1-81-187-A2
(Jordan)
VISUAL ANALSYIS
SUBMITTED BY APPLICANT

EXHIBIT NO. 12
PERMIT NO

1SoM Splemo) ¢/7 3ulpus pue IauI0d /S 1k Suruuidaq

aul] A11adoad uiayinos Aw uo 2ou9y Jurysixs Juoje pue que) J191em ud2id je oduriud Kyodoixd
Krepunoq uidised Aw uo doudj Junsixs Juoje Jurpuaixy 03 Jo1xd Aemaaup s 10qy3iou uo
AK11adoud s 10quy3iau uo sauld .09-.0¥ sassa1dA) A2191UOA SAIBN,S8]-G/

paddoysojoyd suou ‘3ursixs aie sadn [V
SALIp d0uBIUd AIDUIA 181G J1J1084 JO 23ps yinos woiy paydeifojoyd




Kyradoad s 1oqu31au oy uo sourd
Funsixa o) uey) 19110ys 9q 10 yorew o3 paddoy sassardLd ajewrxordde
pInom pue jy3ray Aue je paddol aq ued ssardL) A2I9JUON sANIBU Y
"QUIJ 2I10YS JAIJBU B URY) I3[[B] SOWI} -7 9Q PINOM 3S3Y]} ‘UMOYS SY

"SIX® }S9M/ISBD UB U0
Kemoaup uofe ,0L-0S pue Aiepunoq uldised 3uofe saa1] paddoysoloyq

JALIp 20UBIUS AIQUIA 18IS O1j108d Jo 93pa yinos woij paydeidoioyq




soa1 paddoysoloyd oN
umoys sas1) Junsixs uepiof pue Joqudiou [y
aouenuyg AISUlpy IBIS O1JI0Bd 9A0QR ,0¢®) Suipue)§




IIETEY) wan

bl | ( i
I ! LhALahd e} .
L A o | : - g
33 2
/uu.« " 1925 autu
[EETRIEY
199} autu

193} uay

Wap whi ﬁ\\\ \ G@%\

P S g \&\ 4 ~§ < yi
#e gy P % \\%& Topel TUR Guppris




#
" A

o o bl

Ml ? I.\

U s T k™ u P%

e i oV ._.,.......T...
P Y i ] ,3_ e
. : - =

aat,

%

|
/ﬂuu._. Juiu
192§ uat

b ryortf \&Q@\g\&e@\&% -

qztter W vy pyusgs il T
i SN wdll pamal) 70/t PIGH=
m\\.N \&mﬁ\x QSQ@MN\ Ek\ &\k\b%\



State of California, Edmund G. Brc  Jr., Governor FILED  '5/82
L9th L__ 2/26/82

California Coastal Commission STAFF REPORT 2/16/82

North Coast District - HEARING DATE March 3 - 5, 82
1656 Union Street, Room 150 STAFF ANALYST s

Eureka, California 95507 2? > 'zﬂ: t
(707) 443-1623 PC/TD

STAFF REPORT: CONSENT CALENDAR
PROJECT DESCRIPTION

APPLICANT: G. I.efoy and Touise Irwin

PERMIT NO. 1-81-187

PROJECT LOCATION: West of Highway One, approximately twelve miles north of
Fort Bragg.

PROJECT DESCRIPTION: Construction of a single family residence, garage, and
installation of a well, septic system, and driveway.

LOT AREA A4.5 acres 7ONING unclassified
BLDG. COVERAGE 1,941 square feet (ICP) PLAN DESIGNATION AG-160
PAVEMENT COVERAGE N/A PROJECT DENSITY N/A

LANDSCAPE COVERAGE 216 square feet  {rIGHT ABV. FIN. GRaDE 12~ feet

LOCAL APPROVALS RECEIVED: Mendocino County Planning and Health Departments conceptual
approvals.

STAFF NOTES

SITE CHARACTERISTICS: Bluff top terrace, vegetated with grasses, undeveloped

SURROUNDING LAND USE: Agricultural, residential

COASTAL ACT ISSUES: Visual resources, geologic stability

STANDARD CONDITIONS: See attached
EXHIBIT NO. 13
SPECIAL CONDITIONS: See attached APPLICATION NO.
1-81-187-A2

JORDAN

STAFF REPORT FOR
ORIGINAL CDP NO. 1-81-187
(1 of 6)




SUMMARY CONTINUED: -2~ 1-81-187

STAFF RECOMMENDATION
The staff recommends that the commission adopt the following resolution:

I. Approval with Conditions

The commission hereby grants a permit for the proposed development subject

to the conditions below, on the grounds that, as conditioned, the development
will be in conformity with the provisons of Chapter 3 of the California Coastal
Act of 1976, will not prejudice the ability of the local government having
jurisdiction over the area to prepare a local coastal program conforming to

the provisions of Chapter 3 of the Coastal Act, and will not have any sig-
nificant adverse impacts on the environment within the meaning of the California
Environmental Quality Act.

Conditioﬂsr

1. Prior to issuance of the permit and therefore construction, the applicant
shall submit a visual subordination plan including:

/~’ a. An engineered foundation plan indicating the northeast corner of the
residence will be placed eight feet lower than the existing grade;

/" b. Placement of an eight foot high berm, created from the soils produced

“ from the excavation;
c. Revised house plans indicating the use of a shake roof and a natural colored
wood siding;
> d. A nightlighting plan which will indicate the use of low intensity lights,

directed toward the residence and shielded from the public view
(- e. A landscape plan indicating the use of vegetation other than trees.

The subordination plan shall be subject to the approval of the executive
director and the site shall be developed in accordance with this plan

2. Prior to the issuance of a coastal permit and therefore commencement of
construction, the applicant shall submit to the executive director, a deed
restriction for recording free of prior liens except for tax liens, that binds
the applicant and any successors in interest. The forms and content of the deed
restriction shall be subject to the review and approval of the executive director.
The deed restriction shall provide (a) that the applicants understand that the
site is subject to extra—ordinary hazard from seismic shaking, related seismic
hazards and wave erosion, and the applicants assume the liability from those
hazards; (b) the applicants unconditionally waive any claim of liability on the
part of the commission or any public agency for any damage from such hazards;
and (c) the applicants understand that construction in the face of these known
hazards may make them ineligible for public disaster funds or loans for repair,
replacement, or rehabilitation of the property in the event of seismic shaking
and other geologic hazards.

Ny




SUMMARY CONTINUED: -3- 1-81-187

FINDINGS

1. ILocated outside an urbanized area and relying primarily on private services
(septic, well, road), this rural-residential development is nevertheless consistent
with the surrounding pattern of development. Development has been sited and
designed as to avoid adverse impacts on vegetation, to minimize grading and protect
the visual resources. At the present rate and density of development, the project
will not cumulatively affect the recreational capacity of coastal roads or preclude
options in the context of a local coastal program (Section 30250 )a).

2. Iocated between the shoreline and ¢he nearest public road, the development complies
with the Public Access and Recreation policies of the Coastal Act of 1976 because
substantial public access to the coast is provided nearby at the Caltrans scenic
easemgnt approximately 1,400 feet north of the applicant's parcel (Section 30210 -
30224).

3. The applicant's parcel is located in a highly scenic area as defined in previous
coastal permit decisions, 81-CC-283 (Schwartz) and 1-81-72 (Barker), and in the
Mendocino County draft land use plan. The proposed residence can be found to be
consistent with Section 30251 of the Coastal Act with certain modifications of

the applicant's submittal.

The proposed residence is to be located on an undeveloped exposed bluff top shelf
that is extremely visible from Highway Onhe on the south and somewhat less visible
from the highway on the north. The site does not support any trees or large brush,
therefore, the commission requires subordination without the use of such vegetation.
The commission commends the applicant. for placing the residence on the slope of

a small knokl,, approximately 85 feet from the bluff edge. Such placement together
with a proposed three foot excavation would partially shield the structure's northern
exposure. However, the commission finds that the residence can be subordinated,
further, by requiring a deeper cut of eight feet thus dropping the foundation further
below the knoll and exposing less of the northern elevation.

Additional subordination techniques include construction of an eight foot berm along
the southern elevation, replacing the composition roof with a shake roof and natural
wood siding which will weather through time. These measures will adequately
subordinate the southern exposure of the residence during the daylight hours.

To ensure adequate subordination during the nighttime, the commission requires the
limiting of exterior lighting to that which is of a low intensity directed toward the
structure and shielded from the public view. The commission finds the subordination
measures described above will bring the proposed development into conformance with
Section 30251 of the Coastal Act.

L. The geology report-submitted with the application states that the residence will be
setback eighty-five feet from the bluff edge and the ocean erosion at this location
"is thought to be minimal".

However, in areas where the commission has concerns about geologic stability of bluff
top development, it requires the applicant to waive liability against the commission
for any damage on the property due to seismic shaking, related seismic hazards and
wave erosion. With this precaution, the commission finds the proposal consistent with
Section 30253 of the Coastal Act.

SAL
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SUMMARY CONTINUED : b~ 1-81-187 |

5. The Mendocino County draft LCP land use plan describes the subject parcel as
being within a highly scenic area where development shall be subordinate to. the
character of its setting. The County Planning Commission recommends the following
visual resource policys

"The visual resource areas listed below are those which have been identified
on the habitats and resource.maps.shall be designated as "highly scenic areas™
within which new development shall be subordinate to the character of its
setting. Any development permitted in these areas shall provide for the
protection of ocean and coastal views from public areas including highways,
roads, coastal traits, vista points, beaches, parks, coastal streams, and
waters used for recreational purposes.

- The entire coastal zone from the Ten Mile estuary (including its wooded
slshepes, wetlands, dunes, and ocean vistas visible from Highway One) north
to the Humboldt County line with the exception of Westport Beach Subdivision."

Commission staff comments agree with the proposed policy with the exception of the
reference to Westport Beach Subdivision. The commission finds the proposed develop-—
ment, as conditioned, will not prejudice development of the ICP.

6. The development's potential significant adverse environmental impacts within the
meaning of the California Environmental Quality Act are adequately mitigated or
minimized by the conditions attached to the permit.

A. Alternatives

1. Project Relocation - (ne application located east of the applicant's parcel
was denied by the commission (1-81-72 - Barker) due to the project's impact
on the visual resource. The commission found that the application did not
-conform with proposed policies in the ILCP which provided protection of
scenic resources.

The subject application differs in that the proposed location of the applicant's
residence will be the least environmentally damaging as defined by CEQA. The
residence will be sited behind a knoll which will partially shield the residence
and. act as a backdrop for the structure. Other locations on the parcel do not
provide such features to allow subordination of the house. In addition, the
proposed location will minimize alteration of natural landforms. The commission
finds relocation of the residence is not desirable and therefore is not necessary
to bring the project into conformance with CEQA.

2. No Project - The commission finds the "no project" alternative is not necessary
to bring the project into conformance with GEQA.

\WY
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STATE OF CALIFORNIA—THE RESOURCES AGENCY

GEORGE DEUKMEJIAN, Governor

CALIFORNIA COASTAL COMMISSION Filed: May 3, 1990

NORTH COAST AREA

631 HOWARD STREET, 4TH FLOOR
SAN FRANCISCO, CA 94105
(415) 543-8555

STAFF REPORT: PERMIT AMENDMENT APPLICATION NO.

49th Day: June 21, 1990
180th Day: November 1, 1990
Staff: G.L.Holloway - SF;Lif.

Staff Report: June 1, 1990
Hearing Date: June 13, 1990
Commission Action:

EXHIBIT NO. 14

APPLICATION NO.:
APPLICANT:

PROJECT LOCATION:
DESCRIPTION OF PROJECT
PREVIOUSLY APPROVED:
DESCRIPTION OF AMENDMENT:
Lot area:
Building coverage:
Plan designation:
Ht abv fin grade:
LOCAL APPROVALS RECEIVED:

SUBSTANTIVE FILE DOCUMENTS:

1-81-187-A2
JORDAN
STAFF REPORT FOR CDP

1-81-187-A

RUDOLPH L. CUTINO NO. 1-81-187-A[1] (1 of 10)

32700 North Highway One, 12 miles north of Fort
Bragg, Mendocino County (APN 15-370-09)

Construction of 15 ft. high 2,000 sq.ft.
single-family home, driveway and septic system.
Construction of 638 sqg.ft. guesthouse

4 acres

638 sq.ft.

AG-60 (Agriculture, 60 acre minimum parcel size)
15 ft.

Mendocino County LCP Consistency Review

Mendocino County Land Use Plan; Coastal Permit
No. 1-81-187.

PROCEDURAL NOTE: The Commission's reqgulations provide for referral of permit
amendment requests to the Commission if:

1)  The Executive Director determines that the proposed amendment is a

material change,

2) Objection is made to the Executive Director's determination of

immateriality, or

3) The proposed amendment affects conditions required for the purpose of
protecting a coastal resource or coastal access.

If the applicant or objector so requests, the Commission shall make an
independent determination as to whether the proposed amendment is material

(14 Cal. Admin. Code 13166).

The Executive Director has determined that the proposed amendment is a

material change.




Staff Report 1-81-187-A
RUDOLPH CUTINO
Page -2-

SUMMARY OF STAFF RECOMMENDATION:

The staff recommends that the Commission determine that the proposed
development with the proposed amendment, subject to the conditions below, is
consistent with the requirements of the Coastal Act.

STAFF RECOMMENDATION

The staff recommends that the Commission adopt the following resolution:

I. Approval with Conditions.

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

II. Standard Conditions. See attached

III. Special Condition.

1. Second Structure

PRIOR TO ISSUANCE OF THE PERMIT, permittee shall submit for review and
approval of the Executive Director and shall subsequently record, a deed
restriction stating that any portion of the gquesthouse shall be without
kitchen or cooking facilities, clearly subordinate and incidental to the main
house on the same building site, and not to be separately rented, let, or
leased, whether compensation be direct or indirect.

This deed restriction shall be recorded with deed to the parcel (APN
15-370-09) and shall bind all successors and assigns of the permittee. Any

change in the use of the structure shall require a separate coastal permit or
amendment to Coastal Development Permit No. 1-81-187-A.

IV. Findings and Declarations.

The Commission hereby finds and declares:

A. Project Description

The applicant is requesting construction of 638 sq.ft. one-story guesthou§e,
consisting of a 1iving room, bedroom and bathroom. The parcel also contains

’M»\\D




Staff Report 1-81-187-A
RUDOLPH CUTINO
Page -3-

an existing 2,000 sq.ft. single-family home which was constructed pursuant to
Coastal Permit No. 1-81-187. The County Division of Environmental Health has
approved the water well as adequate to serve this development and is requiring
a replacement septic tank, along with Tow-flow toilets in both the existing
single-family home and proposed guesthouse. There is no increase needed in
the leachfield area. The proposed development will only minimally increase
the building footprint on the four acres. The site is located west of Highway
One and is a gently-sloping, undulating grassland with some chaparral
vegetation, with a row of Monterey cypress along the Highway One side.

B. New Development/Second Structure

Section 30250(a) of the Coastal Act states in part that:

(a) New residential, commercial, or industrial
development, except as otherwise provided in this
division, shall be located within, contiguous with, or
in close proximity to, existing developed areas able
to accommodate it or, where such areas are not able to
accommodate it, in other areas with adequate public
services and where it will not have significant
adverse effects, either individually or cumulatively,
or coastal resources.

The proposed development includes the construction of a 638 sq.ft. one-story
guesthouse on a 4-acre parcel which already also contains a single-family
home. The Mendocino County LUP designates the parcel as being Agricultural,
as it is located in the rural Kibesillah area, surrounded by much larger
parcels in agricultural use. The County has attested to the availability of
water to serve the development and is requiring the installation of an
increased-capacity septic tank, and low-flow toilets.

0f primary concern is the issue of doubling the density with the potential for
cumulative adverse impacts on highway capacity, ground water resources, and
scenic values, inconsistent with Coastal Act Section 30250(a). Special
Condition No. 1 requiring a deed restriction on the parcel stating that this
guesthouse shall be without kitchen or cooking facilities, and that it shall
not be separately rented, let, or leased, ensures that the proposed
development will not be used as a second residence, which would result in an
increase in development that could not be accommodated by the existing
services and resources available. Thus, as conditioned, the Commission finds
that the proposed project will be consistent with Section 30250(a) of the
Coastal Act, as it is located in an existing developed area with utilities to
accommodate it.

€ Visual Resources

Section 30251 of the Coastal Act states in part that the scenic and visual
qualities of coastal areas be protected, that development be sited and

HH\0




Staff Report 1-81-187-A
RUDOLPH CUTINO
Page -4-

designed to protect views to and along the ocean and scenic coastal areas, and
that it be visually compatible with the character of surrounding areas. In
addition, it states that new development in highly scenic areas shall be
subordinate to the character of its setting. Policy 3.5-3 of the certified
Mendocino County LUP is reflected in maps which designate "highly scenic
areas" within which new development shall be subordinate to the character of
its setting, in order to protect ocean and coastal views from highways, etc.
The LUP designates the entire coastal zone from Ten Mile River estuary north
to Hardy Creek Bridge as "highly scenic". This area includes the subject
property at Kibesillah, four miles south of Westport and 12 miles north of
fort Bragg.

In approving the coastal permit for the existing single-family home

(No. 1-81-187), the Commission found that its location on a highly-visible
gently-sloping and undulating grass—-covered marine terrace was mitigated by
its placement behind a small knoll on the terrace and the use of wood shingles
and siding, which would not be painted, but allowed to weather naturally.

This helped to protect coastal views and subordinate the home to the natural
setting.

The proposed guesthouse is 1/3 the size, scale and bulk of the existing home.
It is to be the same height (15 ft.), design and of the wooden materials as
the adjacent home. Its location almost 1/4 mile west of and below the line of
sight from Highway One and adjacent to the small knoll helps to mitigate its
impact. So does a row of Targe Monterey cypress which parallel the west side
of Highway One for almost one-half mile and help to further mitigate the
visibility of any structures to the west as viewed from either north or south
along the coast. It will be only minimally glimpsed from the Highway as seen
by southbound traffic. And, due to its closeness (20 ft.) to and alignment
with the existing home on the same axis (see Exhibit No. 3), it will not
further impact public views and will be visually compatible with the home, as
seen by northbound highway users.

Therefore, the Commission finds that the proposed guesthouse is consistent
with both Section 30251 of the Coastal Act and Policy 3.5-3 of the LUP as it
is visually compatible with existing development and subordinate to the
character of its setting, and protects ocean and coastal views in this "highly
scenic area".

D. Public Access

Section 30212 of the Coastal Act states in part that public access from the
nearest public roadway to the shoreline shall be provided in new development

projects except where adequate access exists nearby.

This project is located on a marine terrace perched above high cliffs adjacent
to a rocky cove, which is virtually inaccessible. 1/4 mile to the north is an
jmproved Caltrans rest area on Kibesillah Hill, which provides for substantial
public access. Therefore, this new development is consistent with Section
30212 of the Coastal Act as adequate public access exists nearby.

Yoy 1D







ATTACHMENT A

Standard Conditions

T

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

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

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

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

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

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

all terms and conditions of the permit.

Terms and Conditions Run with the Land. These terms and conditions
shall be perpetual, and it is the intention of the Commission and the

permittee to bind all future owners and possessors of the subject
property to the terms and conditions.
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