feet) terrace deposits at the cliff top, a talus protected cliff
face at Section 1-1’, protection of the bluff from wave action by prominent bedrock
sea stacks, and a relatively stable bedrock condition within the sea cliff.

The proposed development is expected to have a beneficial effect on sea cliff stability
due to the implementation of additional surface and subsurface drainage systems,
recommended in the following section. No grading or wall excavations are planned.
If pier foundations are used, they will act as soldier piles that will have a stabilizing
effect on sea cliff stability.

Seismic forces from a nearby maximum credible earthquake in the future are likely to
accelerate sea cliff retreat. Evidence from recent strong earthquakes in California
indicates that narrow ridge tops may concentrate earthquake energy causing localized
slope failure. This phenomena may also occur at the bluff top at the subject lot.
Therefore, the weathered terrace sands and the weathered, fractured bedrock on the
outer portion of the cliff face could fail during such an event. However, we conclude
that the potential for earthquake-induced cliff retreat to the tentative building
footprint is low.

RECOMMENDATIONS

Our recommendations regarding the proposed construction at the property are as follows: .

1.

Surface and subsurface drainage systems (including roof drains) should be installed to
intercept surface runoff at the site and ground water flow along the base of the fill to
reduce saturation and erosion of the bluff top soils and rock. Drains should outlet so
as not to cause sea cliff erosion.

The proposed residence should be founded on bedrock or properly compacted fill.
Stryctures placed adjacent to the railroad cut slope may require slough walls.

Once the final building footprint location is determined a foundation investigation
should be performed to develop appropriate foundation design parameters and
drainage recommendations.
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Regulations stated in Section 13577 (h) (2). A contruction setback line from the seacliff, based on a 75-
year structure life and retreat rate of 2 foot per year, is shown on the Revised Geologic Map, Plate 1.

(- RECOMMENDATIONS

The recommendations given in our prior report remain appropriate. We concur with foundation
recommendations given by David Paoli in his report, revised 8/20/98. We further recommend that site.
surface drainage be routed to the storm drain at the north border of the property. In no case should
focused surface runoff flow over the seacliff and drainage should not be allowed ta pond on the site.
The engineering geologist should be present on site to observe foundation excavations during
construction.

—

LIMITATIONS

.. This report has been prepared for the exclusive use of Mr. and Mrs. Wemette and their consultants
for the property described in this report. Our services consist of professional opinions and conclusions
developed by a certified engineering geologist in accordance with generally accepted engineering
geologic principles and practices. We provide no other warranty, either expressed or implied. Our
conclusions and recommendations are based upon the information provided us regarding the proposed
construction and professional judgment. Verification of our conclusions and recommendations is
subject to our review of the project plans and specifications, and our observation of construction.

Site conditions and cultural features described in the text of this report are those existing at the time
of our field work and may not necessarily be the same or comparable at other times.

The scope of our services did not include an environmental assessment or an investigation of the
' presence or absence of hazardous, toxic or corrosive materials in the soil, surface water, groundwater or -
air, on.or below, or around the site, nor did it include an evaluation or investigation of the presence or
absence of wetlands. :

We trust this provides the information you require at this time. If you have questions or wish to
- discuss this further, please call.

Yours very truly,
~ Jim Glomb Consulting

im Glomb
Engineering Geologist, C.E.G. 1154

Attachments: References
Revised Geologic Map and Geolomc Cross Sections, Platg 1, in pocket
Logs of Test Pits, Plates 2, 3 and 4
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Julie A. Verran,
P.0. Box 382, Guaiala, CA 95445-0382
Phone and Fax (707) 884-3740
Office: Kast Side Tower, Anchor Bay Village RECE,
Mt, and Mrs. D. Hines July 15, 2010 v D
627 Marina Bivd. o
San Francisco, CA 94123 JuL 2 3201
: CALIFORNIA
Dear Mr. and Mrs. Hines, ' : ' COASTAL COMMISSION

On July 12-15, at your request, I conducted a focused survey of the unmowed, down-slope
portions of your two residential properties on Robinson Reef Drive in Gualala, Mendocino
County, for Calystegia purpurata ssp. saxicola, Coastal Bluff Morning Glory [Photo P7170237).

The plant communities present are Coastal Bluff ShruB and Coastal Serub. Both are in very
good shape for a ruderal site, with strong specimens of diverse native plants, in spite of the
presence of several invasive, non-native plants.

The Coastal Bluff Moming Glory was found occurring abundantly on your property. All the
plants observed wete the rare subspecies. This plant is listed as 1B, meaning rare in California
and not occurring in other states. It is currently in bloom throughout its local range.

Your two properties on Robinson Reef Drive comprise the richeat site for this plant that I have
seen, while observing it in bloom on. scattered sites from Bodega Head to Navarro Bluffs. One
significant role of the Coastal Bluff Morning Glory is supporting native bees, which are
significant pollinators and at risk [Photo P7150184}. This and subsequent photos will follow by
mail,

Using binoculars and a 60-power spotting scope, I observed the Coastal Bluff Morning Glory in
bloom on the property below yours which ts proposed for a residence, across the old railroad
grade from concentrations of the plant on your properties. These may have been one population
until the railroad was graded and built ca. 1860. [Photo P7150179]

~ The revegetation of the railroad grade since 1972 can be seen on the California Coastal
Records Project website, www.californiacoastline.org , by entering the 2009 image number,
200904572 on the home page, and clicking on “Time Comparison.” The site will show a range
of photos for each year's series. The best imsges for this site are: 2005 image, 200504147; 2002
image, 12090; 1993 image, 199300159008 near bottom of image; 1987 image, 8716025; 1979
image, 7917031; 1972 image, 72100228. '

The first botanist to list Coastal Bluff Moming Glory on a Gualala permit survey was
Jon Thompson, former Manager of the USDA Forest Service plant nursery at Magalia. He found
it growing primarily within the coastal scrub on a property northwest of yours, and he advised
local CNPS membets to look for it in similar brushy sites.

I am familiar with the plant. It occurs on my property located about & quartermile south of
yours, which I manage for the morning glory. I presented an original poster on the plant at the
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2.

California Native Plant Society Conservation Conference in Sacramento in January, 2009,
showing three ways to distinguish the rare subspecies from the common one.

My special project for a 2008 Natural History Certificate from College of the Redwoods
Mendocino Coast was a study of the range of the plant and the other native plants with which it
occurs, Earlier, I took botany classes at UC Berkeley and Santa Rosa JC. In 2006, I took a two-
day CNPS workshop at UC Davis Bodega Bay Marine Lab, for a certificate in Protocols for
Botanical Surveys; and was able to see the rare subspecies blooming in the coastal bluff area
where it was first collected by Miss Alice Eastwood ca. 1900.

In 2003, Dr. Richard K Brummit, the British botanist who first separated the genus Calystegia
from the genus Convolvulus visited my property with four prominent California botanists. He
collected many stems with varying leaf characteristics and later told his hosts they were all the
rare subspecies, despite their variations in leaf shape. These specimens formed part of the basis
for his new treatment of Calystegia for the Jepson Manual of the Higher Plants of California. In
his new treatment, rounded leaf form is no longer diagnostic, but is included in the generic
description. Further discussion of the two subspecies will follow, with references.

On your southern property, to facilitate photography, orange surveyor's tape was tied to a taller
plant near each appearance of the fragilestemmed Coastal Bluff Morning Glory. The plant may
have multiple stems to an individual. Each flag was placed near two or three stems visible in the
upper layer of the brushy vegetation. More stems may be present within the taller portions of the
brush. [P7160199] L .

Eighty tape flags were placed, located in two distinct patches with a stand of taller, dense brush
in between them, where the Coastal Bluff Morning Glory may also occur, twining beneath the
woody plants. There are an estimated 200 stems of the plant in the un-mowed portion of your
southern property, and more in the mowed portion. The position of the main concentration of
Coastal Bluff Morning Glory niear your deck was delineated as you requested on a copy the
applicant’s map of the site. '

The northwestern property you own is tore impacted by invasive weeds and spreading
horticultural plants, but it is still a rich site for Coastal Bluff Morning Glory, which occurs in the
mowed area and also in a stand of blooming Kniphofia wwaria, Red-hot
Poker. Here survey flags were placed marking the appearance of the Coastal Bluff Morning Glory
at the edge of the mowed area. To show up next to the Kniphofia blooms, six-foot wooden stakes
wrapped with blue survey tape mark groups of Coastal Bluff Morning Gloty stems within the
Kniphofia clumps. [Photo P160193]

Survey flags and taped stakes line up with each other, and some also line up with the Marin
County firm's white survey flags on the far side of the old RR grade on the ocean front property
{Photo P7170205]. There appears to be a significant rare plant ESHA which has persisted on
these three properties across time and space. [Photo P7150176]. There is 2 boundary marker in
the Kniphofia near the larger concentration of Coastal Bluff Morning Glory on your property.
This was used as a basis for an ESHA delineation you requested. If the applicant’s ESHA 50foot
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3
circles were included on this map, they would averlap

A licensed Wildlife Blolog:st fnmlliar with locul condldons should cvaluate all these properties
for speciabstatus animals. In the bluff scrub which faces northwestnorth grow numerous healthy
plants of several native specics in the carrot family [Photo P7150184]. Such slopes are classic
habitat for the Federal Endangered Spedes, Aplodontia mufa nigra, Point Arena Mountain Beaver,
which is anecdomlly present in d\e area. and which historlally e:tendod its range to Point Reyes.

The application lncludes a letxer smung that no such determinadon need be made because the

atea is outside the known range of the animal. In my opinlon, this view is incorrect, since it does

not give animals a chance to extend thelr range, as they well may do in response to climate
| change, fires, and other factors. Current thinking is that rare species which are holding their own
or expanding their range have pdomy fm' presemﬂon and mtdgation.

Food plants for two cndangered butterﬂm OCCur near yout propemes and may be present: Viola
adunca, Early Blue Violer, is the food plant of the Behrens Silverspot Butterfly. Lotus o
formasissimus, Harlequin Lotus, is the food plant of the Lotis Blue Butterﬂy {Photos of thase
plants blooming elsewhere are avadable 1 ; o

When a ewobox load of Tee P__lant was removed for pﬁd@phlc purposes from the cinder.

block wall that marks the property line [Photo P7150178] on the southeast side of the proposed

access drive, two native side-band snails, with their shells sealed for the summer, fell out. The
genus is probably Helminthoghypta, some membets of which are listed as rare. A snail expert would
be needed to ldctmfy them to the required level. In the meantime, avold treading in the brush or
using snail poison, Remove by hand and destroy French snails from newly-purchased potted
plants. A provisional snail ESHA is delmeuted using the dnder black corner sis reference point.

Thc summer porrion ofa full botamcal survey of your two propetda may be carried out next
week. The other two bloom petiods are spring and fall. Ideally, all should be done.

Youys sincerely, _
gignature o0 File  ¢a

e A- verran
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Duane M. Hines

415 Coloma Street
Sausalito, CA 94965

July 19, 2010

Rol?ert Merrill o \\IED

California Coastal Commission REC’E

710 E Street, Suite 200 'l“\“

PO Box 4908 AR

Eureka, CA 95501-1885 c,\@eoﬂ “\35\0“
| OPST Lo

Re: Wernette Appeal
Dear Mr. Merrill:

Enclosed, you with find a detailed Botanical study with plant species maps for
our properties adjacent to the Wernette parcel.

Throtgh the history of this: case-all botanical studies have been conducted by
WRA consultants under commission by the Wernettes. None of these studies
were conducted on the adjacent properties. -~ -

We have now completed a Botanical study on our parcels and have discovered
80-90 listed species of the type found on the Wernette reports. The attached
botanical map shows numerous locations where the required ESHA circles for
the plants located on the Hines” property extend ontg the Wernette property and
in some cases they overlap others: previously (ﬁmaby the WRA survey on
the Wernette parcel. All plants have been located by stakes.

By this letter, we request that our study be evaluated by the Coastal Commission
staff and that your botanical expert consider the habitat without consideration of
property lines. Photographs will be provided under separate cover.

We beheve that all parcels combmed create a substantial ESHA.

Thank you' for your con51derat10n

L Signature on File
7

Duar{eiM.iHrihes
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2 revised text _ Page 1 of 3

From: foglark@mcn.org
To: dewey415@aol.com
Subject: 2 revised text
Date: Mon, Jul 19, 2010 12:15 pm

Sorry, first try sent by mistake, this continues revised text. JAV
Dear Mr. and Mrs. Hines,

This is a revision, please use it.

You may also set it up with fonts and type size as you like, and fax me
a copy for signature. This is the best I can do with current tech

limitations. Please center the letterhead for printing. My favorite font
is Verdana for obvious reasons. Please put Latin names back in Italics.

sincerely,

Julie V.

Julie A. Verran, P.O. Box 382, Gualala, CA 95445-0382
Phone and Fax (707) 884-3740
Office: East Side Tower, Anchor Bay Village

Mr. and Mrs. D. Hines July 15, 2010
627 Marina Blvd.
San Francisco, CA 94123

Dear Mr. and Mrs. Hines,

On July 12-15, at your request, I conducted a focused survey of the
un-mowed, down-slope portions of your two residential properties on
Robinson Reef Drive in Gualala, Mendocino County, for Calystegia
purpurata ssp. saxicola, Coastal Bluff Morning([Photo P7170237}.

The plant communities present are Coastal Bluff Shrub and Coastal Scrub.
Both are in very good shape for a ruderal site, with strong specimens of
diverse native plants, in spite of the presence of several invasive,
non-native plants

The Coastal Bluff Morning Glory was found occurring abundantly on your
property. All the plants oberved were the rare subspecies. This plant is
listed as 1B, meaning rare in California and not occurring in other
states. It is currently in bloom throughout its local range.

Your two properties on Robinson Reef Drive comprise the richest site for
this plant that I have seen, while observing it in bloom on scattered
sites from Bodega Head to Navarro Bluffs. One significant role of the
Coastal Bluff Morning Glory is supporting native bees, which are
significant pollinators and at risk [Photo P7150184.This and subsequent
photos will follow by mail.]

Using binoculars and a 60-power spotting scope, I observed the Coastal
Bluff Morning Glory in bloom on the property below yours which is
proposed for a residence, across the old railroad grade from
concentrations of the plant on your properties. These may have been one
population until the railroad was graded and built ca. 1860. [Photo
P7150179]

The re-vegetation of the railroad grade since 1972 can be seen on the
California Coastal Records Project website, www.californiacoastline.org ,
by entering the 2009 image number, 200904572 on the home page, and
clicking on “Time Comparison.” The site will show a range of photos for
each year’s series. The best images for this site are: 2005 image,
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200504147; 2002 image, 12090; 1993 image, 199300159008 near bottom of
image; 1987 image, 8716025; 1979 image, 7917031; 1972 image, 72100228.

The first botanist to list Coastal Bluff Morning Glory on a Gualala
permit survey was Jon Thompson, former Manager of the USDA Forest
Service plant nursery at Magalia. He found it growing primarily within the
coastal scrub on a property northwest of yours, and he advised local CNPS
members to look for it in similar brushy sites.

I am familiar with the plant. It occurs on my property located about a
quarter-mile south of yours, which I manage for the morning glory. I
presented an original poster on the plant at the California Native Plant
Society Conservation Conference in Sacramento in January, 2009, showing
three ways to distinguish the rare subspecies from the common one.

My special project for a 2008 Natural History Certificate from College of
the Redwoods Mendocino Coast was a study of the range of the plant and the
other native plants with which it occurs. Earlier, I took botany classes
at UC Berkeley and Santa Rosa JC. In 2006, I took a two-day CNPS workshop
at UC Davis Bodega Bay Marine Lab, for a certificate in
Protocols for Botanical Surveys: and was able to see the rare subspecies
blooming in the coastal bluff area where it was first collected by Miss
Alice Eastwood ca. 1900.

In 2003, Dr. Richard K, Brummitt, the British botanist who first
separated the genus Calystegia from the genus Convolvulus visited my
property with four prominent California botanists. He collected many stems
with varying leaf characteristics and later told his hosts they were all
the rare subspecies, despite their variations in leaf shape. These
specimens formed part of the basis for his new treatment of
Calystegia for the Jepson Manual of the Higher Plants of California. In
his new treatment, rounded leaf form is no longer diagnostic, but is
included in the generic description. Further discussion of the two
subspecies will follow, with references.

On your southern property, to facilitate photography, orange surveyor'’s
tape was tied to a taller plant near each appearance of the
fragile-stemmed Coastal Bluff Morning Glory. The plant may have
multiple stems to an individual. Each flag was placed near two or three
stems visible in the upper layer of the brushy vegetation. More stems may
be present within the taller portions of the brush. [P7160199)]

Eighty tape flags were placed, located in two distinct patches with a
stand of taller, dense brush in between them, where the Coastal Bluff
Morning Glory may also occur, twining beneath the woody plants. There are
an estimated 200 stems of the plant in the un-mowed portion of your
southern property, and more in the mowed portion. The position of the main
concentration of Coastal Bluff Morning Glory near your deck was delineated
as you requested on a copy the applicant's map of the site

The northwestern property you own is more impacted by invasive weeds
and spreading horticultural plants, but it is still a rich site for
Coastal Bluff Morning Glory, which occurs in the mowed area and also in a
stand of blooming Kniphofia uvaria, Red-hot Poker. Here survey flags were
placed marking the appearance of the Coastal Bluff Morning Glory at the
edge of the mowed area. To show up next to the Kniphofia blooms,
six-foot wooden stakes wrapped with blue survey tape mark groups of
Coastal Bluff Morning Glory stems within the Kniphofia clumps. [Photo
P160193]

Survey flags and taped stakes line up with each other, and some also
line up with the Marin County firm’s white survey flags on the far side of
the old RR grade on the ocean front property [Photo P7170205]. There
appears to be a significant rare plant ESHA which has persisted on these
three properties across time and space. [Photo P7150176]. There is a
boundary marker in the Kniphofia near the larger concentration of Coastal
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Bluff Morning Glory on your property. This was used as a basis for an ESHA
delineation you requested.

A licensed Wildlife Biologist familiar with local conditions should
evaluate all these properties for special-status animals. In the bluff
scrub which faces northwest-north grow numerous healthy plants of
several native species in the carrot family ([Photo P7150184]}. Such slopes
are classic habitat for the Federal Endangered Species, Aplodontia rufa
nigra, Point Arena Mountain Beaver, which is anecdotally present in the
area, and which historically extended its range to Point Reyes.

The application includes a letter stating that no such determination
need be made because the area is outside the known range of the animal.
In my opinion, this view is incorrect, since it does not give animals a
chance to extend their range, as they well may do in response to climate
change, fires, and other factors. Current thinking is that rare species
which are holding their own or expanding their range have priority for
preservation and mitigation.

Food plants for two endangered butterflies occur near your properties
and may be present: Viola adunca, Early Blue Violet, is the food plant of
the Behrens Silverspot Butterfly. Lotus formosissimus, Harlequin Lotus,
is the food plant of the Lotis Blue Butterfly. {Photos of those plants
blooming elsewhere are available.]

When a two-box load of Ice Plant was removed for photographic purposes
from the cinder block wall that marks the property line [Photo P7150178]
on the southeast side of the proposed access drive, two native side-band
snails, with their shells sealed for the summer, fell out. The genus is
probably Helminthoglypta, some members of which are listed as rare. A
snail expert would be needed to identify them to the required level. In
the meantime, avoid treading in the brush or using snail poison. Remove by
hand and destroy French snails from newly-purchased potted plants. A
provisional snail ESHA is delineated using the cinder block corner as
reference point.

The summer portion of a full botanical survey of your two properties
may be carried out next week. The other two bloom periods are spring and
fall. Ideally, all should be done.

Signature on File

oo e serman
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1.0 INTRODUCTION

During several surveys between 2000 and 2008, WRA, Inc. assessed biological resources at
38454 Robinson Reef Drive (APN 145-161-27) in Gualala, Mendocino County, California
(Figure 1). A Study Area of approximately 0.6 acre was surveyed for potential Environmental
Sensitive Habitat Areas (ESHAs), which included all but the steepest, inaccessible bluff slopes
of the 0.72-acre parcel. Survey results from 2000 to 2007 were incorporated into a previous
Coastal Development Permit application for a single-family residence proposed by the owners
of the property, George and Jerri Wernette (WRA 2007). This report briefly describes the
previous surveys and additional rare plant surveys conducted by WRA in 2008 for use in a new
Coastal Development Permit application package.

Environmentally Sensitive Habitat Areas (ESHAs), including wetlands and special status plants,
were mapped based on definitions contained in the California Coastal Act (CCA) and
Mendocino County Local Coastal Program (LCP). The purposes of this report are to present
the results of the ESHA assessments, evaluate potential impacts to ESHAs due to construction
of the proposed project elements, propose mitigation measures, and analyze proposed ESHA
buffers as required by the CCA and Mendocino County LCP.

2.0 SUMMARY OF PREVIOUS SURVEYS

In December 2000, WRA prepared and submitted a wetlands delineation report for the Study
Area. During the October 20, 2000 site visit in which field data were collected, one potential
jurisdictional wetland measuring 0.012 acre was observed in the eastern portion of the Study
Area. '

On August 3, 2001, the Mendocino County Coastal Permit Administrator approved the
submitted coastal development permit (CDP 57-98) for the proposed development of a single
family home within the Study Area. A portion of the wetland area identified by WRA would be
impacted by the proposed development. However, on August 7, 2001, CDP 57-98 was
appealed to the Mendocino County Board of Supervisors. The project was subsequently denied
on November 13, 2001.

in 2002, 2003, and 2004, WRA performed additional site visits to re-evaluate the conditions of
the potential wetland area. WRA reported that the conditions of the potential wetland area had
changed since the original wetland delineation, having been colonized by several upland
species and lacking clear soil or hydrological wetiand indicators. It was concluded that the area
did not exhibit wetland indicators under normal circumstances.

In April 2004, the applicants’ agent requested that WRA determine the presence of potential
areas meeting the definition of ESHAs described in the Mendocino County LCP and the CCA,
including special status plants. Additionally, the applicants’ agent requested that WRA update
the previously submitted wetland delineation based on the more recent data collected. The July
2004 report titled Special Status Species Plant Survey and Wetlands Evaluation identified two
rare plants that meet the definition of ESHAs. No other ESHAs, such as areas that would
qualify as wetlands under the CCA were identified. In addition, the U.S. Army Corps of
Engineers verified the conclusion that no Section 404 jurisdictional wetland was present in the
Study Area, and issued a jurisdictional determination supporting this conclusion on March 23,
2005 (Corps 2005).
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Richard Arnold of Entomological Consulting Services, Ltd. performed an assessment for
potential special status butterfly habitat on October 23, 2005. The Study Area was evaluated for
host plants and habitat of the federal endangered Behren’s silverspot butterfly (Speyeria zerene
ssp. behrensii) and the federal endangered Lotis blue butterfly (Lycaeidis idas lotis). It was
determined that the Study Area’s coastal scrub and surrounding developed areas do not provide
suitable habitat for either of these species.

An additional site visit was conducted by WRA on October 25, 2007 to identify potential rare
natural community ESHAs in the Study Area. One small coastal terrace prairie ESHA was
identified in the southern portion of the Study Area, as reported in the previous Biological Report
of Compliance (WRA 2007). The application package for the new project proposal will contain
electronic copies of reports associated with the previous surveys described above.

3.0 REGULATORY BACKGROUND AND ESHA DEFINITIONS
The CCA and Mendocino County LCP define an ESHA as follows:

“Environmentally sensitive habitat area’ means any area 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.”

The Mendocino County LCP and California Coastal Commission (CCC) Guidelines contain
definitions for specific types of ESHAS, including: wetlands, estuaries, streams and rivers, lakes,
open coastal waters and coastal waters, riparian habitats, other resource areas, and special
status species and their habitats. For the purposes of this report, WRA has taken into
consideration any areas that may meet the definition of any ESHA defined by the CCA, CCC
guidelines, or the Mendocino County LCP. '

31 Wetlands
The California Coastal Act and Mendocino County LCP define wetlands as:

"Wetland means lands within the Coastal Zone which may be covered
periodically or permanently with shallow water and include saltwater marshes,
freshwater marshes, open or closed brackish water marshes, swamps, mudflats,
and fens."”

Public Resources Code Section 30121

‘CCC Administrative Regulations (Section 13577 (b)) provide a more explicit definition:

"Wetlands are lands where the water table is at, near, or above the land surface
. long enough to promote the formation of hydric soils or to support the growth of
hydrophytes, and shall also include those types of wetlands where vegetation is
lacking and soil is poorly developed or absent as a result of frequent or drastic
fluctuations of surface water levels, wave action, water flow, turbidity or high
concentrations of salt or other substance in the substrate. Such wetlands can be
recognized by the-presence of surface water or saturated substrate at some time

during each year and their location within, or adjacent to, vegetated wetlands or
deepwater habitats."”




The CCC considers this definition as requiring the observation of one diagnostic feature of a
wetland such as wetland hydrology, dominance by wetland vegetation (hydrophytes), or
presence of hydric soils as a basis for asserting jurisdiction under the CCA.

in addition to the above definition, the Statewide Interpretive Guidelines for Identifying and
Mapping Wetlands and Other Wet Environmentally Sensitive Habitat Areas (CCC 1981) provide
technical criteria for use in identifying and delineating wetiands and other ESHAs within the
Coastal Zone. The technical criteria presented in the guidelines are based on the CCA
definition and indicate that wetland hydrology is the most important parameter for determining a
wetland, recognizing that:

“. .. the single feature that most wetlands share is soil or substrata that is at least
periodically saturated with or covered by water, and this is the feature used to
describe wetlands in the Coastal Act. The water creates severe physiological
problems for all plants and animals except those that are adapted for life in water
or in saturated soil, and therefore only plants adapted to these wet conditions
(hydrophytes) could thrive in these wet (hydric) soils. Thus, the presence or
absence of hydrophytes and hydric soils make excellent physical parameters
upon which to judge the existence of wetland habitat areas for the purposes of
the Coastal Act, but they are not the sole criteria."

The Technical Criteria requires that saturation of soil in a wetland must be at or near the surface
continuously for a period of time. The meaning of "at or near the surface" \generally is
considered to be approximately one-foot from the surface or less (the root zone), and the
saturation must be continuously present for a period of time (generally more than two weeks) in
order to create the necessary soil reduction (anaerobic) processes that create wetland
conditions. For example, water from rain during a storm that causes saturation near the surface
but then evaporates or infiltrates to 18 inches or deeper below the surface shortly after the
storm does not meet the generally accepted criteria for wetland hydrology.

The presence of wetland classified plants or the presence of hydric soils (generally referred to
as the "one parameter approach") can be used to identify an area as being a wetland in the
Coastal Zone. There is correlation between the presence of wetland plants, wetland hydrology,
and/or hydric soils occurring together, especially in natural undisturbed areas, and in -many
cases where one of these parameters is found (e.g., wetland plants) the other parameters will
also occur. But there are situations which can result in the presence of wetland classified plants
without there being wetland conditions, and these areas are not wetlands. Where these
situations occur, the delineation study must carefully scrutinize whether the wetland classified
plants that are present are growing there as hydrophytes in reducing (anaerobic) conditions
caused by the presence of wetland hydrology or are there for some other (non-wetland) reason.
Examples may include wetland-classified plants which are also salt-tolerant (e.g., alkali heath)
and may be responding to either wetland conditions or saline soil conditions, but not necessarily
both, and deep-rooted trees (e.g., willows) which are able to tap into deep groundwater sources
and can grow in dry surface soils, but are also found in wetland conditions where surface water
is present.

Hydric soils can also occur in upland areas especially in areas where historic disturbances may
have exposed substratum or in densely vegetated grasslands (Mollisols). Similarly, the
delineation must determine if the hydric soil indicators are a result of frequent anaerobic
conditions or if there are the result of non-wetland conditions.



3.2 Estuaries
The CCA and Mendocino County LCP define estuaries as follows:

“An estuary is a coastal water body usually semi-enclosed by land, but which has
open, partially obstructed, or intermittent exchange with the ocean and in which
ocean water is at least occasionally diluted by fresh water runoff from the land.
The salinity may be periodically increased above the open ocean by evaporation.
In general, the boundary between wetland and estuary is the line of extreme low
water.”

3.3  Streams and Rivers
The CCA and Mendocino County LCP define streams and rivers as follows:

“A stream or a river is a natural watercourse as designated by a solid line or dash
and three dots symbol shown on the United States Geological Survey map most
recently published, or any well-defined channel with distinguishable bed and
bank that shows evidence of having contained flowing water as indicated: by
scour or deposit of rock, sand, gravel, soil, or debris.”

3.4 Lakes

The CCC Interpretive Guidelines define a lake as “a confined, perennial water body mapped by
the United States Geological Survey on the most current 7.5 minute quadrangle series”. The
Mendocino County LCP does not explicitly include nor exclude lakes from its list of ESHAs, and
does not provide a definition for this ESHA.

3.5 Open Coastal Waters and Coastal Waters
The CCA and Mendocino County LCP define coastal waters as follows:

“The terms open coastal waters or coastal waters refer to the open ocean
overlying the continental shelf and its associated coastline. Salinities exceed 30
parts per thousand with little or no dilution except opposite mouths of estuaries.”

3.6 Riparian Habitats
The CCA and Mendocino County LCP define riparian habitats as follows:

“A- riparian habitat is an area of riparian vegetation. This vegetation is an
association of plant species which grows adjacent to freshwater watercourses,
including perennial and intermittent streams, lakes, and other bodies of
freshwater.”

3.7 Sand Dunes
The CCA and Mendocino County LCP define sand dunes as follows:

“Sand Dunes means naturally occurring accumulations of sand in ridges or
mounds on the beach as well as landward of the beach.”



3.8 Pygmy Forests
The CCA and Mendocino County LCP define pygmy forests as foliows:

“Pygmy Forests means a stunted forest, with mature vegetation the majority of
which is approximately two (2) to twelve (12) feet in height occurring on soils with
conditions which severely limit the growth of vegetation such as Blacklock soils
and characterized by Mendocino cypresses, Fort Bragg Manzanitia, Bolander
pines, and pygmy Mendocino bishop pines.”

3.9 Special Status Species

Special status species and their habitats are defined as ESHAs by the CCA and Mendocino
County LCP. Special status species include those species that have been formally listed, are
proposed as endangered or threatened, or are candidates for such listing by the U.S. Fish and
Wildlife Service (USFWS) or California Department of Fish and Game (CDFG). In addition,
CDFG Species of Special Concern are given special consideration under the California
Environmental Quality Act (CEQA). However, these Species of Special Concern may only be
protected as ESHAs if they are ranked by CDFG as imperiled globally or in California (G2S2 or
higher).. Plant species on California Native Plant Society (CNPS) Lists 1 or 2 are also
considered special status species and are protected as ESHAs.

3.10 Other Resource Areas
The CCA and Mendocino County LCP define other resource areas as follows:

“Other designated resource areas include: State parks and reserves, underwater
parks and reserves, areas of special biological significance, natural areas,
special treatment areas, fishing access points, areas of special biological
importance, significant California ecosystems, and coastal marine ecosystems.”

Other resource areas considered ESHAs include CDFG rare natural communities, as noted in
the California Natural Diversity Database (CNDDB). These communities have been classified
and described by various references, including the List of California Terrestrial Natural
Communities Recognized by the California Natural Diversity Database (CDFG 2003), Holland
(1986), and Sawyer and Keeler-Wolf (1995). WRA also considered habitat for special status
wildlife habitat and critical habitat established by the United States Fish and W|Id||fe Service
(USFWS) to be ESHAs under the Mendocino County LCP.

4.0 METHODS

Focused evaluations of potential ESHAs as defined in Section 3.0 were performed by WRA in
several visits between 2000 and October 2007. = Additional site visits were conducted in May
and July 2008 to repeat protocol-level rare plant surveys and to update locations of ESHAs.
The methods for evaluating the presence of ESHAs during the site visits are described below.
Prior to conducting field surveys, available reference materials were reviewed by WRA,
including the Soil Survey of Mendocino County, Western Part (USDA 2005), the Gualala USGS
7.5' quadrangle, and available aerial photos of the site. The Study Area was traversed on foot,
and locations of all ESHAs found were mapped using a sub-meter accuracy Global Positioning
System (GPS). ESHA locations were also flagged by WRA for mapping by a surveyor, to be
incorporated into updated site plans and topographic maps included in the application package.
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4.1 Special Status Plant Surveys

Protocol-level special status plant surveys were repeated by WRA in 2008 to ensure current
data were available for a new Coastal Development Permit application. Potential occurrence of
special status species in the Study Area was evaluated prior to the 2008 surveys by conducting
a literature and database search. Database searches for known occurrences of special status
species focused on the Gualala 7.5' USGS quadrangie, as well as eight neighboring
quadrangles along the Mendocino coast (Mallo Pass Creek, Point Arena, Eureka Hill, Zeni
Ridge, Saunders Reef, Mcguire Ridge, Stewarts Point, and Plantation). Records from the
CNDDB (CDFG 2008) and the California Native Plant Society (CNPS) Electronic Inventory
(CNPS 2008) were reviewed to determine which special status plant species have been
documented to occur in the vicinity of the Study Area. A list of target plant species with potential
to occur in the Study Area was generated, which guided subsequent field surveys. In addition
to plant species qualifying as ESHAs, CNPS List 3 and 4 plants were included in the database
search and field surveys. These species have little or no protection under CEQA and are not
considered ESHAs, but are included in an effort to help clarify the status of these plants.

On May 22, May 28, and July 5, 2008, Jennifer Adler, Biologist, and Tim DeGraff, Senior
Wetland Scientist performed protocol-level, seasonally-appropriate botanical surveys in the
Study Area. All accessible portions of the Study Area were traversed using a wandering
transect approach; all plant species were identified to the taxonomic level necessary to
determine their status. Most steep portions of the biuffs were not surveyed due to safety
concerns. Since the accessible portion of the Study Area is relatively small (0.6 acre),
surveyors were able to approach 100% coverage. Each surveyor spent approximately three
hours surveying the Study Area in May, and one surveyor spent approximately one and a half
hours in July.

4.2 Wetlands

The previously identified wetland area (WRA 2000) was the focus of additional investigations in
2002, 2003, and 2004. Evaluation methodology followed the wetland definition as stated in the
Coastal Act and the Mendocino County LCP. The potential wetland area was evaluated for the
presence of wetland hydrology indicators, hydric soil indicators, and/or the dominance of
hydrophytic vegetation. During the 2008 botanical surveys, WRA surveyed vegetation in the
previously identified wetiand area as well as the rest of the Study Area to identify any potential
new wetland areas indicated by hydrophytic vegetation that may have developed since 2004.

4.3 Other ESHAS

The Study Area was also evaluated for the presence of other ESHAs defined in CCC
regulations and the Mendocino County LCP, include rare natural communities designated in the
CNDDB (CDFG 2008), sensitive wildlife species habitat, and critical habitat designations from
USFWS. The presence of rare natural communities was determined based on vegetation
community classifications given in Holland (1986) and the List of California Terrestrial Natural
Communities Recognized by the California Natural Diversity Database (CDFG 2003). An
additional site visit was conducted by Tim DeGraff on October 25, 2007 to identify potential rare
natural communities in the Study Area.

44  Offsite ESHAs

WRA cgmpleted an assessment of potential wetlands and other ESHAs on parcels adjacent to
the Project Area. This assessment was conducted to determine whether any 100-foot buffers
around ESHAs on adjacent parcels may overlap with the proposed construction impact zone of

7



the subject parcel. Surveyors reviewed recent aerial photos and soil maps of adjoining parcels
within 100 feet of potential development areas. During the botanical surveys completed in May
and July of 2008, field observations of adjacent parcels were made in all areas accessible or
visible from the Study Area.

5.0 STUDY AREA DESCRIPTION

The Study Area consists of approximately 0.6 acre of a 0.72-acre parcel (APN 145-161-27),
located west of Highway 1 in the southeastern corner of Mendocino County (Figure 1). It is an
undeveloped parcel on Robinson Point at the edge of the coastal bluffs, located 150 feet west of
Robinson Reef Drive. The Study Area ranges from approximately 100 to 130 feet in elevation;,
portions of the parcel that were inaccessible for surveys consisted of steep coastal bluffs
extending down to sea level. The bluffs of Robinson Point are bordered by Big Guilch to the
north and Robinson Guich to the south, and the Gualala River discharges into the Pacific Ocean
2 mile to the southeast.  Surrounding land uses are primarily single-family residences, with
existing development to the east and undeveloped parcels to the north and south along the
narrow eroding shoreline. Representative photographs of the Study Area and ESHAs are
provided in Appendix A.

5.1 Vegetation

Study Area vegetation is composed primarily of a coastal scrub community dominated by native
species. Coastal bluff scrub is found on the steep bluff slopes leading to the ocean, located
more than 100 feet from the proposed development area, as well as in a small 0.03-acre patch
in the southern portion of the Study Area. However, the flatter portions of the Study Area
generally support a taller coastal scrub community, covering approximately 0.39 acre. These
include intermixed scrub and grasses dominated by California blackberry (Rubus ursinus),
coyote brush, Pacific reedgrass (Calamagrostis nutkaensis), ceanothus (Ceanothus foliosus
and C. gloriosus), and tufted hairgrass (Deschampsia cespitosa var. holciformis). In the
northern end of the parcel the coastal scrub is mixed with larger shrubs and trees typical of
North Coast Coniferous Forest, including scattered Douglas fir (Pseudotsuga menziesii var.
menziesii), wax myrtle (Myrica californica), and coffeeberry (Rhamnus californica).

Non-native vegetation mixed with common natives is dominant in the center of the Study Area,
covering approximately 0.17 acre. These non-native and invasive species are also scattered in
coastal scrub areas, including iceplant (Carpobrotus edulis), pampas grass (Cortaderia jubata),
French broom (Genista monspessulana), slender wild oat (Avena barbata), velvet grass (Holcus
lanatus), rattiesnake grass (Briza maxima), and wild radish (Raphanus sativus). A 0.02-acre
dense patch of pampas grass is present at the southern end of the Study Area, and has
expanded into former coastal bluff scrub habitat since 2004. Figure 2 illustrates the extent of
the vegetation communities within the Study Area. Plant species observed during 2008
botanical surveys are listed in Appendix B.

5.2  Hydrology

Precipitation, surface runoff, and groundwater flow all contribute to the hydrology of the Study
Area. There are no streams, tributaries, or water bodies present within the Study Area. Runoff
comes from adjacent areas both on and off site to the north and east.
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5.3 Soils

The Soil Survey of Mendocino County, Western Part (USDA 2005), shows two soil map units
mapped within the Study Area: Dystropepts, 30 to 75 percent slopes and Bruhel-Shinglemili
complex, 2 to 15 percent slopes (Figure 3). Dystropepts are mapped in the western sloped
portion of the Study Area, while the majority of project activity will occur in the flatter areas
mapped as Bruhel-Shinglemill complex.

Dystropepts, 30 to 75 percent slopes, are on side slopes of marine terraces, derived from
sandstone or shale. Soils in this map unit are generally shallow or moderately deep and well
drained. Regions mapped under this unit include small areas of Abalobadiah and Vizcaino
soils, areas of rock outcrops or mass wasting along ocean bluffs, and small areas of varying
slopes. The surface layer of Dystropepts is typically 11 inches of dark grayish brown loam.
From 11 to 19 inches is dark grayish brown very gravelly clay loam, with bedrock of hard and
soft fractured shale below. Surface runoff is rapid or very rapid, and the hazard of water erosion
is severe or very severe.

Bruhel-Shinglemill complex, 2 to 15 percent slopes is described as occurring on marine terraces
in areas dominated by Bishop pine (Pinus muricata) and annual and perennial grasses. This
map unit describes an intermingled zone of approximately 50 percent Bruhel loam and 25
percent Shinglemill loam. The last 25 percent is made up of various types of inclusions
(Abalobadiah, Flumeville, and Gibney soils and Tropagquepts) or areas with 15 to 30 percent
slopes.

Bruhel loam is a deep soil with a 4-inch thick dark grayish brown loam surface layer. From 4 to
21 inches the soil is grayish brown clay loam, and from 21 to 41 inches is brown gravelly loam
and gravelly clay ioam, with soft sandstone bedrock below. it is well drained and derived from
sandstone. Shinglemill loam is similarly deep but is poorly drained and formed in marine
sediments. The 3-inch surface layer is light gray and very pale brown loam, with very pale
brown and reddish yellow loam from 3 to 8 inches. The subsoil is very pale brown loam-from 8
to 15 inches, and light yellowish brown clay from 15 to 25 inches. The deepest layer is light
yellowish brown, yellow, and brownish yellow clay and sandy clay with light gray, white, and red
mottles reaching to 63 inches or deeper.

6.0 ENVIRONMENTALLY SENSITIVE HABITAT AREAS IN THE STUDY AREA

The Study Area contains scattered populations of two special status plant species and an area
of Coastal Terrace Prairie, which are all potential ESHAs. No other ESHAs were determined to
be present within the Study Area. The following sections contain a description of the ESHAs
evaluated and documented within the Study Area. '

6.1 Special Status Plant Species

Based upon WRA's 2008 database searches for special status plants that occur within the
vicinity of Study Area, 10 special status plants have a moderate to high potential to occur within
the Study Area (Appendix C). Figure 4 depicts CNDDB occurrences of special status plants in
the vicinity of the Study Area. Two special status plant species were observed within the Study
Area during 2004 and 2008 surveys: coastal bluff morning glory (Calystegia purpurata ssp.
saxicola) and Mendocino coast Indian paintbrush (Castilleja mendocinensis). A third species
observed, Point Reyes ceanothus (Ceanothus gloriosus var. gloriosus) is a CNPS List 4 (plants

10



B : 10 R S B,

Figure 3. Soils Map

w -1

< ENVIRONMENTAL CONSULTANTS
Date: July 2008
Data Source: SSURGQ

Wernette Property 0 50 100 200 113,“‘2 So[;:::k Pé:l; 2005
Gualala, California 4

Feet | Fiepath: L\Acad 2000 Files\10000\10083\gis\arema pUuty0 8t
Fig3_So#s_07_18_08.mxd




Roderick's fritillary
coast lity
- coastal biuff morning-glory

Study Area

- Mendocino Coast paintbrush - purple-stemmed checkerbloom

maple-leaved checkerbloom - thin-lobed horkelia

B uning-pine
EEEE s.roee daisy

swamp harebell

-,

-

of the Study Area

Wernette Property
Gualala, California

Figure 4. Special Status Plant Occurrences within 3 miles

ENVIRONMERTAL CONSULTANTS

Date: July 2008
0 O 5 1 image Source: USGS Topo Quad
8 Map By: Derek Chan
Miles | Fiepat: LrAzad 2000 Fies\1000001 008 3\gistarcmapUuly08\
Figd_CNDDSB_plants_07_18_08.mxd




of limited distribution - a watch list) species and is therefore not considered an ESHA. Figure 2
shows the locations of special status plant ESHAs in the Study Area.

6.1.1_Coastal bluff morning glory (Calystegia purpurata ssp. saxicola)

This perennial herb is a CNPS List 1B species, found in coastal dune, coastal scrub, and North
Coast coniferous forest habitats within Mendocino, Marin, and Sonoma counties. The blooming
period for this plant occurs from May through September. Thirteen coastal bluff morning glory
individuals were observed in the Study Area, with only two individuals located in the northern
portion. Several of the observed plants exhibited identifying characteristics of both the rare
subspecies and the related common subspecies, C. purpurata ssp. purpurata. The subspecies
are differentiated primarily by leaf shape, which can be highly variable. Specimens with at least
a few leaves matching taxonomic descriptions of the rare subspecies (rounded. with overlapping
lobes), including all potential hybrids, were mapped as ESHAs in this report to ensure that the
maost protective and suitable ESHA buffers and mitigation measures were applied to the Study
Area.

Specimens were considered to be non-ESHAs if all leaves matched taxonomic descriptions of
the common subspecies (acute tip and spreading lobes). Additional specimens that were
clearly identified as the common subspecies were found along Robinson Reef Drive near the
entrance to the Study Area. This close proximity indicates that hybridization between the
subspecies is one potential explanation for specimens with a variety of leaf shapes.

6.1.2 Mendocino coast Indian paintbrush (Castilleja mendocinensis)

This perennial plant is a CNPS List 1B species that is hemiparasitic (acquires some nutrients
through the roots of other plants). It is found in coastal bluff scrub, closed-cone coniferous
forest, coastal dunes, coastal prairie, and coastal scrub habitats within- Humboldt and
Mendocino counties. The blooming period for this plant occurs form April through August. In
2004, four Mendocino coast Indian paintbrush' individuals were mapped along the bluff face
near the southern portion of the Study Area, a minimum of approximately 75 feet from the
proposed construction area. These locations and all accessible portions of the parcel were
examined for this species in 2008, but only the common species (Castilleja wightii) appeared to
be present. As these plants are located on steep bluff slopes, they are difficult to access for
precise identification. Therefore, all mapped locations from 2004 are assumed extant and are
considered ESHAs with the applicable protective buffers incorporated into site plans for the
proposed project.

6.1.3 Point Reyes ceanothus (Ceanothus gloriosus var. gloriosus)

Point Reyes ceanothus is a CNPS List 4 species. This evergreen shrub is found in closed-cone
coniferous forest, coastal bluff scrub, coastal dunes, and coastal scrub habitats in Mendocino,
Marin, and Sonoma counties. Mendocino County represents the northern limit of range for this
species. Approximately 50 Point Reyes ceanothus individuals were scattered throughout the
Study Area with the majority occurring in the southern portion.

6.2 Potential CCC Wetlands

Based upon the results of site visits in April 2002, September 2003, and May 2004, the area
previously mapped as a potential wetland area (WRA 2000) is now considered non-wetland
habitat. This conclusion was based on the lack of a hydrophytic plant community, hydric soils,
and wetland hydrology indicators during three subsequent site visits. The site visits were
conducted during three different years at different times of the year. Site visits for additional
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rare plant surveys in 2008 confirmed a lack of wetland indicator species in the vicinity of the
previously identified wetland. Low topographic areas that could collect water continue to be
dominated by iceplant, coyote brush, and rattiesnake grass, all of which are upland indicators.
No portion of the Study Area meets the CCC/LLCP definition of a wetland; therefore, there are no
wetland ESHAs present in the Study Area.

6.3  Other ESHAs

Figure 2 depicts all common and rare natural communities mapped in October 2007. A 61-
square foot (0.001-acre) area of Coastal Terrace Prairie, which is a CDFG-listed rare natural
community (CDFG 2003), was mapped based upon the community description in Holland
(1986) and guidance from the CCC (Dixon 2005). This community was located in one relatively
continuous patch with its closest boundary 55 feet from the proposed project footprint. This
patch of Coastal Terrace Prairie was identified based upon the presence of approximately 30
percent cover of tufted hairgrass, with subdominant species including Pacific reedgrass, Point
Reyes ceanothus, California blackberry, Douglas iris (Iris douglasiana), bracken fern (Pteridium
aquilinum var. pubescens), and the exotic species rough cat's ear (Hypochaeris radicata) and
rattlesnake grass.

No other ESHAs were observed in the Study Area. The mixed coastal scrub covering the rest
of the Study Area was evaluated for potential areas of Northern Coastal Bluff Scrub, another
CDFG-listed rare natural community. Typical Northern Coastal Bluff Scrub includes low-
growing shrubs influenced by high winds and salt spray, with characteristic species such as
coast buckwheat (Eriogonum latifolium), lizard tail (Eriophyllum staechadifolium), dudleya
(Dudleya farinosa), and seaside daisy (Erigeron glaucus) (Holland 1986). However, except for
steep western bluff areas that are greater than 100 feet from the proposed development, Study
Area coastal scrub was generally dominated by coyote brush and Pacific reedgrass, and did not
have the low shrubs or species characteristic of Northern Coastal Bluff Scrub. One 0.03-acre
area was dominated by the low-growing Point Reyes ceanothus and was most similar to the
rare -community definition. However, it was not determined to be Northern Coastal Bluff Scrub
because other dominants and subdominants were coastal scrub species such as Pacific
reedgrass, coyote brush, bracken fern, salal (Gaultheria shallon), and cow parsnip (Heracleum
lanatum). This non-ESHA area is designated as “coastal bluff scrub” in Figure 2.

6.4 Offsite ESHAs

No indicators of wetlands or other ESHAs were observed on parcels adjacent to the Project
Area within 100 feet of potential development areas. Adjacent parcels are predominantly
deveioped and planted with exotic vegetation.
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7.0 PROJECT DESCRIPTION

The proposed project is a single-family residential home and associated structures (Figure 5).
The residence and associated structures will be built on a 0.08-acre footprint, which is
constrained by the required geotechnical setback from the top of the biuffs and building code
setbacks from adjacent properties. A parking area, driveway, and retaining walls are proposed
for placement between the residence and the eastern Study Area boundary. A propane tank
and tanks for stormwater runoff and septic collection would be placed at the southern end of the
proposed development area. Access to the parcel is provided by an easement which extends
east to Robinson Reef Drive. Utility lines will be installed and drainage features restored in the
easement. The easement is outside of the 50-foot buffers for all ESHASs, and passes between
parcels with existing single-family residences. To reduce the impacts of additional impervious
surfaces on the coastal scrub habitat downslope, the driveway and parking area will be
constructed with permeable paving or another pervious material.

The proposed building footprint and associated parking and structures are located
approximately 20 feet from the nearest ESHAs, two coastal biuff morning glory individuals in the
‘northern portion of the Study. Area. This distance was measured from the nearest ESHA to the
location of the proposed foundation, and does not account for the overhang of the roof
extending beyond the foundation. However, the site plan shown in Figure 5 depicts the total
size of structures, including overhanging roofs and decks, septic tanks, etc. All other special
status plants and a 61-square foot area of Coastal Terrace Prairie are at least 50 feet from the
proposed development area. However, the residence must be located within 100 feet of the
identified ESHAs, because 100-foot buffers exclude the entire parcel from development.

Construction of the project will necessitate impacts outside of the planned building footprint.
The total “construction impact zone”, including the adjacent easement, measures approximately
0.16 acre, as shown in Figure 5. Fencing and construction best management practices along
this boundary will ensure that impacts are minimized to the preserved 50-foot ESHA buffers and
the two coastal biuff morning glory individuals approximately 20 feet from the proposed
development. The southern portion of the parcel outside of the construction impact zone will be
permanently fenced off as a Conservation Area (0.26 acre within the Study Area; 0.34 acre
including lower bluff slopes of the parcel) and managed according to the Resource Protection
Plan described in Appendix D. ‘
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Study Area (0.64 acre)
Retaining Wall

Existing Culvert

Coastal bluff morning glory
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Figure 5. Proposed Project ESHA Map
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8.0 BUFFER AREA ANALYSIS

Projects that propose construction with a buffer of less than 100 feet from an ESHA must
provide information that indicates a lesser buffer distance will not have a significant adverse
impact on the habitat. Structures will be allowed within the buffer area only if there is no other
feasible site available on the parcel. The buffer area analysis utilizing Mendocino LCP Zoning
Ordinance 20.496.020(A) [(1) through (4)(k)] is described below in Table 1.

Table 1. Buffer Area Analysis
Mendocino County Coastal Zoning Code Section 20.496.020

W
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 areas.

1. Width. The width of the buffer area A single family residence is proposed for placement
shall be a minimum of one hundred feet, | such that a corridor of coastal scrub and bluff habitat
unless an applicant can demonstrate, will be preserved and all ESHAs located in the

after consultation and agreement with southern half of the Study Area will be protected in a

the California Department of Fish and
Game, and County Planning staff, that

one hundred feet is not necessary to . Lo
protect the resources of that part%ular Due to the small parcel size, the proposed building

| habitat area from possible significant footprint is within 100 feet of most ESHAs on the site.
disruption caused by the proposed A 50-foot buffer is expected to be adequate to protect
development. The buffer areas shall be | the special status plants and Coastal Terrace Prairie
measured from the outside edge of the ESHAs, since they will be protected in a corridor of
Environmentally Sensitive Habitat Areas | protected native habitat. They are already in a
(ESHAs) and shall not be less than fity | |gcation that is largely fragmented from other bluff
feetin width. New land division shall not | papitats along the coastiine due to surrounding

be allowed which will create new parcels development. Impacts due to construction within the

entirely within a buffer area. " .
Developments permitted within a buffer 100-foot buffer would be mitigated as proposed in

contiguous Conservation Area.

area shall generally be the same as Section 9.0.
those uses permitted in the adjacent
ESHA. With the exception of two individual plants, structures

will not encroach upon a 50-foot buffer area around
the ESHAs. No structures or construction will
encroach upon the 50-foot buffers for 84.6% of the
coastal bluff morning glory (11 of 13), 100% of the
Mendocino coast Indian paintbrush, and 100% of the
coastal terrace prairie located in the Study Area.

Due to the combined geotechnical, building setback,
and ESHA constraints, the most suitable development
area requires construction within the 50-foot buffer of
two coastal bluff morning glory plants.
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1 (a). Biological Significance of
Adjacent Lands. The degree of
significance depends upon the habitat
requirements of the species in the
habitat area. Where a significant
functional relationship exists, the land
adjacent to a wetland, stream, or riparian
habitat area 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.

The required geotechnical setback along with 50-foot
buffers around the ESHAs protects most of the native-
dominated habitat in the Study Area, and will provide
areas for future seedling establishment. Mitigation
measures include protection, monitoring, and
restoration which will ensure protection of the genetic
resources on this remnant fragment of coastal scrub
and prairie ESHAs. Lands to the east of the Study
Area consist of residences and dense populations of
invasive and exotic plants; they have very limited
value as buffers for ESHAs or the surrounding native
habitats. Therefore, protection and restoration of the
contiguous native-dominated bluffs and Conservation
Area should be adequate to preserve the functions of
the existing habitats and ESHAs contained within.

1 (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:

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

(i) 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.

(i) It is expected that common species of avian wildlife
and other small mammals will utilize the steep bluffs.
No special status wildlife species are likely to occur in
the Study Area. In addition, a specific assessment for
Behren’s silverspot butterfly and Lotis blue butterfly
determined that the Study Area does not contain
suitable habitat for either species. Resting rocks
utilized by pelagic species such as cormorants are
located below the bluffs, but this area is already
surrounded by residential development. The
proposed project is not expected to create a

| significant source of disturbance as long as mitigation

measures to prevent disturbance of nesting and
breeding birds are implemented (see Section 9.0).

(i) The ESHAS are not likely to be adaptable to
extensive human disturbance, so the project will
protect the entire southern portion of the Study Area
using fencing and other protective mitigation
measures. Adaptability to human disturbance is not
expected be a factor in their survival, since they will
be protected by 50-foot buffers and other measures.
Invasive species, especially iceplant, French broom,
and pampas grass, appear to be a more significant
threat to these ESHAs in the short-term.

(iii) The proposed project will result in low level
impacts to the existing conditions in the buffer areas
and no direct impacts to ESHAs given implementation
of the mitigation measures within this report. A
reduced 50-foot buffer should be adequate to protect
the ESHAs. The mitigation measures aim to prevent
direct disturbance from foot or vehicle traffic. The
construction avoidance measures and Resource
Protection Plan will also serve to prevent direct or
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indirect disturbance of ESHAs and buffer areas,
particularly by controlling encroachment of invasive
species in the short-term. However, the longer-term
viability of the site is limited due to coastal biuff
erosion and existing development east of the Study
Area; the proposed project would not significantly
increase the existing threats to the ESHAs of historic
fragmentation and continued erosion.

1 (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.

Development will occur on a relatively flat portion of
the Study Area, where runoff and eroding sediments
generally move west toward the bluffs, and that
condition will not be affected by the proposed project
and its drainage plan. Impervious surface coverage
will be approximately 1,150 square feet, which wouid
have a minor impact on runoff characteristics of the
site. However, a runoff pumping station is planned to
collect runoff from the residence and driveway, to
avoid impacts from an increase in impervious
surfaces. In addition, the driveway and parking area

-will be constructed with permeable paving or other

pervious materials. The proposed project is not
expected to affect the ESHAs through changes in
runoff or erosion.

1{d). Use of Natural Topographic
Features to Locate Development. Hills
and biuffs adjacent to ESHAs shall be
used, where feasible, to buffer habitat
areas. Where otherwise permitted,
development should be located on the
sides of hills away from ESHAs.
Simitarly, bluff faces should not be
developed, but shall be included in the
buffer zone.

To the greatest extent possible, consistent with
geotechnical and other legal requirements, the
applicant designed the proposed project to use
natural topographic features. The Conservation Area
and bluff faces will not be developed or altered.
Construction impacts will occur on the flatter portions
of the Study Area that are primarily dominated by
non-native plant species.

1 (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 existing easement will continue to provide the
only access to the proposed project. No cultural
features are present that could be used as a buffer.
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1 (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
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 Study Area is located on a relatively flat ledge to
the west of an existing row of residences. Existing
development in the vicinity is generally located 30 to
100 feet from the top of bluffs. The proposed project
is positioned so that support structures are at least 40
feet from the top of bluff. Unlike the proposed project,
adjacent lots do not contain large areas of preserved
coastal scrub and are more densely developed,
resulting in the Study Area supporting a very small
remnant fragment of coastal terrace habitat. In-
addition, neighboring developed parcels already
encroach upon the 100-foot buffer areas of several
Study Area ESHAs.

1 (g). 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 will be made on a
case-by-case basis depending upon the
resources involved, the degree to which
adjacent lands have been developed,
and the type of development in the area.

The proposed project is a single-family residence and
associated structures on approximately 0.08 acre on
a 0.72-acre parcel. Temporary construction impacts
and the adjacent easement increase the total
construction footprint to 0.16 acre. This is consistent
with the scale and type of use on surrounding parcels.
A majority of the flat portion of the Study Area will be
protected from both long-term and temporary
construction impacts by the 50-foot buffer areas, and
mitigation measures including restoration activities
described in the Resource Protection Plan. This area
of coastal scrub is already largely isolated from similar
nearby bluff habitats and the type and scale of
proposed development will not significantly impact the
habitat values of this isolated patch.

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
the riparian vegetation or the top of bank.

The proposed buffer areas are measured from GPS-
located positions of all individual plant ESHAs and the
outer boundary of the Coastal Terrace Prairie.
Wetland and plant surveys were conducted following
definitions and methodology contained in the Coastal
Act and the Mendocino County LCP.

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.

The property owner does not propose to subdivide the
property.
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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 naturat
species diversity.

The proposed project would encroach upon the 50-foot
buffer of two coastal bluff morning glory plants. These
plants are located in relatively shady locations on the
edge of a densely-vegetated shrubby mound. Although
the project may create additional shade in this area, the
coastal bluff morning glory will be protected by an
approximately 20-foot buffer and will continue to receive
southwestern-exposure sunlight. The supporting
shrubby habitat for this climbing/trailing plant will not be
disturbed. The diversity and functional capacity of
habitat supporting these plants will not be substantially
altered by the project, if the protective measures
described in Section 9.0 are implemented.

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

Several site limitations, including the necessary building
setbacks, geotechnical setbacks, and a concentration
of ESHAs in the southern portion of the Study Area
resulted in proposing development in this location. The
site chosen for development utilizes an area dominated
primarily by common native and exotic species, and
avoids the southern half of the Study Area to maintain a
contiguous Conservation Area around the rest of the
ESHAs and their surrounding 50-foot buffer areas. This
Conservation Area will remain connected to additional
bluff scrub habitat on the northern slopes of the parcel,
including the two coastal bluff morning glory locations.
The applicant states that a feasible project could not be
constructed on the small remaining available footprint if
a 50-foot buffer around the northern ESHAs was
maintained. The remaining footprint could only fit a
home with less than 540+ sq. ft. of livable space and
only one of two required on-site parking spaces could
be provided. The applicant also states that there would
be no room for safety vehicle turn-around and the
resulting structure would be inconsistent with Zoning
Code Sec. 20.504.020, Special Communities and
Neighborhoods.
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4 (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 the
natural stream channels.

The site chosen utilizes a relatively disturbed, flat area
with the most direct access to the adjacent driveway
easement. Development in this location minimizes
potential impacts to ESHAs and its supporting coastal
bluff habitat, particularly by preserving the southern
portion and maintaining a connection between all ESHA
habitats. Invasive species already present will be
removed, and implementation of the Resource
Protection Plan should help to prevent further
introduction of invasives due to construction
disturbance. Therefore, potential impacts on ESHAs
and adjacent habitat will be minimized and mitigated by
the siting of the project and ongoing restoration
activities.

Rick Macedo of CDFG and Teresa Spade from
Mendocino County Planning visited the site in
December 2007. Mr. Macedo concluded that, in
general, the northern portion of the subject parcel
represented relatively poor habitat conditions for native
plant species such as the coastal bluff morning glory
and that, in particular, with the concentration of non-
native invasive species, the coastal bluff morning glory
plants found there may not be self-sustaining under
existing conditions. Mr. Macedo also concluded that
the most desirable and likely sustainable populations
were located in the south half of the subject parcel.
The poor habitat conditions in the northern portion of
the parcel could contribute to the eventual loss of the
coastal bluff morning glory located there. Non-project
related impacts such as the ongoing expansion of non-
native invasive plants at the subject parcel could
adversely affect the functional capacity of this area as
well as the ability of the coastal bluff morning glory
plants to remain self-sustaining and natural species
diversity maintained.

4 (d). [Same as 4 (a)] 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.

As stated in Section 4(a), the proposed project would
maintain a 20-foot buffer around two coastal bluff
morning glory plants. The diversity and functional
capacity of habitat supporting these plants will not be
substantially altered by the project, if the protective
measures described in Section 9.0 are implemented.
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4 (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 site available for
deveiopment on the parcel, and the applicant states
that the only feasible design for the project requires
encroachment on the 50-foot buffers of two coastal bluff
morning glory individuals. The entire area outside of
the 50-foot ESHA buffers, building setbacks, and
geotechnical setbacks would result in a development
area approximately 450 square feet in size. . The
construction of a single family residence within the
Study Area requires additional infrastructure including
parking, retaining walls, propane tanks, septic systems,
and runoff storage tanks. Therefore, the applicant
states that it is infeasible to construct a single family
home and associated infrastructure within this limited
area.

Mitigation measures for this encroachment include
establishing a Conservation Area on the southern
portion of the Study Area, in order to protect and
restore the native coastal bluff habitats contained
within. The primary action that will mitigate for the loss
of buffer area will be invasive species removal.
Iceplant, French broom, and pampas grass are
currently spreading throughout the Study Area, and
without control efforts these plants are highly likely to
displace many of the ESHAs and degrade the
surrounding native habitats. Invasive species control
will not only protect the ESHAs but will also serve to
create additional space for planting or natural
recruitment of native and rare plants.

4 (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.

The proposed project will use permeable paving for the
driveway and parking area, and will employ a drainage
system that avoids significant alterations to subsurface
flows. The two ESHAs with reduced buffers are located
slightly upslope from the development footprint, on a
small mound that would not be altered by indirect
impacts such as increased impervious cover or runoff
downslope. Vegetation removal and other impacts will
be limited to the construction impact zone shown in
Figure 5, and mitigation measures were designed to
prevent impacts to ESHAs and buffer areas during
construction. Construction best management practices
will minimize movement of dust, runoff, and pollutants,
and ensure no impacts to breeding and nesting special
status birds occur. Following construction, the
residence will not alter conditions significantly, as the
site is already surrounded by residential development.
Permanent fencing will protect the ESHASs from foot and
vehicle traffic.
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4 (g). Where riparian vegetation is lost
due to development, such vegetation
shall be replaced at a minimum ratio of
1:1 to restore the protective values of
the buffer area.

The Study Area does not contain any riparian
vegetation.

4 (h). Aboveground structures shall
allow peak surface water flows from a
100-year fiood to pass with no
significant impediment.

The Study Area does not contain drainage features that
transport seasonal or flood water flows.

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

Development within the 50-foot buffer of the two coastal
bluff morning glory is not expected to affect any
hydrological or biological processes supporting these
species.

4 (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
pian, the capacity of natural stream
environment zones to convey runoff
from the completed development shall
be evaluated and integrated with the
drainage system whenever 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.

No natural streams or drainage ditches are present in
the Study Area. A storm drainage pipe currently passes
from neighboring properties through the parcel, with its
outfall on the northern bluffs. Proposed structures will
not impact subsurface flow patterns or groundwater
flow, and will not affect drainage in the reduced ESHA
buffers.

4 (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.

Impacts to the two coastal bluff morning glory ESHAs
are possible as a result of construction of the proposed
project. Potential impacts relate to minor impacts to the
long-term sustainability of the habitat due to changes in
shading or nearby disturbance that ieads to
encroachment by invasive species. Several mitigation
measures are proposed in Section 9.0 that will minimize
these potential adverse impacts. Without development,
the ESHAs are already threatened by invasive species,
bluff erosion, and lack of intact habitat in the vicinity to
provide areas for colonization and preservation of
diverse genetic resources. Therefore, the proposed
project will have minimal impacts compared to current
conditions, and restoration and protective measures
included as mitigation in this report should adequately
preserve the remnant coastal bluff habitats onsite and
rare plant ESHAs contained within.
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9.0 IMPACT ANALYSIS AND MITIGATION MEASURES

The project proposed includes 50-foot ESHA buffers from all construction impacts for all but two
special status plant ESHAs. The buffer on the southeast side of two individual special status
plants would be reduced to approximately 20 feet (Figure 5). The proposed buffers are
expected to be adequate to protect the special status plant and Coastal Terrace Prairie ESHAs,
if the mitigation measures described below are implemented. Due to the small parcel size, 100-
foot buffers are not feasible nor would they be significantly beneficial since those buffer areas
consist largely of adjacent development and dense cover of invasive and exotic plants.

Required building setbacks from adjacent propertiés, geotechnical constraints, and a cluster of
ESHAs in the southern portion of the Study Area resulted in the proposed footprint in a relatively
disturbed, fiat area partially within the 50-foot buffer for two special status plant ESHAs.
Fencing and restoration of disturbed habitats should be adequate to prevent direct or long-term
disturbance impacts to these plants. No direct impacts to ESHAs are anticipated. There is
potential for some indirect impacts to the ESHAs due to construction activities within the 100-
foot buffer, loss of some coastal scrub habitat, and disturbance which may increase erasion or
presence of invasive species.

Potential impacts to ESHAs in the Study Area and mitigation measures recommended to reduce
these impacts to a less than significant level are discussed below. The goal of mitigation is to
improve the condition of existing native habitats and maintain self-sustaining populations of
coastal scrub; coastal bluff scrub, and Coastal Terrace Prairie species, including the three rare
plant species (two of which are ESHAs) present within the Study Area.

Potential Impact 1: Direct and indirect impacts to special status species may occur over the
long term due to loss of surrounding habitat or human disturbance. Potential impacts following
construction include landscaping, vehicle parking, regular foot traffic, excessive shade, and
small scale removal of vegetation or placement of fill near ESHAs.

Mitigation Measure 1a: Areas outside of the construction impact zone (Figure
5) shall be maintained in a condition similar to that which occurred within the
Study Area prior to disturbance. No landscaping, paving, or other disturbance
shall be allowed in this area. No activities may occur that would negatively
impact native vegetation, topography, or hydrology in the ESHAs or the 50-foot
ESHA buffer areas, either during or following construction. Some examples of
these activities are vehicle parking or storage of other heavy materials, regular
foot traffic, and clearing of vegetation (except for exotic species removal and
other native habitat management activities).

Mitigation Measure 1b: Prior to issuance of the Coastal Development Permit,
the landowner shall execute and record a non-revokable deed restriction which
shall provide that the Conservation Area as depicted in Figure 5 shall be
protected from development and disturbance (with the exception of restoration
and other preservation activities) in perpetuity.

Mitigation Measure 1c: Protect the Conservation Area through installation of
permanent exclusionary fencing beyond which only foot traffic for restoration,
monitoring, and maintenance will be allowed. Detailed descriptions of restoration
and maintenance activities to be performed in the Study Area can be found in the
Resource Protection Plan (Appendix D).

25



Potential Impact 2: Construction of the residence may adversely impact the onsite ESHAs and
associated coastal scrub habitat. Potential construction impacts include release of sediment,
debris, or other harmful materials, accidental placement of fill on the ESHAs or changes to the
surrounding topography, and trampling and soil compaction by construction crews or

Mitigation Measure 1d: Fencing and restoration of the Conservation Area shall
be monitored annually by a qualified biologist for five years from completion of
the initial invasive plant removal work or completion of construction, whichever
occurs later. Details on invasive plant removal work and mitigation monitoring to
be performed are provided in the Resource Protection Plan. The first mitigation
monitoring visit and report may be combined with the construction completion
report (see Mitigation Measure 2c). The biologist shall submit all reports to the
County and to CDFG.

Mitigation Measure 1e: Both during and following development of the site, no
exotic plants shall be planted in the Conservation Area. Landscaping outside of
the Conservation Area shall be limited to local native plants or plants listed in the
Gualala Town Plan Landscaping Species List.' Native plants are recommended
for all exterior landscaping, as the entire construction impact zone falls within the
100-foot special status plant and Coastal Terrace Prairie buffer areas. When
possible, planting should be of local stock to preserve local genetic diversity.
Plant species listed as invasive (“High”, "Moderate”, and “Limited” impacts) on
the California Invasive Plant Council's California Invasive Plant Inventory (Cal-
IPC 2006) shall not be installed anywhere in the Study Area as it would pose a
risk to onsite ESHAs and the coastal scrub plant community. The Resource
Protection Plan provides further guidance on removal of invasive species, and
any new or existing occurrences that threaten the preservation of the native plant
community in the Conservation Area (generally those species listed as “High” or
“Moderate”) should be a target for removal in perpetuity, when feasible.

equipment.

Populations of coastal bluff morning glory and Mendocino coast Indian paintbrush are
concentrated primarily in the southern portion of the Study Area. Only two coastal bluff morning

glory are located in the northern portion (Figure 2).

Mitigation Measure 2a: During construction, combination silt fence and
construction fence shall be installed around the construction impact zone to
indicate the limits of ground and vegetation disturbance (Figure 5). In most
areas, this fencing will be located just inside the permanent Conservation Area
fencing, so the permanent fencing need only be installed by the time construction
is complete and temporary fencing is removed. The fencing shall be not be
placed within the designated buffers of the special status plant and Coastal
Terrace Prairie ESHAs. The barrier should be constructed in a manner that
precludes access to areas beyond the construction impact zone by humans and
equipment. No grading, placement of fill material, or other ground disturbance
shall occur beyond the fence. The temporary fence shall only be removed once
all construction activities are completed.

' Appendix B of the Gualala Town Plan section of the Coastal Element of the Mendocino County General

Plan.
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Mitigation Measure 2b: Prior to construction, the project contractors shall be
informed of the sensitive resources within the Study Area. All special status
ESHAs will be flagged by a qualified biologist. Furthermore, the significance of
the flagging and the construction impact zone shall be clearly explained to all
parties working within the Study Area.

Mitigation Measure 2c: The locations of flagging and construction fencing shall
be determined by a qualified biologist. The biologist shall monitor the site weekly
until the project is compieted to ensure fencing is intact and that no impacts are
occurring beyond the construction impact zone. Upon completion of
construction, the biologist shall inspect the site for protection of the ESHAs and
compliance with these mitigation measures. The biologist will then submit a
construction completion report detailing the condition of the site 1o the County
and CDFG. Initial restoration activities (specifically the initial removal of iceplant,
pampas grass, and French broom) as provided in the Resource Protection Plan
should also be performed by the time of completion of construction, if feasible. If
that is the case, the first mitigation monitoring report may be combined with the
construction completion report.

Mitigation Measure 2d: All activities that require substantial ground disturbance
shall take place during the summer months (generally April 15 through October
31) to minimize potential erosion. The only activities that can take place outside
of this window are planting and those activities that do not require ground
disturbance or construction vehicle access to unpaved areas.

Mitigation Measure 2e: Areas of disturbed soil shall be mulched, seeded, or
planted and covered with vegetation as soon as possible. If erosion control
seeding is performed, a qualified biologist shall be consulted to ensure use of a
native seed palette. Existing native vegetation shall be maintained in the
construction impact zone to the maximum extent feasible. Trees shall be
protected from damage by proper grading techniques.

Mitigation Measure 2f: Solid materials, including wood, masonry/rock, glass,
paper, or other materials may be stored only within the construction impact zone
as delineated in Figure 5. Solid waste materials should be properly disposed of
offsite. Fluid materials, including concrete, wash water, fuels, lubricants, or other
fluid materials used during construction should not be disposed of onsite and
should be stored or confined as necessary to prevent spillage into natural
habitats including the ESHA buffer areas. If a spill of such materials occurs, the
area should be cleaned immediately and contaminated materials disposed of
properly. The affected area should be restored to its natural vegetated condition.

Potential Impact 3: Construction in the Study Area has the potential to impact breeding birds

during the nesting season as well as special status bats. Impacts to migratory breeding birds
are prohibited by the Migratory Bird Treaty Act.

Mitigation Measure 3: Construction activities requiring substantial ground
disturbance should be limited to the period from September 1 to October 31 to
avoid impacts to special status birds or special status bats during the breeding
season. |If this cannot occur, surveys for special status breeding birds and

special status bats will be conducted by a qualified biologist prior to ground
disturbance.
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- If active special status breeding bird nests or bat maternity sites or breeding
colonies are observed within 300 feet of the construction impact zone, no
substantial ground disturbance activities shall occur within a 100-foot exclusion
zone for special status passerine birds, and within a 300-foot exclusion zone for
special status raptors or other special status non-passerine bird species. The
applicant will maintain the appropriate exclusion zones until all young are either
no longer dependent upon the nest, substantial ground disturbance activities
cease, or the breeding bird season ends, whichever is sooner. The applicant will
retain a biologist to monitor the nest site weekly while the exclusion zone is in
place to ensure that the buffer is sufficient to protect the nest site from
construction-related disturbance. If special status bat species are found to be
roosting in trees that are to be removed by construction, removal of those trees
will be delayed until between September 1 and the end of February.

10.0 CONCLUSION

Surveys of the Study Area determined that two types of ESHAs are present in this relatively
isolated coastal scrub community. The Study Area contains several specimens of two special
status plant species: coastal bluff morning glory (Calystegia purpurata ssp. saxicola) and
Mendocino coast Indian paintbrush (Castilleja mendocinensis). In addition, Point Reyes
ceanothus (Ceanothus gloriosus var. gloriosus), a CNPS List 4 plant species that is not
considered an ESHA, was found scattered throughout the Study Area. A 61-square foot patch
of Coastal Terrace Prairie, a rare natural community is present in the southern portion of the
Study Area and is also an ESHA.

The buffer analysis determined that the preservation and protection of habitats outside the
construction impact zone, native plant restoration, and construction best management practices
can mitigate the indirect impacts to ESHAs due to a reduced buffer. A buffer less than 50 feet
from the nearest special status plants is adequate with mitigation measures to reduce impacts
to the two coastal bluff morning glory individuals. The other onsite ESHAs will be protected by a
50-foot buffer and enhanced by the implementation of mitigation measures describe in this
report. Fencing, restoration, construction monitoring, and additional mitigation measures will be
implemented to greatly reduce impacts and enhance the onsite habitat and special status plant
populations. Therefore, no significant long-term impacts to the ESHAs in the Study Area are
expected to occur as a result of development if the mitigation measures described in Section 9.0
are implemented.

Existing resources within and adjacent to the Study Area are typical of disturbed coastal prairie,
coastal scrub, coastal bluff scrub, and coniferous forest dominated by native trees and non-
native herbaceous plant species. Parcels in the vicinity contain similar habitat types or are more
densely developed, and contain single family residential homes similar to that proposed within
the Study Area. Development will be placed in the most feasible and most disturbed portion of-
the Study Area, where exotic species are dominant. The native-plant-dominated portions will be
protected and will help to support self-sustaining populations of the special status plants in the
Study Area. Construction of a house on a 0.08-acre footprint on the 0.72-acre subject parcel
with implementation of the mitigation measures described in Section 9.0 is therefore not
expected to result in any significant impacts to Environmentally Sensitive Habitat Areas.
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Appendix A - Representative Photographs

Above: Typical coastal scrub in the Study Area,
dominated by Pacific reedgrass, with continued
expansion of invasive iceplant. (03/13/07)

Below: Conservation Area in southern half of parcel.
(05/22/08)
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Above and middle: Looking north at the approximate
proposed residence footprint (white poles are for a
previous larger proposal, new footprint is smaller and
farther south). (03/13/07) Two coastal bluff morning glory
are located at the edge of the shrubby wind-pruned trees.
Below left and right: Coastal bluff morning glory (CNPS
List 1B) exhibiting diagnostic leaf shape. (05/22/08)
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Appendix B. Plant species observed by WRA, inc at the Wernette property (Study Area)
during surveys conducted on May 22, May 28, and July 5, 2008.

SCIENTIFIC NAME COMMON NAME FAMILY i f::;‘;fvgz:;ys;"
Achillea millefolium yarrow Asteraceae

Agrostis aff. capillaris colonial bentgrass Poaceae X

Aira caryophyllea silvery hairgrass Poaceae X

Aira praecox yellow hairgrass Poaceae X

Anagallis arvensis scarlet pimpernel Primulaceae X

Anaphalis margaritacea pearly everlasting Asteraceae

Angelica hendersonii coast angelica Apiaceae

Anthoxanthum odoratum sweet vernal grass Poaceae X moderate invasive
Arctotheca calendula cape weed Asteraceae X moderate invasive
Avena barbata slender wild oats Poaceae X moderate invasive
Baccharis pilularis coyote brush Asteraceae

Briza maxima rattlesnake grass Poaceae X limited invasive
Bromus carinatus California brome Poaceae

Bromus diandrus ripgut brome Poaceae X moderate invasive
Calamagrostis nutkaensis Pacific reedgrass Poaceae

Calystegia purpurata ssp. western morning glory | Convolvulaceae

purpurata

g:gcs:,aagia purpurata ssp. ;?Oars;ltal bluff morning Convolvulaceae CNPS List 1B
Carduus pycnocephalus Italian thistie Asteraceae X moderate invasive
Carex pachystachya thick headed sedge Cyperaceae

Carpobrotus edulis ice plant Aizoaceae X high invasive
Castilleja wightii Wight's paintbrush Scrophulariaceae

Ceanothus foliosus var. foliosus | wavyleaf ceanothus Rhamnaceae

glzfigzgrsus gloriosus var. cP::;toltRheuyses Rhamnaceae CNPS List 4
Cirsium vulgare bull thistle Asteraceae X moderate invasive
Cistus sp. rockrose Cistaceae X

Cortaderia jubata pampas grass Poaceae X high invasive
Cotoneaster sp. cotoneaster Rosaceae b'e moderate invasive
Cupressus macrocarpa Monterey cypress Cupressaceae X limited invasive
Cynodon dactylon bermuda grass Poaceae X moderate invasive
Dactylis glomerata orchard grass Poaceae X limited invasive
Danthonia californica var. California oatgrass Poaceae

americana
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SCIENTIFIC NAME COMMON NAME | FAMILY v B e A
Danthonia pilosa hairy oatgrass Poaceae X

Delphinium hesperium ssp. western larkspur Ranunculaceae

hesperium

Deschampsia cespitosa ssp. coastal tufted Poaceae

holciformis hairgrass

Dudleya farinosa bluff lettuce Crassulaceae

Equisetum telmateia ssp. braunii | giant horsetail Equisetaceae

Elymus glaucus ssp. glaucus blue wild rye Poaceae

Erechtites glomerata New Zealand fireweed | Asteraceae X moderate invasive
Erigeron glaucus seaside daisy Asteraceae

Eriophyllum staechadifolium lizard tail Asteraceae

Eschscholzia californica California poppy Papaveraceae

Euphorbia lathyris compass plant Euphorbiaceae X

Fragaria chiloensis beach strawberry Rosaceae

Ga/iurh aparine common bedstraw Rubiaceae

Galium californicum ssp. California bedstraw Rubiaceae

californicum

Gaultheria shallon saial Ericaceae

Genista monspessulana French broom Fabaceae X high invasive
Geranium dissectum cut ieaved geranium Geraniaceae X moderate invasive
Gnaphalium purpureum purple cudweed Asteraceae

Heracleum lanatum cow parsnip Apiaceae

Heterotheca sessiliflora ssp. golden aster Asteraceae

bolanderi

Holcus lanatus velvet grass Poaceae X moderate invasive
Hypochaeris radicata rough cat’'s ear Asteraceae X moderate invasive
Iris douglasiana Douglas!’ iris Iridaceae

Juncus balticus Baltic rush Juncaceae

Juncus bolanderi Bolander’s rush Juncaceae

Juncus bufonius toad rush Juncaceae

Juncus effusus var. brunneus bog rush Juncaceae

Juncus patens spreading rush Juncaceae

Kniphofia uvaria redhot poker Liliaceae X

Lathyrus vestitus var. vestitus wild sweetpea Fabaceae

Leucanthemum vulgare oxeye daisy Asteraceae X moderate invasive
Ligusticum apiifolium celery leaved lovage Apiaceae

Linum bienne flax Linaceae X
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SCIENTIFIC NAME COMMON NAME | FAMILY ot | e "
Lotus angustissimus slender lotus Fabaceae X
Lotus corniculatus bird’s foot trefoil Fabaceae X
Lotus micranthus small flowered lotus Fabaceae
Lupinus albifrons var. albifrons silver lupine Fabaceae
Luzula comosa common wood rush Juncaceae
Myrica californica Pacific wax myrtie Myricaceae
Pinus aff. radiata Monterey pine? Pinaceae X limited invasive
Plantago lanceolata English plantain Plantaginaceae X limited invasive
Plantago subnuda naked plantain Plantaginaceae
Poa annua annual bluegrass Poaceae X
Polygala californica California milkwort Polygalaceae
Polystichum munitum western sword fern Dryopteridaceae
Prunella vulgaris var. lanceolata | mountain selfheal Lamiaceae
Pseudotsuga menziesii var. Douglas-fir Pinaceae
menziesii
Pteridium aquilinum var. bracken fern Dennstaedtiaceae
pubescens
Raphanus sativus wild radish Brassicaceae X limited invasive
Rhamnus californica ssp. California coffeeberry | Rhamnaceae
californica
Rosa nutkana var. nutkana Nootka rose Rosaceae
| Rubus discolor Himalayan blackberry | Rosaceae X high invasive
Rubus ursinus California blackberry Rosaceae
Rumex crispus curly dock Polygonaceae X limited invasive
Sanicula crassicaulis Pacific sanicle Apiaceae
Sisyrinchium bellum blue-eyed grass Iridaceae
Stachys ajugoides var. rigida hedge nettle Lamiaceae
Stellaria media common chickweed Caryophyilaceae X
Trifolium worm skioldii coast clover Fabaceae
Tropaeolum majus nasturtium Tropaeolaceae X
Umbellularia californica California bay Lauraceae
Vaccinium ovatum California huckleberry | Ericaceae
Vicia villosa ssp. villosa hairy vetch Fabaceae X
Viola adunca western dog violet Violaceae
Vulpia sp. fescue Poaceae x?

B-3







‘sheains g0z Buunp
paAi®sqo JON "Baly ApN)S ay; uj

‘sajoads SIy) JO S92UBIINI20
UMOUY UBY} UOIBAS|S JOMOY] Je
s| ealy ApniS pue ‘juasald jejqey

‘Bny-Aep swoo|g "w GEE-08
‘suibiew ysiew ‘sdwems jo
seale Jalp ‘sdaas pue smopesu
‘ouield [B)SBOO ‘}S810) SN0JBJIU0D

abpas ejuioyjen

1elqey @|qeyns oN ‘leyusjod oN puejom a|qens oN "a|qejnsun 8u00-pasojo ‘suay pue sbog Zish eojUJOjijeD X8Je)
‘JoQ-aunp swoojg
‘Juesaid ‘W GOp-| 'oISaW/)Sal0) SN0ISJIU0D
Jeuqgey puejiam a|qelns oN  }Se0D YWON ‘(19jemysaly) sdwems
‘sAanins g00z Buunp jue|da9) aAISBAUl AQ pajeUIWOpP  pue saysiew ‘sdsas pue smopesw jleqasey dwems
paAlasqo JON "ealy Apnis ay) ul S| pue uojjeinp LOYs 10§ }oM AJuo ‘auield |e)}seoD ‘}Sal10f SNOJSJIU0D eoluIojifed
jeliqey ajgeuns opN ‘jenpuajod oN S| 9)ISUO BaIB JiSa "I|qejinsun auo0o-paso|o ‘suaj pue sbog gl is17 e/nuedwe)
‘llem se paddew asam gjesndind Ai0|6-6ujuiow
‘dss ypm spugAy |eyjuajod [elaAss ‘sajoads 4n|q |eyseod
‘Aenins 800z Aep ayy Buunp Iy} Joj Jejiqey pejuswnoop ‘jdeag-Aepy swooig "w goL-01 pjooixes
VHM Aq palepdn suoneoao| 400z 0} Jejjwys s| ealy Apnis ‘152104 SNOJBJIUOD }SBOD YHON ‘dss ejesndind
ul YYM Ag payijuapl ‘jussaid ay} ul qnios |Byseo) ‘a|qelins ' ‘Qnuos |B}SBOD ‘Saunp |BJSBOD gl 1SIT eibejshien
ydeg-judy swoo|g "w
008-081 "sjoadse yinos ‘sapispeol yajaa-jjiw
'sAanins g0z Buunp ‘Juasaud jou jejiqey pajsaloy sowl}owWos ‘seale paginisip Ajuno9 IploquinH
peAIasqo JON "Baly Apnig ay) ui a|qelns ‘suoneaa|a Jaybiy ‘sBuluadoyisalo) snosajuod Jse0d g1 Isi snpisiube
jelqgey ajqeyns oN ‘|epuejod oN }e sin220 sajoads a|qeynsun YUON '1seJ0j pueldn pajes|peolg 'J8 snjebensy
‘Ainp-Aey
‘sAaains g0z Buunp paAlasqo swoo|g ‘W G 1-G "uoneyaban
JOU SEM $9109dS '19A8MOH "sa|lw asleds yym jlos Jood-juauinu
G UIY}M POpI0Ial SBM 82Ud1INI220 ‘sajoads syy) Joddns Ul UBYO SHD0J 0} 3SO|0 {I0S sselb
ue pue jejiqey ajqejns sulejuod  pjno2 a)isuo sbuiuado Asselb pue Ajleneib so Apueg -auield |e}se0D Jueq s,ejepse|g
ealy Apnis ayl ‘Jenusjod ybiy qnJos ‘syn|q |BISEOY "9|qeIINS - 'Saunp |BISBOD ‘qnuos Jn|q [ejseo) gl IS 18/epserq snsosby
‘skaains 800z Buunp 190-9un swoojg "w BUaqJaA-pues yuid
pPaAiIasqo JON "ealy ApniS ay) ul ‘sjejqey aunp pues Bujlys  Z1-0 "19A00 asieds yim saunpiajuy BJOJjIABIq "dSS
jeluqey ajge}ns oN ‘jenpuadjod oN sjoe| ealy ApniS "@jqeynsun PuUE S8uUNpaloj 'saunp [e}se0D gl isi] ejejjoqun gluoIqy
S1INS3d AIAYUNS Y3dVv AANLS
aNV xNOILVNTVYAT S3ID3dS 40 ALNIGVLINS 1LV1I8VH SINIFNIFYINDIY LVLIGVH ,SNLVIS §$3103dS

‘sg|buelpenb ,5'/ SOSN UOHBIUBI4 PUB ‘JUl0d SHEMS)S 'abpiy aunnboy ‘Jeay slapuneg ‘abpiy 1uaz ‘||tH e¥24n3 ‘Busly Juj04 ‘)}@81) ssed o|le|y
‘ejejens ay) jo (800Z sunr) sayoless Aiojusauj 21u01}a8i3 (SAND) A19190G jue|d aAllEN eluloged pue (8AAND) aseqejeq AjsiaAlq |einjeN
eluIojED By} WoJ) pajidwoo isi “(ealy Apnis) Auadold anausapy eyl je saoads jueid sniejs |eloads JO 90Ua1IND00 Joy [BRUBIOH D xjpuaddy




¢0

‘sRaains g0z Buunp
paAlasqo JoN “ealy Apnis 8y} u|
1eugey a|qeyns oN ‘[ejusjod oN

'sAamins gooz Buunp
paAasqo JON "ealy Apnis ay} ul
leliqey siqeyns oN ‘|eljuajod oN

'ssajayjauou

SYHS3 se pajpajord aq |iim
suojjed0| asayj Inq ‘payiuspisiw
uaaq aaey Aew S/suauIsopuaw
‘D JO SUOIIBAIBSJO SNOIAB.d
‘ajqissadoeu; Ajabie) ale sjejgey
JNiq 8y} Ing ‘800Z Ul paAIaSqO sem
mybim -9 Ao "jenuajod ybiy

‘skanuns goog Buunp
paalasqo JoN "ealy Apnis ay) uj
eliqey s|qeyns oN ‘lejuajod oN

‘sAaains gpog Buunp
paAlasqo JON "ealy ApniS ayj ul
1ejqey ajqeyns oN ‘feppusjed oN

‘skeAins gooz Buunp
peAIesqo JON ‘Ealy ApniS ayj ul
1eyqey a|qeyins oN ‘jeljuajod oN

juasaid jJou jeliqey
pelsalo) siqeyng ‘ajqejinsun

‘ealy

Apnig 8y} jo AJuIdiA sje|pawwl
uj paasasqo Ajunwwod

1salo} AwbBAd ou !saloads

siy} woddns pjnom jey} juasasd
s|los Aej0 asuap oN ‘sjqejnsun

‘sa109ds siy} 10} JejiqeY 9|qelNS
apiaoid aujeid |e)SBOD pUE

qnios [B}Se09 yum easy Apnis ay
ul sadojs pue sdoj ynig ‘siqejing

‘sapoads

puepam ayebiqo siy) yoddns
0} AJUIoIA Ul Juasald jejiqey
yslew jjes ON "ajqejnsun

‘punoy s| sajoads

SIY} alaym jejiqey puejiom

ay) uey Jaup pue ‘Juejdaol

Aq papeAul ‘pajejabana Ajlesusp
ale ealy Apnig ay) jo suonod
oIsaw Jaj)je|d ‘9|qensun

‘saj0ads

puejjam ayebiqo siyy woddns
0} juasald ysiew |euoseas
10 jeluuailad oN "sjqejinsun

190-aunp
swoo|g "W Q0L L-0¢g disaw
‘£3901/15210} SNOJ3JIUOD }SBOS
YHON ‘pPUB|POOM BUEBJUOWSID
‘}saloy puejdn pajes|peolg

"w

009-0¢ "Ajunwwo9 }sa10} ssaidAo

AwbBAd ujg jjos xa0oeig axi-jozpod
U0 ‘159404 SNOJBHUOI BUOI-PASO|)

‘Bny-judy swooig "w

091-0 "SI0 JO s)njq BaS UO U3l
*qnJos Jeyseos ‘auield [ejseoo
‘saunp |B}sSe09 ‘}Sa10j SNOJBJIU0D
9U09-pas0O|9 ‘qNI3S Ynig |BISB0)

‘Bny-ludy swoo|g ‘w g-0 "‘eawner
‘ejusoojies ‘syyonsig ‘euipeds
Yyum ysieuw jjes {e}seod uj ‘(jes
|ejseo0d) sdwems pue saysiepy

. “Ainp
SaWilaWos ‘eunp swoolg ‘W QgZ-¢
'S8)is o1saW ‘(}jes |e)seod) sdwems
pue saysiew 'sdeas pue smopesuw

‘qnios |eyseod ‘auield |ejseoy

‘Bny-Aep
swoolg "W Q-0 ‘(1a1emysal)
10 yspoelq) sdwems pue saysiep

€IS

g1 1s7

gl 1s

gl 1sin

al1sn

2 st

Asiep episweal)s
39j0iq uosebuz

ssa1dAa AwbAd
eaewbid

‘dss gugiuanoh
snssaidno

ysnuqyuied

JSBOD OUJ20pUI
SisusuloopuaW
elejiisen

J3A0|0-S,|MO
Aeg jploquinH
sisusnproquny ~dss
enbique elgjnsen

abpas Buiajeosp
siwJojiuyies xalen

abpes s,8Aqbuk
1aAqbuh) xeien

S11NS3AY AIAUNS
ANV .«NOILLVNTVAZ §3103dS

vayv Adnls
40 ALINAVLINS LV1igvH

SLNIW3YIND3Y LViIaVH

+SN1LV1S

§3103dS




'shamnins

g00¢ Buunp pamasqo joN ‘abues
s}l jo abpa ulayuou ay} Jeau

s| ealy Apn}S pue pue|ul Jayue;
$1n220 AjjeaidA) sajoads siy) Ing
ajqe)ns aq Aew jejiqey "Aldylun

‘skanns gooz Buunp
PaAIasqo JON "ealy APNIS 9y} u|
lejiqey ajgeyns oN ‘jenjusjod oN

‘sAamnins gooz Buunp
panIasqo JoN ‘ealsy Apnis ayj ul
leyqey ajgeyns o ‘jejjuajod oN

'sAaAIns

800¢Z Buunp paaiasqo joN ‘Ajudia
ay) ul papiodal ale sajualindao
umouy ou ybnoyje yuasaid jejqey
a|qelns ‘jelyuajod ajesapo

‘'shkanins

8002 Buunp paatasqo JoN “ApuidlA
9y} Ul papJ02al aIB SIIUILNII0
umouwy ou ybnoyyje yuasaid jenqgey
a|qeyns ‘jeijuajod ajesapoN

‘shanins gooz

Buunp paaJasqo jou sem pue alel
A19A si sa10ads Jnq juasaid jeliqey
ajqelns ‘|eppuajod ajesapoy

‘skanuns gooz Buunp pamnasqo
jou sem sal0ads Sy} ‘JaAaIMOH
*AJIUIDIA @y} ul papsodal ale
$30U3LINIJ0 |BIBASS pue Juasald
yeyqey siqepnsg ‘jeipuajod ybiy

‘sa|oads siy} yoddns
pjno2 ajysuo sbujuado Asseib
pue qnios |e}seo?) "a|qelns

‘s9|0ads puepam ajebiqo
siy) yoddns o0} juasaud jejiqey
puejom a|gelns oN ‘ajqejynsuqn

‘sjejiqey aunp pues Bumys
s)oe| easy Apnis ‘sjqejnsupn

‘soloads siy) yoddns
Aew easy Apnjs ayj ul sadojs
#Niq [eseod Axooy ‘a|qeyng

‘sajoads siyj yoddns
pjnoo sysuo sbuiuado Asselb pue
qnias ‘syniq [e}seoy ‘a|qelns

‘saioads siy} voddns
pino2 aysuo sbujuado Asselb pue
qnuds ‘syniq jejseo) ‘sjqeyns

‘sa|oads siy) oddns
pinoo a)isuo sbujuado Asseib pue
qruds 'syniq jeiseo) ‘ejqeuns

PO-judy swoolg "W G6y-6Z
"SapISpeos SaWaWos ‘puejsseld
[flyyo04 pue Aaj|BA ‘qnIos |e}SeOD

‘Bny-unp swoo|g "w 0861-G1
*SulBjUNOW 3y} Ul SUOIIBAS|D J9MO]
pue sAsj|eA ut spuod pue ‘suibiew

9)e| pue syuequweans ‘sayoyp
‘smopeaw jam ‘sudj pue sbog

‘W QZ-Z 'saunp ejseo)

‘Anp-Kepy
swoojg ‘w GG-G| "(sdosono
Ajo01) gnios yn|q |ejseod

‘Bny-{udy swoolg

‘W 698-g ‘pue|sselb (yjoo pue
Aajjen 'auiead |eyseod ‘(sbujuado)
|esiedeyo ‘qnias Hniq |ejseon

‘AeN-yoJe N swoolg

‘W 0L9-S) ‘sesaw ‘sadojs Asselb
‘pue|sseub |iyjooj pue AsjeA
‘aulesd |e)seod ‘qnios yniq [eiseo)

“Ainp-Aey swoo|g
‘W 0G-G "sals Assedb uj Ajjensn
‘auead jejseoo ‘qnios Jnjg [ejseon

£ 18

2is

gl st

g1 isi

gl s

a1 s
‘3s

gl 1st1

juejdie; pjayfley
ejeydeooane ‘dss
B}sabuoo ejuoziwaH

sselb
BUUBW uBOUBWY
sipuesb eL18oAl9

el um>mu_._ ep
ejeljojejliw eiflo

eiib pepeay-Ajjoom
esouawo}
‘dss gjeypdes eiio

el oyloed
eoyroed
‘dss ejejdeo eyo

Aselniy souapoy
1{oLIBPOL el

Asiep a)ddns
xajddns uosabuzg

S11NS3Y¥ AJAUNS
ANV .«NOILVNTVAZI §3103dS

vadv AdNls
40 AlLITigvlins 1vl1iigvH

SINIWIYINDIY 1vilgvH

«SN1VI1S

$3103dsS




‘sAaAins snojaaud
10 800z Suunp esaly Apnig
ay} U] paAlasqo udaq aAey "dds

‘ealy Apnig ay) ujjuasaid
sjejiqey pue|ssesb (1yjooyhajeA
10 pue|poom oN ‘juetdad) sAISBAUL
Aq pajeuiuiop si pue uopelabaa o

‘aunp-yosepw

swoo|g "W Q/p-0 ‘Seale
Asseub uado ul ‘suoissaidap mo)
‘sajems ‘sjoad [eusaa ‘puejsselb

spiayp|ob

eluay}se] oN "easy Apnmig ay) ul solysuaoeIBYyI [00d [BUIAA S)OB| 1U100} pue Aajjea ‘(aulexie) g isi] B]SOD BJIUOD
jelqey ajqejns oN ‘{eyyuajod oN 9)IsUO BaJB DS\ “BjqelInsun sede|d ‘pue|poom auejuows|) ‘34 suabnfuoo eiusyjse
‘sAaans snoiaald 10 8002
Buunp easy Apn}S ay) ui paalasqo
usaq dABY BIUdYSET OU INg "AON-"uep spjaypiob [eluualad
1ejiqey Jn|q Jejwis uj AJUiiA ayl ‘sa10ads sy} yoddns pnos qnios swoo|g "w 0Z§-§ "qnIos {Bjseod eyjuesoew ~dss
Ul papJogal saouUBNNJVQ "AIBJIUN  JN|g PUE NS [BJSBOD '8|qBIINS  ‘SOUNp [BISBOD ‘qMUOS YN|q |BISBOD  .g| ISI7  BOJUIOJIED BiuayiseT
‘sAanins snoiaald 10 gooz Buunp ‘ealy Apnig ay} uj paqinysip
ealy Apnis ay) ul pamiasqo uaeaq pue jewiulw ale sbujuado Asselb 190-ludy
aAeY eluayjse7 ON 'plo sieadh O ‘sadojsijiy Asseib uo pasnaso swoo|g ‘W 0ZS-09 "sdwems
}se9| je aie jsow ybnoyye ‘Ajuno) Ajjeauolsiy saloads jnq ‘Juasaid pue saysiew ‘sdaas pue smopesw spjaup|ob sJaxeg
OUIO0OPUSA Ul auield |ejseod * Je)igeY gnids [e}seod s|qenns ‘qnuos |eyseod '(sbujuado) lueyeq ‘dss
Ul S22U31IN220 |BIBADS “K|oyijun awog ‘(jeuibiew) ajqeling 1S@10) SNOJBJIU0D BU0I-PASO}) gl ISI7T  BOILIORD BluBYyiSET]
"sa10ads Siy} JO $39UBIINJI0
UMOUY UBY) UOIIBAS|D JOMO] ‘Ainp-Ae swoojg ‘W 00S-0S
‘sAanins g0z Buunp je si ealy Apnis pue ‘yuasasd  -Apues ‘sBujuado o1saw puejssels
pamesqo JoN "ealy Apnmis ayj u $)10S APUES JO Sa)IUNWWo9 l1yloo} pue Aajjea ‘|esedeys elj@yIoy paqoj-uiy;
jenqey ajgeyns oN ‘|eiuajod oN juejd ajqeyns oN ‘ajqejnsun ‘i1sal0) puejdn pajesjpeoig gl isi] eqojinue} eila)JoH
*sAaAins gooz Buunp paalesqo JoN
‘ealy Apnis ay) Jeau | AemybiH
Buoje pajuawnaop adualINd20 ‘shejo
gaaNo -Jojoey Buniwy e eq Aew Aweog| pue sweo| Jo Js|su0d sjlos  “jdeg-Aep swoo|g "W QGE-G 'qnJas
adA} j1os 1nq ‘saloads siy} yoddns Ing qnios Jniq |eyseod spyoddns |eiseo0d 4o ‘ayjeld |B)seOD ‘aunp el|aX)Joy sakay Juiod
Aew syn|g ‘jeijuajod ajesopo ealy Apnis ‘(jeuibiew) a|qejing |[E}JSBOD Ul saunp pue siey Apues g} Isi] SISusuIB W BI|9)IOH
‘sAaains gooz buunp paalasqo ‘sAejo XBA3 paAeaj-Uoys
JON "Jojoej Buijiwy e aq Aew Aweo| pue sweo| Jo }SISU0D S|I0S ‘auUnf-Ydley swoolg ‘W GLZ-0 eljojA8lq
adAj 1os 1nq 'saioads siy) poddns Ing qnJos Jnjq |eiseod spoddns *Saunp |e)seo0d pue qnioas yniq “IBA eJOYISIEdS
Aew syn|g ‘jejuajod sjesdpo ealy Apn)S :(jeuibiew) ajqeiing |elseo09 ut sief} pue syniq Apuesg Z s xenolsedsoH
SLINS3Y AJANNS V3Yv AANLS
ANV «NOILVNTIVAT S3103dS 40 ALITIGVLINS LVLIGVH SINFWIYINDIY LVLIEVH SNLlVLS $3123dSs




§-0

‘skanins gooz Buunp
paAlesqo JON "eaiy Aphjg ay) ut
lelqey ajqeyns oN ‘jeljusjod oN

‘sAanins goog Buunp pamnasqo
JON 'AJUno2 a3y} uj pepiooal
92U81iNJ90 auo Ajuo nq Juasaid
1ejiqey a|geins |ejuajod "Ajayyun

*sAamuns gooz Buunp
paaIasqo JON "ealy Apnig ay; ul
lejigey @|qeyns oN ‘jejjuajod oN

'sAamins gooz Buunp pamtasqo jou
SEM $8199ds SIY] U8AaMOH "ABUIDIA
8y} Ul P9JEI0] SOIUBIINII0 |BIBASS
pue juasaud jejqey ajgeyns
A|a1eiapoy "jenjuajod ajesapoy

‘skaains 8002 Buunp paniasqo
JON "AJuno) BWOUOS JO YUOU
1N290 0} UMOUY Jou s} saloads
siy; ybnouyyle ‘teyqey s|qepns

apiaoid Aew sadojs ynig "Ajexiun

*skanuns gooz Sunnp

paaIasqo JoN ‘saloads aAjseAu] Aq
pajeulwop pue Aup Ajaane|al si ji
se jejigey jeulbiew s| auleid;qnios
|EISEOD Ul BAJR JI1SA "Al9jHun

‘sa|oads puepem

ajebilgo siy) yoddns pjnom ey
Juasaud jejgey yssew |euoseas
Jo jejuualad oN ‘sjqeinsun

‘saoads siy)
yoddns pinoo sbuluado Assesb
pue qnias |ejseo) ‘e|qeunsg

"juasaid jou jeyqey pajsalo}
a|geuns 'suoneaa|a Jaybiy
je s1n220 saloadg "a|qeynsun

‘(Jue|daai Ajueujwopaid)
saAiseAul Aq pajeujwop

-ale sd8l0ads ay) 10} SUOIPUOD
alqenns jsow yyum sease

aisaw ay) ybnouyye 'saloads siy)
Woddns pinoo sbujuado Asselb
pue qnias |ejseo” ‘ajqeynsg

‘ealy Apmg oy ul juasaud jeyqey

qnias }niq |ejseo) ‘s|qelng

'sa10ads

puejjam ajebiqo sy} 1o} Juasasd
jejiqey puejpam ajqelns oN
"jue|daal aAlseAu; Aq vmum:_Eou
S| puB UONEBIND WOYS 0} }am AJuo
S| 8}iSUO Bale 2iS8Y\ ‘ajqeynsu(

‘jdeg-judy swoo|g ‘w G/-¢ 1seod

8y} Jeau saysiew Jajemysal4

“AInp sawnawos ‘aunp-judy
swoo|g "w goge-S ‘pue|ssesb
11iyj00) pue AajjeA ‘qruas
|eISEO0I ‘pUB|POOM SUEBJLUOWS|D
'}$910) SN0J3JILUOI 3UOI-PaSO|)

‘Bny-aunp swoo|g "w oy9L-G¥

‘sapispeol pue ‘Aloysiapun ‘sabpe

‘sBujuado }sa10} u| sa)Is alsaw
UBd0 /1S810) SN0JBJUOT }SBO)
YUON ‘sdwems pue saysiew
‘}$910) SNOJJJIUOI JUBIUOW JBMOT]

‘Bny-Aep

swoolg "W G/p-G 'sayoup
apispeos uayo f1saJ0} SNOIBHUOD
1Se0D YUON ‘(J9lemysaly)
sdwems pue saysiew

‘qnJios |ejseod ‘auleld jeyseod
‘}$@J0} SN0J9}IU0I BUOI-PaSOD
‘Isaio} puejdn pajeajpeosg

Ainp-judy swoolg
‘W 001-0 "qnios }n(q |eyseod

‘Bny-yosep

Swoo|g "W g0 )-| "oIsaw /}selo}
S$N0J3JIU0I }1se0D YUON ‘sdwems
pue saysiew ‘}Sa10} SNOIBHUOD
aUBJUOW JaMO] ‘QNIJS |E}SBOD
‘autesd |eyseoo ‘'sua) pue sbog

gl 1si7

gl isi

2 isn

g1 1sn

g1 18

21isn

woojquayaeyo
sakay Jui0g
ejewoziys ‘dss
es004/e0 B3ojepIS

$1J9S0JOW yslew
esopnjed s|1as0Iolp

auld-6ujuuns
wmeneo
wnipodoaf7

Ay 1seoa
wnwnpuew wnijy

uoydisojdaj asol
snaoesos
uoydisojday

ead ysiew
siysnjed snifyjeq

S1Ins3y A3AUNS
ANV ..NOILVNIVAZ S3103dS

v3IHv AdNLS
40 ALITgvlins LvliigavH

SINIWIAINDIY LVLIGVH

«SNLVLS

$3103ds




‘Ajlu@oal a)is ay} uo (spodal Jayjo ‘GAAND ‘@'l) papiodal Usaq sey Jo ajis dl} uo paAlasqo s| salpadg ‘juasald
*a)ls ay} uo punoy Buiag jo Ajiqeqoud ybiy e sey saloads ay) "g|qeyns Ajybiy si
ayis ay) 0} juadelpe 1o Uo je}IqRY By} JO JSOW JOo/puUE Jussald ale sjuawalinbal seoeds ay) Bupesw sjusuodwos jejiqey ay) jo ||y ‘jeRUS}Og YbIy
*a)Is ay} uo punoy Butaq jo A)jiqeqoid ajeiepow e sey sa10ads 9yl ‘s|gejnsun sj 8)is ay) o) Juacelpe
10 uo jejiqey ay) Jo awos Ajuo Jo/pue ‘juasaid aie sjuswalinbal sapads ay) Bupesw sjusuodwoo jeyqey 8y} J0 dWOS |ERUIO SIEBIBPON
*@)Is @y} Uo punoj aq o} Ajeyl) Jou S| sa1eds ayy -Ayjenb sood Aiea jo 10O siqeyNsun s
a)is ay} 0} Juadelpe pue uo jejqey jo Ajuolew ay} Jo/pue ‘Juasald aie sjuswalinbai sedads ay) Bunysew sjusuodw oo jeliqey ayy yo ma4 “Alqiun
‘(swibas souequnysip ‘Auo)siy a)is ‘AJunwwoo
jue|d ‘ABojospAy 'uojeas|s ‘ejeiisqns ‘JaA09) sjuawalinbal sajoads ay) o) s|qelnsun AJea|d S| 8)Is ay) 0} Jusdelpe pue uo jejiqeH ‘[ejualod ON

(1s1) M8IABI B) UOIJBWIOIUI 8IOUW SPBaU SJND Y21ym Jnoge sjueld € 17 SAND
aJayMmas|a UOWWOD 3I0W nq ‘BlUI0)[BD Ul pasabuepusa Jo ‘pausiealy) ‘aiel sjueld :Z IS SAND
alaymas|a pue ejuioy|ed Uy pasabuepua Jo pausiealy) ‘alel sjueld 'g} 117 SAND

:sbuijes uonenjeas sajoedsg ,,

€ 1sin

Z s

g1 s

pelabuepu3 sjejg 3s
paiebuepu3 |ejapay 34

:sapod snjels o) Loy,

‘skeAins gooz Buunp peatasqo
10N “1e}igey qnios |ejseod
ul Juaseid s9al} ma4 A3NIUN

‘shamins goog buunp
paalasqo JON "eely Apn}S ay} ul
1enqey ajqeuns oN ‘jeppusjod oN

‘sAaAlns

800¢ Guunp paaasqo JoN "AjUIOIA
pue ealy Apn}S ay} uj jewiulw

si jejiqey aujeid |eyseo) "Ajayjun

‘ealy Apn}s ay} ul Juasaid
Jou sjejqgey }saloj uado Ul punoy
Aj|e21dA) seioadg "ajqejinsuf

‘ealy Apnis

ay} uy sbujuado Asseib |jews

M3} B AJUo J0 SISISU09 Jejiqey
auieid |e}seoo pue juasaid jou
1eygeY pajsalo) isuoljeaajs Jeybiy
1B $1n22Q sal0adg ajqe)nsun

‘ealy Apnis
ay} uj sbuiuado Asseib jews
Mmaj} e AJUo Jo S}Sisuod jejqey

aujeid jeyseod ‘jussaid jeligey
}seJoj oN -(jeuibiew) sjqeyns

‘ejulojlied ul,0002-0

‘Aeq pue 1-6noQ ‘yse ‘syeo
‘ajdew jea| 6iq |oul sa@aJ) Jo Ajsuea
B UO ,8U0Z POOMpPal, Y} Ul SMOIO)

J00O-udy swoo|g ‘w

019-501 “suibiew ‘Ajaaeib ‘auieid
|BISBOD ‘PUBIPOOM BUBIUOWSID
‘}saloj puejdn pajeajpeoig

‘aunp-Aep
swoo|g "W §g-g| "eueid
je}seo9 ‘ysalo} pue|dn pajes|peoig

uayoy pieaq-5uo

auou euwissibuoy eausn

JaA0|2 ZNIH BjUBS
wniofjsemyonq

gl 1si7 wnijojuiy

woo|qiaxsayo
pawuwals-aidind
easndind *dss

gL is BIOljIAR W B8OIEDIS

S171NS3y AIAYUNS
aNV ..NOILVYNTTIVA3 S3103dS

v3ayv Adnils
40 Allligviins 1viliavH

SINIWIVUINDIY LVIIGVH

*»SNALlVLS $3103dS$




APPENDIX D

RESOURCE PROTECTION PLAN

for the Proposed Wernette Project

in Gualala, California
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1.0 [INTRODUCTION

Development of a single-family residence at 38454 Robinson Reef Drive requires mitigation for
potential impacts to rare plants and communities found on the parcel. In coastal properties, the
Mendocino County Local Coastal Program (LCP) and the California Coastal Act (CCA) require
the establishment of buffer zones to protect rare plants and other unique environmental features
designated as Environmentally Sensitive Habitat Areas (ESHAs). Due to site limitations
including a small parcel size and required setbacks from adjacent properties and the coastal
bluff slopes, home construction will encroach on the 100-foot buffers around rare plants found in
this parcel. This Resource Protection Plan (Plan) was developed to guide the preservation and
restoration of the coastal plant community in all portions of the parcel not impacted by
development. The Plan is intended to mitigate for development less than 100 feet from the
ESHAs by controlling the invasive species that are currently encroaching upon the native
communities and ESHAs.

The 0.72-acre parcel (APN 145-161-27) is located west of Highway 1 in the southeastern corner
of Mendocino County. It is an undeveloped site on Robinson Point at the edge of coastal bluffs,
located west of Robinson Reef Drive. The parcel ranges from approximately sea level to 130
feet in elevation. The single-family home and associated structures and construction impacts
will be located in a contiguous area in the center of the parcel, adjacent to the eastern boundary
and existing easement (Figure A). The southern portion of the parcel will be designated as the
0.34-acre deed-restricted Conservation Area, as stipulated in the Biological Report of
Compliance for Mendocino Coastal Development Permit (WRA 2008).

The purpose of this Resource Protection Plan is to provide the background information,
resources, and guidance on preserving the rare plant ESHAs and native coastal scrub, coastal
bluff scrub, and coastal terrace prairie plant communities in the Conservation Area. This plan
also describes measures to conserve the two coastal bluff morning glory ESHAs in the northern
portion of the parcel. Fencing, restrictions on use, removal or management of threats such as
invasive plants, and some planting of native species will help to mitigate for impacts from
development of the parcel. The goal is to maintain a healthy native plant community that will be
relatively self-sustaining and more resilient to indirect impacts from neighboring land uses.

2.0 DEFINITIONS

In several locations throughout this. Plan, native and non-native plant species are mentioned.
The following definitions of these terms have been included to assist the property owner or
manager in determining the status of plant species on the property.

2.1 Native Plants

For the purposes of this Plan, “native plants” refers to species that are locally-native to the site.
Specifically, they are believed by the scientific community to have been present in coastal areas
of Mendocino or Sonoma counties prior to the settlement of Europeans. The Jepson Manual
(Hickman 1993) or online CalFlora Database (www.calflora.org) can be references for
determining if a plant is native or non-native. The monitoring biologist, local botanists, or the
Iogal chapter of the California Native Plant Society can help to determine if a plant found onsite
or in nurseries can be considered locally-native.
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2.2 Non-Native (Exotic) Plants

As described above, any plant species not considered native to local coastal habitats will be
defined as “non-native” (or “exotic”). Non-native plants may not pose any threat to the native
coastal scrub community, and can sometimes be appropriately used in formal landscaping or
vegetable gardening, with restrictions explained in Section 6.4. Certain non-native plants may
also be defined as invasive, as described below.

2.3 Invasive Plants

invasive plants are species that are undesirable, like weeds, but also displace native plants or
otherwise have negative impacts on native plant communities. Invasive plants are most often,
but not always, non-native species that are able to encroach upon and dominate or disrupt the
native habitat being restored or preserved. Native species can be considered invasive if they
grow aggressively on a site only because of human disturbance, such as nutrient pollution, and
they adversely affect the diversity or general functions of a native community.

The monitoring biologist and the property manager can refer to the California Invasive Plant
Inventory (Cal-IPC 2006; available online) or Invasive Plants of California’s Wildlands (Bossard
et al. 2000) to assist them in determining if a plant is an invasive species. Cal-IPC ranks
species as “High", “Moderate”, or “Limited” impact, and any species from these lists found on or
in the vicinity of the Conservation Area should be evaluated for potential threat to management

~ goals. Even species ranked as “Limited” impact for California as a whole can have severe

impacts in a particular county or property due to local history and site conditions.

3.0 EXISTING CONDITIONS
3.1 Hydrology and Soils

Precipitation, surface runoff, and groundwater flow all contribute to the hydrology of the site.
There are no streams, tributaries, or water bodies present. Runoff comes from adjacent areas
both on and off site to the north and east.

The Soil Survey of Mendocino County, Western Part (USDA 2005), shows two types of soils
mapped within the property: Dystropepts with 30 to 75 percent slopes and Bruhel-Shinglemill
complex with 2 to 15 percent slopes. Dystropepts are mapped in the western sloped portion of
the property, while the majority of construction and restoration activity will occur in the flatter
areas mapped as Bruhel-Shinglemill complex.

Dystropepts, 30 to 75 percent slopes, are on side slopes of marine terraces, derived from
sandstone or shale. Dystropepts are generally shallow or moderately deep and well-drained.
Surface runoff is rapid or very rapid, and the hazard of erosion is severe or very severe.

Bruhel-Shinglemill complex, 2 to 15 percent slopes is described as occurring on marine terraces
in areas dominated by Bishop pine (Pinus muricata) and annual and perennial grasses. Bruhel
loam is a deep soil that is well-drained and derived from sandstone. Shinglemill loam is
similarly deep but is poorly drained and formed in marine sediments.



3.2 Plants

The subject parcel supports a relatively undisturbed coastal scrub community, much of it on
steep slopes extending to the ocean. The parcel is dominated by low shrubs and herbaceous
perennials and also has scattered Monterey cypress (Cupressus macrocarpa) and Douglas fir
trees (Pseudotsuga menziesii var. menziesii). The Conservation Area also supports coastal
terrace prairie dominated by native perennial bunchgrasses. These communities are adapted to
exposed bluff conditions, which include rocky and poorly-developed soil, and constant winds
and salt spray. Growth can occur almost year-round in this moist environment, but the most
significant growth and flowering period occurs in late spring and early summer. The coastal
terrace prairie is protected from adverse impacts as an ESHA under the CCA and LCP.

The parcel also supports two special status plant species, most of which occur in the
Conservation Area. These species are described in more detail below, and are protected from
adverse impacts as ESHAs by the CCA and LCP. Special status species have been formally
listed, are proposed as endangered or threatened, or are candidates for such listing under the
federal Endangered Species Act (ESA) or California Endangered Species Act (CESA). Plants
on the California Native Plant Society (CNPS) Lists 1 or 2 are also considered special status
plant species. CNPS also maintains List 3 to catalogue species for which more information is
needed, and List 4 for species with limited distribution that may be locally rare or significant.
List 3 and 4 species are not protected as ESHAs, but should nevertheless be targets for
conservation in the management of the Conservation Area.

Attachment A provides a list of species observed on the parcel. Many other coastal bluff scrub
and prairie species may be suitable for planting on the property if local nursery stock is
available. '

3.2.1 _ Coastal Bluff Morning Glory (Calystegia purpurata ssp. saxicola)

Coastal bluff morning glory, a CNPS List 1B plant, is a small trailing or climbing perennial with
white or purple-tinged, bell-shaped flowers. Its stem and leaves die back each year after
producing seed. This subspecies occurs in rocky coastal scrub, coastal dune, and North Coast
coniferous forest habitats within Mendocino, Marin, and Sonoma counties. The flowers are
typically in bloom between May and September. Western morning glory (Calystegia purpurata
Ssp. purpurata) is a more common subspecies also found on the site and in the vicinity, Hybrids
may also be present, as there are several plants with identifying characteristics of both
subspecies. Potential hybrids are shown on supporting figures as the rare subspecies, and
these shall be protected as ESHAs unless further information is obtained confirming their
identification as hybrids or common specimens.

Thirteen coastal bluff morning glory individuals have been mapped in the parcel, primarily in the
Conservation Area, a minimum of 50 feet from the proposed development area. Two are
located in the northern portion, outside of the Conservation Area and approximately 20 feet from
the proposed residence foundation, due to site constraints. These two individual plants were
found climbing dense, taller coastal scrub vegetation which will be fenced off from the
residential area.

3.2.2 __Mendocino Coast Indian Paintbrush (Castilleja mendocinensis)

This CNP$ List 1B perennial is hemiparasitic (acquires some nutrients from the roots of other
plants), with orange-red to red bracts (leaf-like structures that are more noticeable than the
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flowers), yellow flowers, and wide, fleshy non-glandular leaves. The brightest coloration and
flowers are generally seen from April to August. Mendocino coast Indian paintbrush occurs in
coastal bluff scrub, closed-cone coniferous forest, coastal dunes, coastal prairie, and coastal
scrub habitats in Mendocino County, and has been recorded as occurring in Gualala.

Four Mendocino coast Indian paintbrush individuals were observed in 2004 along the bluff face
in the southwestern portion of the Conservation Area, a minimum of 75 feet from the proposed
development area. These locations and all accessible portions of the parcel were examined for
this species in 2008, but only the common species (Castilleja wightii) appeared to be present.
As these plants are located on steep bluff slopes, they are difficult to access for precise
identification. Therefore, all mapped locations from 2004 are assumed extant and are
considered ESHAs with the applicable protective buffers incorporated into site plans for the
proposed project. The Conservation Area may provide suitable habitat for planting of the rare
species if available from local nurseries or other sources.

3.2.3  Point Reyes Ceanothus (Ceanothus gloriosus var. gloriosus)

Point Reyes ceanothus is a CNPS List 4 evergreen shrub that grows low to the ground in mats,
with deep blue to violet flowers and dark-green holiy-like leaves. It occurs in closed-cone
coniferous forest, coastal bluff scrub, coastal dunes, and coastal scrub habitats in Mendocino,
Marin, and Sonoma counties.

Approximately fifty Point Reyes ceanothus individuals are scattered throughout the flat portions
of the parcel with the majority occurring as mats in the Conservation Area. Several individuals
may be impacted by construction, and shall be transplanted to an appropriate location in the
Conservation Area, such as bare areas resulting from exotic species removal.

3.3 Land Use

The Conservation Area and new single-family residence are located adjacent to existing homes
to the east. The parcel formerly held a raiiroad bed, but was entirely re-vegetated by the time of
residential construction. Historic land use at Robinson Point included a lumber mill, and now
the area is primarily residential. To the north and south of the parcel, narrow fragments of
coastal biuff habitat persist on some less densely-developed parcels.

3.4 Existing Threats

Restoration of the Conservation Area is aimed at reducing existing and potential future threats
to special status plant species and ensuring self-sustaining populations. This requires
preserving the general character, species composition, soils and hydrology of the native coastal
scrub and prairie communities. Threats to these characteristics include excessive disturbance
such as trampling or increased runoff from irrigation, erosion of sediments or pollutants from
developed areas, and invasive species. Certain invasive- species can interfere with
management goals by changing the physical qualities of the site, such as by growing taller and
shading out native plants, or by dropping large amounts of litter or otherwise affecting soil
nutrients and the litter layer. Invasive species may also impact a community by spreading and
reproducing more successfully than natives, eventually dominating and replacing native habitat.

Highly invasive plants are already present in the Conservation Area and have the potential to
crowq out native and special status species due to their prolific seeding, aggressive spread, or
shading of smaller plants. The introduction of new invasive species to the Conservation Area is



also possible, particularly due to construction impacts such as ground disturbance and the
presence of numerous vehicles that may carry seeds in their tire treads or other equipment.
Currently, the invasive plants that most threaten the preservation of the native coastal scrub and
prairie species are: iceplant (Carpobrotus edulis), French broom (Genista monspessulana), and
pampas grass (Cortaderia jubata). Potential impacts of these species and suggested control
efforts are described below in Section 4.3.

40 METHODS
4.1 Fencing and Signage

Permanent exclusionary post and cable or similar fencing will mark the boundary of the
Conservation Area and other habitats outside of the construction impact zone. Beyond the
fence, only foot traffic will be allowed and should be limited to visits for restoration, monitoring,
and maintenance by the property owner, monitoring biologist, or designated maintenance
personnel.

Prior to construction, the project contractors and property owner will be informed of the sensitive
resources on the site. All special status plants will be flagged by a qualified biologist.
Furthermore, the significance of the flagging and the Conservation Area will be clearly explained
to all parties working on the site both during residential construction and future malntenance of
the property and Conservation Area.

4.2 Personnel

The current or future property owner will be responsible for implementing this Plan with the
guidance of the local planning board, environmental consultants, or conservation groups such
as a local CNPS chapter. Implementation of restoration activities described below should be
performed by a qualified biologist or landscape contractor with knowledge of local native plants
and invasive species removal techniques in sensitive habitats. Annual monitoring and reporting
must be performed by a qualified biologist with experience in native plant restoration and special
status species preservation and regulations.

4.3 Vegetation Management

4.3.1 Invasive Plant Removal Technigues

The Weed Workers' Handbook (The Watershed Project and Cal-IPC 2004) and the Global
Invasive Species Initiative website (The Nature Conservancy 2007) and Weed Control Methods
Handbook (Tu et al. 2001) can serve as guides for effective management techniques for
invasive plant species (see References in Section 7.0). Three methods are outlined below, and
can be used individually or in combination to remove or contain most invasive plant populations
encountered in the Conservation Area.

4.3.1.1 Hand/Mechanical Removal

Hand removal or use of small handheld equipment (such as a Weed Wrench or a
chainsaw) is the preferred method of removing invasive plant species from the
Conservation Area. Many species must be removed entirely and disposed of carefully,
including stems and all root fragments, in order to prevent regeneration or spread. Also,
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pruning and disposal of seed heads and flowers of invasive species in plastic trash bags
or a hot compost pile can help to prevent spread if removal of the entire plant is not
possible or is planned for a later date. If hand removal methods are tried and found to
be ineffective after several years of repeated treatment, or the problem is too
widespread for hand removal to be practical, then chemical controls may be
implemented as described below.

4.3.1.2 Herbicides

Glyphosate- or triclopyr-based herbicides, such as Round-up and Garlon, may be
utilized if invasive plants cannot be managed through other environmentally sensitive
methods. The herbicide must be applied according to the label, using a focalized spot-
treatment method and with care to avoid drift onto native plants. Herbicide may not be
used when rain is predicted within 24 hours after application, or in locations within 5 feet
of any ESHA. This approval does not obviate the need for the property owner to obtain
any other applicable approvals for the use of these chemicals.

4.3.1.3 Mowing

The use of weed-eaters (or “weed-whackers”) or similar trimmers with string or metal
blades is appropriate for mowing contiguous patches or large individuals of certain
invasive species. Perennial and annual grasses can often be managed effectively by
mowing each time the inflorescence (flower/seed head) appears. Complete removal of
perennial species also requires digging of the roots and/or rhizomes, but mowing can be
used to suppress growth and prevent seeding until future removal is performed. Any
mowing should be performed with care to avoid native grasses and other interspersed
native species. Mowing is unlikely to be necessary or appropriate in the Conservation
Area, unless construction impacts lead to a significant invasion of non-native grasses.

4.3.2 Priority invasives and Weedy Non-Native Species

The non-native species listed below have been observed on the site, and should be targets for
removal throughout the parcel, due to their current large populations or their ability to invade
and replace native plant communities.

Current non-native species threats: Bermuda grass (Cynodon dactylon)

cape weed (Arctotheca calendula)
French broom (Genista monspessulana)
Himalayan blackberry (Rubus discolor)
iceplant (Carpobrotus edulis)

nasturtium (Tropaeolum majus)

orchard grass (Dactylis glomerata)
pampas grass (Cortaderia jubata)
redhot poker (Kniphofia uvaria)

wild radish (Raphanus sativus)

Invasive grasses and annuals that can be partially controlled by mowing, as long as significant
damage to native plants can be avoided, include: velvet grass (Holcus lanatus), sweet vernal
grass (Anthoxanthum odoratum), wild oats (Avena sp.), ripgut brome (Bromus diandrus), and
ltalian thistle (Carduus pycnocephalus).



Three particular plants are present in significant numbers and are currently the primary threats
to the coastal scrub and prairie communities and special status plants, as detailed below.

4.3.2.1 Iceplant (Carpobrotus edulis)

Iceplant is a low-growing perennial succulent that forms mats in coastal and sandy
habitats. This species was planted widely in the past to stabilize steep slopes and
dunes, but now spreads on its own and overgrow shrubs and grassland plants,
preventing the establishment and growth of native species. Iceplant currently covers the
driveway area and is found in scattered patches throughout the Conservation Area. The
densest patches are on the steep slopes on the eastern boundary of the property, but
the greatest threat to native coastal bluff communities is in flatter areas where iceplant is
invading and currently makes up about 20-50% of the vegetation.

iceplant can be removed at any time of year, but work should not be performed on the
steep slopes of the eastern boundary during the rainy months (approximately November
through April). Removal of the roots is necessary to control iceplant, but root systems
are typically not extensive or deep compared to the above-ground volume of material.
Ilceplant can be pulled by hand and with a pick to remove most roots. Because of the
large volume of iceplant present, debris should be removed and piled on disturbed
ground outside of the Conservation Area or taken to a local green waste collection
facility. Foliow-up inspections are necessary for two to three years following removal,
because root fragments left in the ground will continue to sprout.

4.3.2.2 French broom (Genista monspessulana)

A small population of French broom is found in the center of the Conservation Area,
directly south of the proposed residence. This perennial shrub can produce thousands
of seeds and alters soil chemistry by adding nitrogen, often providing new habitat for
other non-native species. The shrubs shade out native species and can create a single-
species stand with almost no vegetation beneath the canopy. The prolific seed
production means that prompt removal is important and follow-up for five to ten years
may be necessary to remove new seedlings. French broom should be removed before
the dark brown seed pods form in the summer, or branches containing seed pods should
be carefully placed in bags since pods will easily pop open to release the seeds.

French broom usually forms a tap root that can reach several feet deep, and which must
be removed or killed down to about 6" deep to prevent resprouting. Cut stumps will
resprout vigorously, but can be controlled by painting the stump with herbicide or peeling
all of the bark down about 1" below the soil surface. Both of these methods must be
done soon after cutting. Small plants (with stems less than 4" in diameter) can be
pulled out by hand, but this should be done when the soil is moist to prevent breakage.
A “weed wrench” is available in many sizes to provide leverage for completely removing
larger plants and roots. However, cutting and peeling bark is the recommended
approach for larger plants on the parcel, because of the small number of plants to be
controlled and the desire to avoid soil disturbance and herbicide use whenever possible.

4.3.2.3 Pampas grass (Cortaderia jubata)

Pampgs grass is a large perennial grass that aggressively covers disturbed areas,
especially open rocky slopes. Two main clusters of pampas grass are found at the top
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of the bluff to the northwest and southwest of the proposed residence, including several
very large and ten to fifteen smaller specimens. Many more are scattered along the
steep bluff slope in areas that are only accessible with rappelling equipment.
Professional landscape contractors with rappelling experience may be hired to perform
this work, and iceplant removal on the steep western slopes could also be performed
using these techniques. Due to the potential cost and associated risk, work on the steep
western slopes is only recommended rather than required. The role of these plants as a
seed source for the Conservation Area should be evaluated during annual biological
monitoring surveys.

Pampas grass produces iarge amounts of seed that are carried easily by wind, so it is
desirable to remove flowering stems whenever possible and to carefully dispose of the
plumes when seed may be present. The large volume of live and dead leaves shouid be
cut and removed from the site to gain access to the root mass. The large central root
mass of pampas grass must be dug from the ground and these roots will regrow if left in
contact with soil. Therefore, a pampas grass clump must be turned upside with roots in
open air if left onsite, or more preferably the entire plant should be composted or
disposed of as green waste. A patch of pampas grass should only require one year of
follow-up to remove sprouting roots, but the entire site should be monitored annually for
new seedlings due to the seed bank and numerous seed sources on surrounding lands.

433  Planting

Planting is generally not necessary when small areas of soil are exposed during invasive plant
removal. If management activities result in contiguous areas of disturbed soil larger than
approximately ten square feet, these should be planted with locally-native coastal bluff scrub or
coastal prairie species such as those listed in Table 1 below and in Attachment A.

Non-native plants shall not be planted in the Conservation Area. Invasive plants or any
aggressive plant that can easily spread into the Conservation Area shall not be installed
anywhere on the property as it would pose a risk to special status plants and the native plant
communities.

The optimal time to plant native species is during the winter after rains have begun and when
more rain is predicted in the coming weeks and months. This allows the plants to establish
sufficient root systems and eliminates the need for supplemental irrigation. Watering is still
recommended immediately after planting and during any dry spelis during the first few months
after planting.

4.3.4 _Managqing for Rare Plants

Prior to any construction or management activities on the property, special status plant species
and other selected native vegetation will be flagged to ensure that the selected native plant
species are not inadvertently destroyed. Additionally, prior to initiation of restoration activities,
contractors will be informed about the significance of the flagged vegetation.

Planting of locally-native rare plants such as those already found on or near the parcel (see
Section 3.2) is encouraged, if a source of seeds or container plants is available. The
Conservation Area contains suitable habitat for two additional valuable species for butterflies,
western dog violet (Viola adunca) and harlequin lotus (Lotus formosissimus), which should be
planted or seeded if nursery stock is available.



Table 1. Suggested species for planting or seeding disturbed areas.
(This list should not be considered exhaustive or restrictive; plantings
may include other locally-native coastal bluff scrub or prairie species,
depending on availability).

Achillea millefolium yarrow

Armeria maritima ssp. californica sea pink

Artemisia suksdorfii coastal mugwort

Bromus carinatus California brome
Danthonia californica California oatgrass
Delphinium hesperium ssp. hesperium western larkspur
Deschampsia cespitosa ssp. holciformis coastal tufted hairgrass
Erigeron glaucus seaside daisy

Eriophyllum staechadifolium fizard tail

Fragaria chiloensis beach strawberry
Heterotheca sessiliflora ssp. bolanderi golden aster

Iris douglasiana Douglas’ iris

Poa unilateralis ocean bluff bluegrass
Polystichum munitum western sword fern
Sisyrinchium bellum blue-eyed grass

5.0 SUCCESS MONITORING

For five years following the completion of construction, a qualified biologist shall perform annual
mitigation monitoring and submit a report to the County and the California Department of Fish
and Game (CDFG). The purpose of the site evaluation would be to verify that the specifications
included within this report and success criteria summarized below have been completed.
Additionally, if any additional problems are encountered that threaten the preservation of the
onsite ESHAs or supporting habitats in the Conservation Area, appropriate contingency
measures shall be recommended and carried out by the applicant. The monitoring biologist will
also assess the presence of any newly introduced non-native plant species and recommend
removal as needed.

5.1 Success Criteria
Preserv'ation of the coastal scrub and prairie communities and special status species requires
prevention of extensive human disturbance and of spread of highly invasive species present in

the _Conservation Area. Therefore, the following criteria will be evaluated to ensure that the
basic preliminary steps necessary for preservation are being performed:
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e Fencing between the Conservation Area and the developed areas of the property is
installed and intact. The Conservation Area shows no sign of damage from foot
traffic or any other uses besides the necessary management and monitoring
activities outlined in this Plan.

» The special status plant populations in the Conservation Area remain stable, with
populations of each species maintained at a minimum of 80% of the number
observed at the start of construction.

o All accessible populations of iceplant, French broom, and pampas grass are to be
removed before completion of residential construction. Follow-up monitoring and
control of resprouts and new seedlings of these species shall be performed
semiannually during the five-year post-project monitoring, or more if monitoring
indicates the need for further follow-up. Other Cal-IPC-listed species (including High,
Moderate, and Limited impact species such as Himalayan blackberry, orchard grass,
and wild radish) shall be removed by the end of the fourth year if determined feasible
by the monitoring biologist.

¢ New invasive species or expanded populations due to invasive species removal or
other disturbance are included in control efforts, and the creation of bare ground that
would further encourage invasion is minimized by mulching or alternative removal
techniques.

5.2 Monitoring Schedule

Monitoring by a qualified biologist will occur annually beginning immediately after completion of
residential construction or following completion of initial removal of all accessible iceplant,
French broom, and pampas grass, whichever occurs later. Monitoring will continue for a total of
five years, and each year the site will be evaluated for progress in achieving the success
criteria.

5.3 Reporting

Monitoring reports to be submitted to the County and CDFG should include a general
description of work performed over the previous year and an evaluation of the Conservation
Area according to the success criteria. The numbers and condition of special status and other
rare plants should be described, as well as any observed threats to these plants or to native
habitats. New invasions of exotic species and plans for their removal or control should be
detailed, as necessary. The fifth year monitoring report should also evaluate whether the
Conservation Area has become sufficiently self-sustaining or whether additional invasive
species control work or other conservation activities or monitoring should be performed.

6.0 RESTRICTIONS
The following restrictions on activities in the subject parcel are intended to prevent further

distgrpance to the native plant communities and associated special status plant ESHAs. Any
deviation from these restrictions requires approval from the County and CDFG.
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6.1 Construction and Material Storage

Construction and storage of materials within the Conservation Area is limited to exclusionary
fencing and signage described in Section 4.1, and piles of plant debris. These debris piles may
only be left in the Conservation Area on sites that are already covered in non-native plants or
bare ground, and only if necessary to suppress regrowth of invasive plants, to prevent erosion,
or to prevent the spread of exotic seeds or plant parts that can regenerate. Otherwise, these
piles should be removed from the Conservation Area and composted when feasible. A layer of
mulch, such as certified weed-free rice straw may also be applied to larger areas of exposed
soil if there is potential for significant erosion or regrowth of non-native species.

Solid materials, including wood, masonry/rock, glass, paper, or other materials should not be
stored anywhere outside of the construction impact zone. Solid waste materials should be
properly disposed of offsite.

6.2 Foot Traffic

No permanent trails may be constructed within the Conservation Area, due to the risk of
increased erosion and introduction of non-native plant seeds from regular foot traffic. No
vehicles may enter the Conservation Area, and foot traffic must be limited to the visits
necessary for monitoring, restoration, and maintenance by the property owner or personnel
such as landscape contractors and the monltorlng biologist.

6.3 Grading or Alteration of Hydrology

With the exception of restoration activities described in this Plan, no grading or other ground.
disturbance should occur in the Conservation Area due to the potential to increase erosion or to
alter the movement of surface or subsurface water. Care should be taken to avoid disturbing
the existing grade and surrounding soils as much as possible when removing invasive plants or
planting native species.

6.4 Planting Non-native Species

Non-native plants shall not be planted in the Conservation Area. Species listed as invasive
(“High”, “Moderate”, and “Limited") on the California Invasive Plant Council's California Invasive
Plant Inventory (Cal-IPC 2006) shall not be planted anywhere on the property as they would
pose a risk to special status plants and the associated coastal plant communities. Landscaping
outside of the Conservation Area shall be limited to plants listed in the Gualala Town Plan
Landscaping Species List." Locally-native plants are recommended, but not required, for all
exterior landscaping, since the entire construction area falls within the 100-foot buffer areas for
several special status plants.

6.5 Tree Removal

If any of the native trees on the property become diseased or are a danger to public safety or
private property, removal will be allowed. This statement does not imply permission to
undertake the removal of any tree without obtaining any appropriate tree removal permits, if

Pf\ppendlx B of the Gualala Town Plan section of the Coastal Element of the Mendocino County General
an
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applicable. In addition, removal will be consistent with CDFG regulations and may require a bird
nesting survey consistent with applicable laws. If a tree had died, and is not a threat to special
status plants or other trees, a danger to public safety, or to private property, removal is not
required. Standing or downed dead trees are often important habitat elements for wildiife and
should be left in place when feasible.

Monterey cypress (Cupressus macrocarpa), a tree native to the Monterey area and often
invasive in northern coastal locations, is present on the site and individual trees may be
removed if individual trees become diseases or a threat to public safety or to onsite special
status plants. However, all nesting surveys and safety precautions listed above must also be
taken before removal of this species. Small piles of debris may be left onsite for wildlife habitat
and no stump treatment is necessary as this species will not resprout when cut.

7.0 CONTINGENCY MEASURES

If unavoidable indirect impacts are anticipated to the two coastal bluff morning glory individuals
in the northern region such as shading or excessive competition with non-native invasive plants,
the applicant shall contact the Coastal Permit Administrator immediately. With the concurrence
of the Coastal Permit Administrator, the subject plants will be moved from their current location
at the north end of the subject parcel to the Conservation Area. There are inherent biological
and precedent setting risks associated with moving rare plants as described by Dr. Baye in his
August 29, 2005 memorandum report. Issues such as soil disturbance and compaction and the
associated increased competition with invasive non-native plant species as well as ensuring
long-term management and monitoring takes place will be addressed by mcludlng the following
project features:

» Use current state-of-the art plant relocation techniques.
e Incorporate species expert oversight.

* [Engage local environmental group stakeholders, such as a representative from the
local CNPS chapter, to assist with oversight.

* Re-establish other unique native species to contribute to restoring regional
biodiversity.

» Implement invasive species control measures: first, by guarding against inadvertently

transplanting invasive species into superior habitat thus degrading it and second, by
implementing a long-term invasive species management program.
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Attachment A. Plant species observed by WRA, Inc at the Wernette property during surveys
conducted on May 22, May 28, and July 5, 2008. ‘

non-

status (rarity or

americana

SCIENTIFIC NAME COMMON NAME FAMILY native| invasiveness)
Achillea millefolium yarrow Asteraceae

Agrostis aff. capillaris colonial bentgrass Poaceae X

Aira caryophyllea silvery hairgrass Poaceae X

Aira praecox yellow hairgrass Poaceae X

Anagallis arvensis scarlet pimpernel Primulaceae X

Anaphalis margaritacea pearly everlasting Asteraceae

Angelica hendersonii coast angelica Apiaceae _
Anthoxanthum odoratum sweet vernal grass Poaceae X | moderate invasive
Arctotheca calendula cape weed Asteraceae X | moderate invasive
Avena barbata slender wild oats Poaceae X | moderate invasive
Baccharis pilularis coyote brush Asteraceae

Briza maxima rattlesnake grass Poaceae X | limited invasive
Bromus carinatus California brome Poaceae ' _
Bromus diandrus ripgut brome Poaceae X | moderate invasive
Calamagrostis nutkaensis Pacific reedgrass Poaceae

Calystegia purpurata ssp. western morning glory | Convolvulaceae

purpurata

SC:;f;;aagia purpurata ssp. ;?oa;tal bluff morning Convolvulaceae CNPS List 1B
Carduus pycnocephalus italian thistle Asteraceae x | moderate invasive
Carex pachystachya thick headed sedge Cyperaceae

Carpobrotus edulis ice plant Aizoaceae x | high invasive
Castil{eja mendocinensis Me_ndocinp coast Scrophulariaceae CNPS List 1B
(possibly present) Indian paintbrush

Castilleja wightii Wight's paintbrush Scrophulariaceae

Ceanothus foliosus var. foliosus | wavyleaf ceanothus Rhamnaceae

3@;2231:3 gloriosus var. Point Reyes ceanothus | Rhamnaceae CNPS List 4
Cirsium vulgare bull thistle Asteraceae x | moderate invasive
Cistus sp. rockrose Cistaceae X

Cortaderia jubata pampas grass Poaceae x | high invasive
Coloneaster sp. cotoneaster Rosaceae X | moderate invasive
Cupressus macrocarpa Monterey cypress Cupressaceae X | limited invasive
Cynodon dactylon bermuda grass Poaceae x | moderate invasive
Dactylis glomerata orchard grass Poaceae x | limited invasive
Danthonia californica var, California oatgrass Poaceae
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non-

status (rarity or

SCIENTIFIC NAME COMMON NAME FAMILY native| invasiveness)
Danthonia pilosa hairy oatgrass Poaceae X

Delphinium hesperium ssp. western larkspur Ranunculaceae

hesperium

Deschampsia cespitosa ssp. coastal tufted hairgrass | Poaceae

holciformis

Dudleya farinosa bluff lettuce Crassulaceae

Equisetum telmateia ssp. giant horsetail Equisetaceae

braunii

Elymus glaucus ssp. glaucus blue wild rye Poaceae

Erechtites glomerata New Zealand fireweed | Asteraceae x | moderate invasive
Erigeron glaucus seaside daisy Asteraceae

Eriophyllum staechadifolium lizard tail Asteraceae

Eschscholzia californica California poppy Papaveraceae

Euphorbia lathyris compass plant Euphorbiaceae X

Fragaria chiloensis beach strawberry Rosaceae

Galium aparine common bedstraw Rubiaceae

Galium californicum ssp. California bedstraw Rubiaceae

californicum

Gaultheria shallon salal Ericaceae

Genista monspessulana French broom Fabaceae x | high invasive
Geranium dissectum cut leaved geranium Geraniaceae x { moderate invasive
Gnaphalium purpureum purple cudweed Asteraceae

Heracleum lanatum cow parsnip Apiaceae

Heterotheca sessiliflora ssp. golden aster Asteraceae

bolanderi

Holcus lanatus velvet grass Poaceae x | moderate invasive
Hypochaeris radicata rough cat's ear Asteraceae X | moderate invasive
Iris douglasiana Douglas’ iris Iridaceae

Juncus balticus Baltic rush Juncaceae

Juncus bolanderi Bolander's rush Juncaceae

Juncus bufonius toad rush Juncaceae

Juncus effusus var. brunneus bog rush Juncaceae

Juncus patens spreading rush Juncaceae

Kniphofia uvaria redhot poker Liliaceae X

Lathyrus vestitus var. vestitus wild sweetpea Fabaceae

Leucanthemum vulgare oxeye daisy Asteraceae X | moderate invasive
Ligusticum apiifolium celery leaved lovage Apiaceae

Linum bienne flax Linaceae X

Lotus angustissimus slender lotus Fabaceae X
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EXHIBIT NO. 15

APPEAL NO. X
A-1-MEN-09-023 (o) W r G
WERNETTE ;

February 23 2009 FEBRUARY 2009 LETTER RE: ENVIRONMENTAL CONSULTANTS
' CBMG ESHA (1 of 4) ,

Teresa Spade V_ .. .
Mendocino County Planning and Building

790 South Franklin Street

Fort Bragg, CA 95437-5456

Dear Teresa,

The following is a discussion of the coastal bluff morning glory (Calystegia purpurata spp.
saxicola) and plant communities observed at 38454 Robinson Reef Drive (APN 145-161-27).
The intent of this discussion is to provide the County of Mendocino and California Department of
Fish and Game information to assist them in determining which of the site’s plant communities
and habitats will be designated Environmentally Sensitive Habitat Areas (ESHAs). Thirteen
specimens of this CNPS List 1B subspecies were identified in the parcel by WRA. This number
includes potential hybrid plants that exhibited characteristics of both the listed and common
subspecies, western morning glory (C. purpurata ssp. purpurata). Several additional specimens
were observed in the southern half of the parcel and near Robinson Reef Drive that fit the
taxonomic description of western morning glory. WRA has also identified Coastal Terrace
Prairie and Mendocino coast Indian paintbrush (Castilleja mendocinensis) in the southern half of
the parcel.

This letter describes the similarities and differences of the southern portion of the parcel where
eleven coastal bluff morning glory are located, the center of the parcel dominated by non-native
species, and the northern portion of the parcel, where two isolated coastal bluff morning glory
plants are located. Development of a single-family residence is proposed for the center portion,
which is dominated by non-native species. Vegetation throughout the parcel can generally be
described as a coastal scrub community. The southern portion supports a more intact native
community with low coastal scrub species and native grasses, as described in more detail
below. In contrast, the center and northern portions are heavily invaded by non-native species
and also support a cluster of trees. A vegetation community map depicting the approximate
locations of these communities in relation to the coastal bluff morning glory is attached to this
letter.

The coastal scrub on slopes and the southern portion of the parcel is dominated by native
species typical of shrubby bluff habitats. Dominant species include California blackberry (Rubus
ursinus), coyote brush (Baccharis pilularis), Pacific reedgrass (Calamagrostis nutkaensis),
ceanothus (Ceanothus foliosus and C. gloriosus var. gloriosus [CNPS List 4]), silver lupine
(Lupinus albifrons), tufted hairgrass (Deschampsia cespitosa var. holciformis), salal (Gaultheria
shallon), and cow parsnip (Heracleum lanatum). In this area, specimens identified as the rare
coastal bluff morning glory were found climbing the 1-3'-tall shrubs (see Photo 1 below), near
the edges of grassy clearings.

Non-native vegetation mixed with common natives is dominant in the center of the parcel, where
no morning glory species were observed. This area is dominated by non-native and invasive
species including iceplant (Carpobrotus edulis), pampas grass (Cortaderia jubata), French
broom (Genista monspessulana), slender wild oat (Avena barbata), velvet grass (Holcus
lanatus), rattlesnake grass (Briza maxima), and red hot poker (Kniphofia uvaria). This habitat is
not likely to be suitable for new recruitment of coastal bluff morning glory due to competition
from invasive species. ‘
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Photo 2. Coastal biuff morning glory
climbing up grasses and the steep rocky
slope beneath trees (located between the

Photo 1. Low-growing coastal scrub in the southern portion of the  two red flags in Photo 3).
parcel. Red flags signify coastal bluff morning glory plant locations.

Calystegia species are known to
be sensitive to competition,
especially from non-native
grasses.  Several greenhouse
experiments conducted have
found Calystegia's growth and
abundance to decline in the
presence of other species (Guntli
1999). We have spoken with a
local botanist who has observed
Calystegia species thriving in
areas known to be consistently
mowed (pers. comm. Matt
Richmond, 2008). Vegetation
disturbance, such as mowing, in
areas near Calystegia species
can help to remove or reduce
competition from other species
and create additional open spaces
to allow for seedling
establishment.  Absent invasive

Photo 3. Red flags indicate the locations of 2 coastal bluff morning glory
individuals in the northern portion of the parcel, surrounded by larger
shrubs and trees and non-native grassland.

plant control in the center portion of the parcel, this area is unlikely to provide habitat for the
coastal bluff morning glory and would not meet the definition of an ESHA.

In the northern portion of the parcel the coastal scrub is mixed with larger shrubs and trees,
including Douglas-fir (Pseudotsuga menziesii var. menziesii), wax myrtle (Myrica californica),
coffeeberry (Rhamnus californica), and California bay (Umbellularia californica). The two
coastal bluff morning glory are growing below the wind-pruned trees, climbing up the rocky
nearly vertical slope and within Pacific reedgrass, in an area relatively protected from wind
(Photos 2 and 3). This habitat is very different from the non-native grass-dominated clearing
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located directly southeast, where residential development is proposed. The relatively shady and
protected conditions where these two plants are located are unlike the exposed coastal bluff
habitat with low native shrubs and native grasses in which the subspecies is typically
documented to occur, such as on bluffs at Point Reyes National Seashore.

-

In summary, the two isolated coastal bluff morning glory locations are in atypical habitat that
may be unsuitable for sustaining these plants, and is not likely to support natural recruitment of
new individuals. The immediate vicinity of the plants is dominated by shady habitat, large
shrubs and trees, and adjacent habitats are also dominated by invasive species such as
pampas grass, iceplant, and annual grasses. As the trees and shrubs continue to grow and
invasions expand, this may prove to be unsuitable habitat for the plants, whether development
occurs in the vicinity of these morning glory plants or not. It is our opinion that these two
isolated coastal biuff morning glory plants do not meet the definition of an ESHA, as the
supporting habitat is not rare or sensitive, and is not likely to sustain the existing plants or
population in the long-term.

In addition, the development plan does not propose to impact the grasses or steep slope on
which the two isolated plants are climbing or the surrounding trees, and fencing and
construction crew education are proposed as mitigation measures to prevent any direct
disturbance. Therefore, the proposed development will allow for the persistence of these plants.
A more direct threat to these plants is that they will be naturally shaded out or overgrown by the
surrounding trees and shrubs or invasive species.

Please do not hesitate to contact me if you have any questions or if you require additional
information.

Sincerely,
Tim DeGraff
Senior Vice President

Encl.
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