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IMPORTANT HEARING PROCEDURE NOTE
This is a substantial issue only hearing. Testimony will be taken only on the question of
whether the appeal raises a substantial issue. Generally, and at the discretion of the Chair,
testimony is limited to 3 minutes total per side. Please plan your testimony accordingly.
Only the applicant, persons who opposed the application before the local government (or
their representatives), and the local government shall be qualified to testify. Others may
submit comments in writing. If the Commission determines that the appeal does raise a
substantial issue, the de novo phase of the hearing will occur at a future Commission
meeting during which it will take public testimony.

SUMMARY OF STAFF RECOMMENDATION
Staff recommends that the Commission, after public hearing, determine that NO
substantial issue exists with respect to the grounds on which the appeal has been filed.
The approved project consists of up to 14 temporary events per year and associated
development including the installation and maintenance of a lightly graveled parking lot,
the installation of a paved commercial driveway approach, and the removal of three
Eucalyptus trees at 3890 and 3930 Albion-Little River Road, in the unincorporated
community of Albion, Mendocino County (See Exhibits 1-2).
The appeal raises three main contentions: (1) the approved use of the site is inconsistent
with the site’s Rural Village (RV) zoning district and land use classification; (2) the
approved development is out of character with its setting, inconsistent with LCP policies
pertaining to Highly Scenic Areas, Special Neighborhoods, and areas designated Rural
Village (RV); and (3) the site has inadequate water capacity to serve the approved
development, inconsistent with LCP policies requiring proof of adequate water supply.
Staff believes there is a high degree of factual and legal support for the County’s
decision. Regarding the first contention, the approved use of the site for temporary events
is allowable under the temporary use provisions of the certified LCP (CZC §§ 20.460.010
& 20.460.020). Regarding the second contention, the existing residence is a historic
school structure in a prominent location separated from the rest of the residences in the
neighborhood. Given (a) the institutional appearance of the building at a prominent
location where public assembly would not be unexpected, and that (b) the County has
imposed a number of conditions to ensure the approved development will not have an
impact on the community’s character, including limiting the number, duration, and size
of temporary events; prohibiting amplified sound, parking on nearby streets, and exterior
lights in the parking area; and requiring landscaping to shield the parking area from view,
the appeal raises no substantial issue that the approved development is out of character
with its setting. Regarding the third contention, the County Division of Environmental
Health has evaluated a hydrological study of the property and a water demand analysis of
the approved project and has determined that the water source is sufficient to serve both
the approved development and the existing residential use of the site with conditions
imposed by the County requiring portable toilets for events that exceed 50 attendees and
requiring the installation of a 2,500 gallon water tank.
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Therefore, staff recommends that the Commission find that the appeal raises NO
substantial issue regarding conformance of the approved development with the policies
of the County’s certified LCP and the public access policies of the Coastal Act.
The motion to adopt the staff recommendation of No Substantial Issue is found on
Page 4.
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I.

MOTION AND RESOLUTION

Motion:
I move that the Commission determine and resolve that Appeal No.
A-1-MEN-16-0007 does not present a substantial issue with
respect to the grounds on which the appeal has been filed under
Section 30603 of the Coastal Act regarding consistency with the
Certified Local Coastal Plan and/or the public access and
recreation policies of the Coastal Act.
Staff recommends a YES vote on the foregoing motion. Passage of this motion by voting
“Yes” as is recommended by staff will result in a finding of No Substantial Issue and
adoption of the following resolution and findings. The local action will become final and
effective. The motion passes only by an affirmative vote of the majority of the appointed
Commissioners present.
Resolution:
The Commission hereby finds that Appeal No. A-1-MEN-16-0007 raises
No Substantial Issue with respect to the grounds on which the appeal has
been filed under Section 30603 of the Coastal Act regarding consistency
of the approved development with the certified LCP and/or the public
access policies of the Coastal Act.

II.

FINDINGS AND DECLARATIONS

A. APPEAL JURISDICTION AND PROCEDURES
Pursuant to Coastal Act Section 30603, Mendocino County’s approval is appealable to
the Commission because the approved development is within a designated “highly scenic
area,” which is a type of sensitive coastal resource area. The Commission’s Appeal
Jurisdiction is further discussed in Appendix A which is hereby incorporated by
reference. The grounds for an appeal are limited to an allegation that the approved
development does not conform to the standards set forth in the certified Local Coastal
Program (LCP).
Coastal Act Section 30625(b) requires the Commission to hear an appeal unless it
determines that no substantial issue 1 exists with respect to the grounds on which the
1

The term “substantial issue” is not defined in the Coastal Act or its implementing regulations. In previous
decisions on appeals, the Commission has generally been guided by the following factors in making
substantial issue determinations: (a) the degree of factual and legal support for the local government’s
decision; (b) the extent and scope of the development as approved or denied by the local government; (c)
the significance of the coastal resources affected by the decision; (d) the precedential value of the local
government's decision for future interpretations of its LCP; and, (e) whether the appeal raises only local
issues, or those of regional or statewide significance.
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appeal has been filed. Even when the Commission chooses not to hear an appeal, an
appellant nevertheless may obtain judicial review of the local government's coastal
permit decision by filing a petition for a writ of mandate pursuant to Code of Civil
Procedure, Section 1094.5. Commission staff has analyzed the administrative record for
the approved project, including the County’s Notice of Final Local Action (Exhibit 7),
the appellant’s claims (Exhibit 8), and the relevant requirements of the Coastal Act and
certified LCP (Appendices C-E). Staff is recommending that the Commission find that
the appeal raises no substantial issue with respect to the grounds on which the appeal has
been filed.
In this case, because the staff is recommending that the appeal raises no substantial issue,
the Commission will hear arguments and vote on the substantial issue question.
Generally, and at the discretion of the Chair, qualified persons will have three minutes
per side to address whether the appeal raises a substantial issue. The only persons
qualified to testify before the Commission on the substantial issue question are the
applicant, the appellants and persons who made their views known before the local
government (or their representatives), and the local government. Testimony from other
persons regarding substantial issue must be submitted in writing. It takes a majority of
Commissioners present to find that no substantial issue is raised.
If the Commission determines that the appeal does raise a substantial issue, the
Commission would continue the de novo portion of the appeal hearing to a subsequent
meeting.
B. LOCAL GOVERNMENT ACTION AND FILING OF APPEAL
The Mendocino Coastal Permit Administrator approved CDP No. 2013-0012 with
conditions on December 16, 2015. No appeal was filed at the local level. The Coastal
Commission’s North Coast District Office received a Notice of Final Local Action on the
approved development on January 8, 2016. The North Coast District Office received a
timely appeal (Exhibit 10) of the County’s decision to grant the permit on January 11,
2016, within 10 working days of receipt by the Commission of the County’s Notice of
Final Action. The appellants include Dan and Carol Clary, David and Sue Preston, Maria
Koskela, Will Kruse, and Pam Ogbin.
The Mendocino Coastal Permit Administrator made verbal modifications to the approved
development during the permit hearing on December 16, 2015 that were not reflected in
the language of the permit conditions submitted as part of the original Notice of Final
Action to the Commission. 2 To rectify this discrepancy, the County subsequently
2

During the December 16, 2015 public hearing, the Coastal Permit Administrator verbally modified the
permit to add an allowance for outdoor events. However, Condition 19 of approval of the local CDP as
listed in the original Notice of Final Local Action received by the Commission on January 11, 2016 stated
that events were allowed within the Albion Schoolhouse structure only. Condition 19 stated in part: “Up to
fourteen (14) events per year and no more than two (2) events per month may be held within the structure
at APN 123-050-11.” In the corrected Notice of Final Local Action received by the Commission on
February 16, 2016, this part of Condition 19 was changed to state: “Up to fourteen (14) events per year and
no more than two (2) events per month may be held at the site,” to reflect the Coastal Permit
Administrator’s modification of the permit to allow for outdoor events.
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rescinded and resubmitted their Notice of Final Action with corrections on February 16,
2016 (Exhibit 7). The Commission’s corrected appeal period therefore began anew on
February 16, 2016 and ran for 10 working days, ending on March 1, 2016. The
previously submitted appeal was deemed filed on the first day of the corrected appeal
period, February 17, 2016.
C. PROJECT DESCRIPTION & SETTING
The County issued a Coastal Development Permit for up to 14 temporary private events
per year and associated development including the installation and maintenance of a
lightly graveled parking lot, the installation of a paved commercial driveway approach,
and the removal of three Eucalyptus trees at 3890 and 3930 Albion-Little River Road, in
the unincorporated community of Albion, Mendocino County (See Exhibits 1-2). The
approved development is located approximately 500 feet north of the Albion River and
550 feet east of Highway One on two parcels each approximately one-acre in size
(Exhibit 3). The eastern parcel (3930 Albion-Little River Road) is developed with a
historic schoolhouse (the Albion Schoolhouse, built in 1929) which is currently used as a
single-family residence and vacation home rental. 3 The western parcel (3890 AlbionLittle River Road), the site of the approved parking lot, is currently undeveloped except
for a drilled well. Northern Bishop Pine Forest, a rare plant community, is found behind
(to the north of) the Albion Schoolhouse structure and to the north and east of the
property. The remainder of the property (including the site of the approved parking lot)
consists of non-native grassland, with minor landscaping in front of the schoolhouse and
eucalyptus trees lining the southern edge of the site along Albion-Little River Road
(Exhibit 6). All approved development is located over 100 feet from the Northern Bishop
Pine Forest Environmentally Sensitive Habitat Area. The topography of the site slopes
gradually from north to south and east to west, with the Albion Schoolhouse and
Northern Bishop Pine Forest ESHA located on the highest northeast portion of the site.
The subject parcels are zoned and classified in the Mendocino County General Plan as
Rural Village (RV) and are located within a designated Highly Scenic Area and Special
Neighborhood (Exhibit 5). 4 The land to the west and south of the subject site is also zone
and classified RV, while the land to the north and east of the site is zone and classified
Remote Residential (RMR-20). The RV parcels to the west and south of the subject
property are primarily either vacant or developed with single-family residences, while the
RMR land to the north is developed for agricultural use.
The subject property has been used sporadically over the past fifteen years to host special
events. In 2013, a County violation case was opened to address allegations that the
property had been holding special events without the proper permits. The subject local
CDP seeks to bring the use of the property into compliance with the certified LCP.
The County has approved the use of the site for temporary events and associated
development subject to 27 conditions. A number of the conditions impose limitations on
3

The owners have a valid business license for use of the property as a vacation home rental.

4

The communities and service centers designated as RV, including Albion, are protected as Special
Neighborhoods (See CZC Section 20.504.020).
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the allowed temporary events. Condition 19 limits the number and duration of events (to
a maximum of fourteen per year and two per month lasting no more than one day each),
and limits the size of events (to a maximum of 106 attendees for events between May 15
and October 31 and a maximum of 14 passenger vehicles for events between November 1
and May 15). In addition, Condition 20 limits the event operation hours to between 10
AM and 10 PM daily, and Condition 13 prohibits amplified sound outside the Albion
Schoolhouse structure. Finally, under Condition 27, the CDP is only valid for a period of
three years after issuance and may only be renewed if it is determined that the special
event use has not adversely affected the Rural Village designated community.
A number of conditions are imposed to ensure the property’s existing water supply, septic
system, and historic schoolhouse structure can accommodate the approved temporary
events use. Condition 25 imposes a number of recommendations made by the Mendocino
County Division of Environmental Health regarding water and septic capacity, including
limiting events to a maximum of one per week and four per month, requiring portable
toilets be provided for events that exceed 50 attendees, and requiring installation of a
2,500-gallon water storage tank to provide sufficient water reserves. In addition,
Condition 17 requires in part that the applicant hire a qualified site evaluator to determine
whether the existing septic system at the Albion Schoolhouse is in proper working order.
A number of the conditions also relate to the approved parking area, including: (a)
Condition 11 requiring the parking area to adhere to yard setback standards of the RV
zoning district; (b) Condition 12 requiring the parking area to be surfaced at a minimum
with light gravel; (c) Condition 15 requiring submittal of a parking plan demonstrating
compliance with various County parking standards; (d) Condition 16 prohibiting event
parking along Highway 1, Albion-Little River Road, or along the driveway; (e) Condition
21 prohibiting lighting in the parking field and requiring all exterior lighting at the site to
be downcast and shielded; (f) Condition 24 requiring submittal of a landscaping plan that
shields the parking area from view and reduces the impacts of vehicle headlights leaving
at night; and (g) Condition 26 limiting the use of the parking area to the dry season
between May 15 and October 31.
D. APPELLANT’S CONTENTIONS
The appeal filed by Dan and Carol Clary, Maria Koskela, Will Kruse, David and Sue
Preston, and Pam Ogbin is attached as Exhibit 8. The appeal raises three main
contentions. First, the appeal alleges that the approved use of the site is inconsistent with
the site’s Rural Village (RV) zoning and land use designation, as well as the temporary
use provisions of the certified LCP. Second, the appeal alleges the approved development
is out of character with its setting, inconsistent with policies of the certified LCP
pertaining to Highly Scenic Areas, Special Neighborhoods, and areas designated Rural
Village (RV). Finally, the appeal alleges that the site has inadequate water capacity to
serve the approved development, inconsistent with policies of the certified LCP requiring
proof of adequate water supply.
As set forth in Section 30603 of the Coastal Act, after certification of its LCP, an appeal
of a local government-issued CDP is limited to allegations made on the grounds that the
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approved development does not conform to the standards set forth in the certified LCP.
As discussed below, the Commission finds that all of the contentions raised by the
appellant are valid grounds for appeal, but none raise a substantial issue of conformance
of the approved development with the policies of the certified LCP. The three contentions
are discussed separately below. The relevant policies are included in Appendices C-E.
E. ANALYSIS OF APPELLANT’S CONTENTIONS
Allowable Use
The subject parcels and surrounding neighborhood are zoned and classified in the
Mendocino County General Plan as Rural Village (RV). The appellants allege that the
approved use of the site for temporary events is not allowed as a permitted use in the RV
district.
The existing use of the Albion Schoolhouse as a single-family residence and vacation
home rental is consistent with the RV classification and zoning as a principally permitted
use. Contrary to the appellants’ assertion that the approved use of the home for temporary
events is not one of the enumerated uses within the RV district, the approved use of the
site for temporary events is allowable under the temporary use provisions of the certified
LCP, which allow for entertainment events or religious assembly temporary uses and
associated development in any zone (CZC § 20.460.020(A)), in compliance with a
number of provisions (See Appendix C, CZC §§ 20.460.005-20.460.020). These
provisions include a limitation that the period of operation of the entertainment event or
religious assembly temporary use not exceed fourteen days in any twelve month period,
and a requirement that a Coastal Development Permit be obtained for gatherings of one
hundred to one thousand persons. The County’s conditions of approval for the subject
CDP limit the number of special events at the site to a maximum of fourteen per year
each lasting no more than one day, and limit the occupancy of the site to 106 persons,
consistent with the temporary use provisions of the certified LCP. Therefore, the
approved development is allowable in the RV district pursuant to the temporary use
provisions of the LCP.
The approved development includes improvements to the driveway approach to the
County road to meet commercial standards and the placement of “light gravel” in the
adjacent field to accommodate event parking. The appeal contends that the temporary use
provisions of the certified LCP only allow temporary changes to a property and do not
authorize these physical changes to the land. However, as specified above, the temporary
use provisions of the certified LCP allow for certain specified “temporary uses and
associated development” in any zone (CZC § 20.460.010). Moreover, the commercial
driveway approach is required by Condition 10 of the County approval in response to a
request by Mendocino County Department of Transportation to address ingress and
egress of event attendees, and the lightly graveled parking lot is required by Condition 15
of the County approval to ensure that adequate parking is provided for temporary events
of up to 106 persons at the site. The removal of the three eucalyptus trees will improve
the site distance around the blind curve. As the approved driveway approach, parking
area, and tree removal are associated with and incidental to the use of the site for
temporary events, these physical changes to the site are allowable under the temporary
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use provisions of the certified LCP as “associated development”. In addition, the
expanded driveway approach, lightly graveled parking area, and the removal of trees are
all developments that can serve the existing residential and vacation rental use of the
property and are permissible within the Rural Village zoning district whether or not they
are needed to accommodate temporary events.
The appellants also allege that the approved development is not consistent with the intent
of the RV district to provide neighborhood commercial services. The certified LCP
requires that approval of a Coastal Development Permit be accompanied by findings that
the development is consistent with the purpose and intent of the zoning district applicable
to the property [CZC Section 20.532.095(A)(3)]. The intent of the Rural Village
designation is "to preserve and maintain the character of the rural atmosphere and visual
quality of existing coastal rural villages; to provide a variety of community-oriented
neighborhood commercial services; and to provide and allow for mixed residential and
commercial activities" (LUP 2.2 - Intent; and CZC § 20.388.005). The appellants argue
that the approved use of the site for temporary events is not a neighborhood commercial
service which is defined by the County’s Coastal Zoning Code as “commercial retail
services of a small scale, convenience retail stores and services commonly located in or
adjacent to and providing direct services to residential zones including banks,
foodmarkets, and drugstores” (CZC § 20.324.100). While it is true that the use of the site
for temporary events is not a neighborhood commercial service, this fact does not make it
inconsistent with the intent of the RV district. Neighborhood commercial services are not
the only commercial uses permissible within the RV zoning district. As discussed above,
temporary uses such as entertainment events which can be of a commercial nature are
expressly permissible in all zoning districts, including the RV district. Further, the intent
of the RV designation includes providing both a variety of community-oriented
neighborhood commercial services and providing and allowing for a mix of residential
and commercial activities. The use of the subject property as a residence/vacation home
rental as well as a temporary event location provides a mix of residential and commercial
activities consistent with the intent of the RV zoning district.
As the degree of factual and legal support for the County’s decision is high and the extent
and scope of the development is small in scale given that the approved development is
limited to 14 temporary events per year, the Commission finds that the appeal raises no
substantial issue with regard to the approved project’s consistency with LCP policies
regarding allowable uses in the RV district.
Compatibility with Character of Setting
The County-approved development is located east of Highway One within a designated
Highly Scenic Area and Special Neighborhood (See Appendix D, especially LUP
Policies 3.5-2 & 3.5-3; and CZC §§ 20.388.060, 20.504.015, & 20.504.020). The
Mendocino County LCP requires that any new development in highly scenic areas be
subordinate to the character of its setting [LUP 3.5-1 & 3.5-3; CZC §§ 20.504.015 &
20.504.020], and that any new development in Special Neighborhoods remain within the
scope and character of existing development in the surrounding neighborhood [LUP 3.52; CZC § 20.504.020(C)(1)]. The project site is also zoned and designated Rural Village
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(RV), and the certified LCP specifies that the intent of the RV designation is in part to
preserve and maintain the character of the rural atmosphere and visual quality of the
existing coastal village [LUP 2.2; CZC § 20.388.005]. The Mendocino County LCP
identifies Albion Village as “one of the coast’s most striking townscapes” with a “wood
trestle bridge in the foreground of a small village that clings to the edge of the hill” (LUP
4.9 – Albion Village).
Taking the various applicable community character policies together, to be consistent
with the LCP, the approved development must: (1) be subordinate to the character of its
setting; (2) remain within the scope and character of existing development in the
neighborhood; and (3) preserve and maintain the character of the rural atmosphere and
visual quality of Albion Village.
The appellants contend that the character of the project site as well as the character of the
surrounding area is residential, and therefore the approved commercial activities and
associated development are out of character with existing development in the
neighborhood. The appeal states that there are two Albion Rural Villages, one on the
south side and one on the north side of the Albion River:
When the Lumber Mill built the town they put homes and the Business
(commercial) section on the South Side of the Albion River. The Post
Office, Grocery Store, Hardware Store and Fire Department are still
there. There is nothing commercial in the North Side Highly Scenic Rural
Village. The North Side was subdivided in 1893 and became the
residential section. There were at least 30 houses. It was called Michigan
Hill and the homes housed the administrators and the Mill workers
cottages…
The appeal asserts that the approved use of the property for temporary events is a
commercial activity that is inconsistent with the character of the Rural Village north of
the Albion River because this area was historically and is currently residential in nature
with no retail establishments.
Whether or not a common retail establishment would better fit the character of the Rural
Village neighborhood on the south side of the Albion River where the grocery store,
hardware store, and other commercial establishments are clustered, the County-approved
CDP does not permit the use of the property as a retail establishment. The use of the
existing residence for temporary events approved under the subject CDP is very different
in character than common retail commercial activity.
And although the Rural Village neighborhood north of the Albion River does have a
predominately residential character, the subject property itself has a unique character very
different from those surrounding residences. The subject property contains the Albion
Schoolhouse structure, a white, one-story, 4,850-square-foot institutional building located
at a topographically high point on top of a grassy hill on the eastern edge of the
neighborhood, backed by a coniferous forest to the north and east. There is a large
expanse of grassland to the west of the structure between the structure and neighboring
residences, and a large grassy front yard (to the south) with a 13,000-square-foot loop
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driveway and Eucalyptus windrow along the southern property boundary. The Albion
Schoolhouse structure was constructed in 1924 to serve as a grammar school for the
Albion community, and, according to the local record, operated as a school until 1967.
Since that time, the structure has been used for a variety of civic, commercial, and
residential uses, most recently as a single family residence and vacation home rental. As
acknowledged in the appeal, despite these different uses, the character of the property has
never changed. Whatever its actual use at the time, the Albion Schoolhouse structure has
always appeared to be a prominent civic building and focal point within the residential
community where public assembly activities, such as the approved use of the property for
a maximum of 14 temporary events per year for up to 100 people, would not be
unexpected.
The appellants also assert that the approved development creates a scale and intensity of
use that is inconsistent with the rural atmosphere of Albion Village and is not subordinate
to the character of the setting. The appeal discusses both the visual impact of the
approved temporary events and associated development on the character of the
neighborhood, as well as the impacts of increased noise and traffic generated by the
events.
As the appeal describes, the Albion Schoolhouse is perched on a hill overlooking the
village, visible from Highway 1 to the north (Exhibit 6). The appeal contends that from
such a location, structures and outdoor events are likely to be highly visible and light and
sound from temporary events could carry a significant distance. However, the building
does not comprise a prominent part of the view from the highway. The building is
screened from view by intervening topography and trees for northbound travelers and can
only be seen to southbound travelers for a short period as travelers approach Albion.
Also, the view of the building is inland of the highway and opposite the direction of view
of most visitors which is towards the ocean. In addition, the building is separated from
the highway by other residential properties. Furthermore, the County approved
development has been conditioned to not only limit the scale and intensity of use of the
site but to shield the surrounding neighborhood from potential visual, noise, and traffic
impacts of temporary events. The conditions of approval limit the number of temporary
events to a maximum of fourteen events per year, two events per month, and one event
per week, with each event (including event parking) limited to one day in duration
between the hours of 10AM and 10PM (See Exhibit 7, pgs. 4-5, Conditions 19, 20, and
25). The conditions of approval also limit the number of occupants on the site to 106
people (including event staff) during the dry season period of May 15 and October 31.
During the rainy season when the new parking area on the western parcel is not allowed
to be used, special events are further limited in size to the number of people that can be
accommodated by 14 passenger vehicles to ensure all attendee parking can be
accommodated on the Albion Schoolhouse parcel.
In addition to restrictions on the number, duration, and size of temporary events, light and
sound pollution is reduced by Condition 13 which (a) prohibits amplified sound outside
the Albion Schoolhouse structure and (b) mandates compliance with the Exterior Noise
Limit Standards contained in Appendix B of Division II of Title 20 of the Mendocino
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County Code (MCC); and Condition 21 which (a) requires all exterior lighting to be
downcast and shielded in compliance with MCC Section 20.504.035, and (b) prohibits
exterior lighting in the parking field. Furthermore, Condition 16 prohibits event parking
along Highway 1, Albion-Little River Road, and along the driveway where it may disturb
the adjacent residential properties and the rural atmosphere of the area. Finally, the
County approval includes a condition that (a) limits the authorization term of the permit
to a period of three years after issuance, and (b) only allows permit renewal if it is
determined that the special event use has not adversely affect the Rural Village
designated community. Thus, to further ensure that the special event use preserves and
maintains the character of the rural atmosphere and designated Special Neighborhood,
additional restrictions may be added or a new permit may not be granted, terminating the
temporary event use.
Regarding the physical changes to the site being made to accommodate the special event
use, such structural development is minor and does not involve the construction of new
buildings that may detract from the prominence or historic character of the Albion
Schoolhouse or the historic character of other existing buildings in the Albion Village.
The approved commercial-grade driveway approach is an improvement to an existing
driveway, adding 1,000 square feet of paved surface to the first 20 linear feet of the
existing 13,000 square-foot gravel loop driveway at its intersection with the County road
(Albion-Little River Road). Because the apron is sited in a relatively flat area, minimal
grading or landform alteration will be required to accommodate this improvement. As the
apron is a low-lying feature and located at a low point on the property with trees and
shrubs lining the road on either side, the driveway apron will not be visually prominent
and will only be visible to people passing directly by it on Albion-Little River Road. The
parking area is approved as a lightly graveled lot to allow grass species to persist, and is
only permitted to be used in the dry season to avoid erosion and the creation of ruts. A
lightly graveled parking area designed to accommodate the growth of grass and used less
than fourteen times per year has a very different character than a paved commercial
parking lot. In addition, Condition 24 of the County approval requires the submittal of a
landscaping plan that shields the parking area from view and reduces the impact of
vehicle headlights leaving at night. The landscaping plan is also required to minimize the
visibility of the development.
Therefore, the degree of factual and legal support for the County’s decision is high, the
extent and scope of the approved development is small in scale, and the consistency of
the approval with the local community character does not raise an issue of statewide
concern. . Therefore, the Commission finds that the appeal raises no substantial issue
with regard to the approved project’s consistency with the policies of the certified LCP
requiring that approved development must: (1) be subordinate to the character of its
setting; (2) remain within the scope and character of the existing development in the
neighborhood; and (3) preserve and maintain the character of the rural atmosphere and
visual quality of the existing coastal village of Albion.
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Adequacy of Water Supply
The certified LCP requires that the approving authority determine whether an adequate
on-site water source to serve proposed development is available before approving a
coastal development permit (CZC Section 20.532.095). The certified LCP also requires
that potential major water users show proof of an adequate water supply and evidence
that the proposed use shall not adversely affect contiguous or surrounding water
sources/supplies [LUP 3.8-9; CZC § 20.516.015].
The appellants raise concerns about the water quantity usage of the approved
development and its impacts on the wells of adjacent properties as well as its cumulative
impacts on the aquifer. The appeal describes how the Albion Village north of the Albion
River suffers from a marginal water supply with wells on existing residences periodically
running dry despite the installation of storage tanks and the voluntary imposition of water
conservation measures. According to the appellants, the lack of available groundwater
prevents significant new development in the neighborhood:
The Albion Schoolhouse was built in 1923 and the Lumber Mill closed in
1928. When the Mill closed they took down the water system which was a
flume carrying water several miles from Dark Gulch to the North Side
Village. At that time they tore down the houses that could not prove water.
That left 11 houses that are still here today. One new house has been built
since 1928. Water has been an ongoing issue for the North Side Rural
Village.
The appellants are concerned that the subject property does not have an adequate water
supply to serve the approved temporary event use in addition to the existing residence/
vacation home rental use. The subject property owned by the Applicants has two wells:
one on the western vacant parcel that will be used for parking and one on the eastern
Albion Schoolhouse parcel. According to a memorandum from the County’s Director of
Environmental Health dated December 2015, a Proof of Water test was performed on the
well on the western vacant parcel (3890 Albion-Little River Road) as part of a
hydrological study (See Exhibit 7, pg. 51). The hydrological study appears to have been
performed as part of the review of a 1994 land division that created the vacant parcel and
three others (Mendocino County Case No. CDMA 30-93). Over the course of a
seventeen-hour pump test, the well produced 4 gallons per minute at a steady state. A
total of 3,915 gallons of water were extracted during the test. The hydrological test also
monitored the effect of that well on the nearest neighboring well. The well on the
neighboring parcel (not part of the subject CDP), which is about 75 feet away, exhibited
a net drawdown of approximately 3 inches, which, according to the County’s Mendocino
Coastal Groundwater Development Guidelines, is considered less than significant.
According to the hydrological study, the well that was installed on the western vacant
parcel adjoining the Albion Schoolhouse parcel was intended to supply an individual
residence with expected water supply needs of 540 gallons per day on a sustained basis,
and peak daily uses of as much as 1,000 to 1,500 gallons per day. In December 2015,
Carl Rittiman and Associates, Inc. (CRA) prepared an estimate of water usage during a
one-day temporary event with 100 attendees and 6 event staff present (See Exhibit 7, pg.

13

A-1-MEN-16-0007 (Mintz & Shapiro)
52-53). CRA estimated that such an event would require approximately 474 gallons of
water. Since the subject CDP allows for up to 14 events per year, the water usage for
temporary events each year is estimated at a maximum of 6,636 gallons.
The DEH memorandum states that this usage is well below the 197,100 gallon
anticipated annual consumption of an individual residence used to analyze proof of water
on the western vacant parcel. However, the well on the western vacant parcel will not
only be used to supply water for the temporary events, but also for the Albion
Schoolhouse residence/ vacation home rental. Commission staff received information
from the applicants who own the subject property confirming that they have connected
the water well on the western vacant parcel that will be used for temporary event parking
to the Albion Schoolhouse parcel (APN 123-050-11) to serve as the building’s primary
water source because the well on the adjacent western vacant parcel is a deeper well and
produces more water. (See Exhibit 9, pg.1). Therefore the estimated water usage for the
well on the vacant parcel is closer to 203,463 gallons per year (197,100 gallons for the
permanent residence and 6,636 gallons for temporary events).
Nonetheless, the volume of water supplied by the well appears more than sufficient to
serve the combined demand for the residence and the 14 temporary events approved per
year. The well would potentially need to support a peak daily use of 1,974 gallons (if the
Albion Schoolhouse is experiencing a peak daily use of 1,500 gallons and a special event
of 106 persons is occurring requiring 540 gallons). As the well on the western vacant
parcel produced 4 gallons per minute at a steady state and 3,915 gallons of water total
during a seventeen-hour pump test, the well produces more than double the volume of
water in one day than would be needed at periods of peak demand. Furthermore, the
County has imposed a number of conditions of approval of the subject CDP to assure the
demand for water does not exceed the capacity of the water source, including a condition
requiring the installation of a 2,500-gallon water tank to provide sufficient water reserves.
In addition, to prevent actual events from exceeding the water usage estimate calculated
by CRA, the conditions of approval of the CDP limit the maximum occupancy of the site
to 106 persons (the number of people used in the CRA water usage analysis). The
conditions of approval also require that the permittee provide portable toilets for events
that exceed fifty attendees, which will reduce the demand for water for flushing toilets.
The condition requiring portable toilets is significant because the water usage estimate
calculated by CRA indicates that 424 of the total of 474 gallons of water required to serve
a temporary event is needed for bathroom use, of which three-fourths (or 318 gallons) is
needed for flushing toilets. The water usage analysis performed by CRA therefore
supports the adequacy of water as approved by the local government because it indicates
that the projected demand for water for the temporary event use was based on an
assumption that no portable toilets would be used (See Exhibit 7, pg. 53) even though
portable toilets are required as a condition of approval.
The appellants argue that because the hydrological study used by Carl Rittiman and
Associates and DEH to analyze water capacity was conducted in the 1990s prior to the
use of the Albion Schoolhouse as a vacation rental, the hydrological study fails to capture
current baseline conditions. According to the appellant, the baseline water usage of the
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property is greater than assumed because the hydrological study based water usage on a
permanent residence rather than as a vacation home rental that sleeps 10-14 people. The
applicants respond that because the vacation rental is only occupied 30% of the year, it
uses less water than a permanent residence. The applicants also submitted a report of a
well test performed on the well on the western vacant parcel by Horizon Real Estate
Inspection Services in April 2014. The report states that the well exhibited a recovery rate
of 8.1 gallons per minute during the well test and estimates that at this rate the well is
capable of producing 11,664 gallons of water in a twenty-four hour time period (See
Exhibit 9, pg. 6). This estimate is significantly higher than what was reported by CRA in
the 1990s Proof of Water Test, which found that the well on the western vacant parcel
produced 4 gallons per minute at a steady state and 3,915 gallons of water total during a
seventeen-hour pump test.
After receiving the additional well test information and in light of the appellants’
concerns about the adequacy of the well, Commission staff has asked DEH whether they
believe the new well test information submitted by the applicants further demonstrates
the sufficiency of the well and to clarify whether they believe adequate water supply has
been demonstrated to support 14 temporary events at the site annually in addition to the
site’s current residential/ vacation home rental use. DEH responded by email on March
16, 2016 that although they do not recognize the validity of the well test reported by
Horizon Real Estate Inspection Services, they are satisfied that the Proof of Water Test
conducted as part of the Hydrological Study demonstrates that there is adequate water to
support 14 temporary events, especially with the required increase in storage capacity and
other conditions imposed. In addition, DEH recognizes that the applicants/landowner are
using the same well to support the uses at the Albion Schoolhouse and believe there is no
problem with the well serving both the existing schoolhouse uses and the approved
temporary events (See Exhibit 10, pg. 1).
Given County approval (a) only results in the addition of a maximum of 14, one-day, 106
person events per year, and (b) is only valid for a period of three years, the Commission
finds that the appeal of the development as approved by the local government does not
raise a substantial issue regarding the approved project’s consistency with the policies of
the certified LCP related to adequacy of water supply.
F. CONCLUSION
For the reasons stated above, the Commission finds that there is factual and legal
evidence in the record to support the County’s approval of a CDP. The Commission
therefore finds that the appeal raises no substantial issue with respect to the grounds on
which it was filed.
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APPENDIX A
COMMISSION’S APPEAL JURISDICTION OVER THE PROJECT
On December 16, 2015 the Mendocino County Coastal Permit Administrator approved
CDP No. 2013-0012 with conditions for the use of an existing residence as a facility for
temporary events, up to fourteen (14) per year, and associated development.
After certification of Local Coastal Programs (LCPs), Section 30603 of the Coastal Act
provides for limited appeals to the Coastal Commission of certain local government
actions on coastal development permits (CDPs). Section 30603 states that an action taken
by a local government on a CDP application may be appealed to the Commission for
certain kinds of developments, including developments located within certain geographic
appeal areas, such as those located between the sea and the first public road paralleling
the sea, or within 300 feet of the inland extent of any beach, or of the mean high tide line
of the sea where there is no beach, or within 100 feet of any wetland or stream, or within
300 feet of the top of the seaward face of any coastal bluff, or those located in a sensitive
coastal resource area. Furthermore, developments approved by counties may be appealed
if they are not designated the “principal permitted use” under the certified LCP. Finally,
developments which constitute major public works or major energy facilities may be
appealed, whether approved or denied by the city or county. The grounds for an appeal
are limited to an allegation that the development does not conform to the standards set
forth in the certified LCP and, if the development is located between the first public road
and the sea, the public access policies set forth in the Coastal Act.
The subject development is appealable to the Commission pursuant to Section 30603 of
the Coastal Act because the approved development is located within a designated “highly
scenic area,” which is a type of sensitive coastal resource area. Section 30116 of the
Coastal Act defines Sensitive Coastal Resource Areas as follows:
"Sensitive coastal resource areas" means those identifiable and
geographically bounded land and water areas within the coastal zone of
vital interest and sensitivity. "Sensitive coastal resource areas" include
the following:
(a) Special marine and land habitat areas, wetlands, lagoons, and estuaries as
mapped and designated in Part 4 of the coastal plan.
(b) Areas possessing significant recreational value.
(c) Highly scenic areas. (emphasis added)
(d) Archaeological sites referenced in the California Coastline and Recreation
Plan or as designated by the State Historic Preservation Officer.
(e) Special communities or neighborhoods which are significant visitor
destination areas.
(f) Areas that provide existing coastal housing or recreational opportunities for
low- and moderate-income persons.
(g) Areas where divisions of land could substantially impair or restrict coastal
access.
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Section 30502 of the Coastal Act indicates that sensitive coastal resource areas are areas
within the coastal zone where the protection of coastal resources and public access
requires, in addition to the review and approval of zoning ordinances, the review and
approval by the Commission of other implementing actions to protect coastal resources.
Sensitive coastal resource areas (SCRAs) can be designated either by the Commission
pursuant to Section 30502 of the Coastal Act, or by local government by including such a
designation in its Local Coastal Program (LCP).
Section 30502 directs the Commission to designate SCRAs not later than September 1,
1977, pursuant to a report which must contain the following information:
(1) A description of the coastal resources to be protected and the reasons why the
area has been designated as a sensitive coastal resource area;
(2) A specific determination that the designated area is of regional or statewide
significance;
(3) A specific list of significant adverse impacts that could result from
development where zoning regulations alone may not adequately protect
coastal resources or access;
(4) A map of the area indicating its size and location.
The Commission did not ultimately designate SCRAs or make recommendations to the
Legislature, as contemplated by Section 30502 and 30502.5. Because it did not designate
SCRAs, the Commission does not have the authority to require local governments to
adopt such additional implementing actions. Nothing in Sections 30502 or 30502.5,
however, overrides other provisions in the Coastal Act that assign primary responsibility
to local governments for determining the contents of LCPs and that authorize local
governments to take actions that are more protective of coastal resources than required by
the Coastal Act. Such Coastal Act provisions support the position that the Commission
does not have the exclusive authority to designate SCRAs. In 1977, the Attorney
General’s Office advised the Commission that if the Commission decided not to
designate SCRAs, local government approvals of development located in SCRAs
delineated in LCPs would nonetheless be appealable to the Commission.
The ability of local governments to designate SCRAs in LCPs is further supported by the
legislative history of changes to Section 30603. In 1982, after the 1978 deadline for the
Commission to designate SCRAs, the Legislature amended the provisions of Section
30603 that relate to appeals of development located in SCRAs (Cal. Stats. 1982, c. 43,
sec. 19 (AB 321 - Hannigan)). The Legislature's 1982 revisions to the SCRA appeal
process demonstrate that the Commission's decision not to designate SCRAs did not have
the effect of preventing local governments from designating SCRAs through the LCP
process. If the Commission's decision not to designate SCRAs rendered the Coastal Act
provisions that relate to SCRAs moot, the Legislature's action in 1982 would have been a
futile and meaningless exercise. Instead, by deliberately refining the SCRA appeal
process, the Legislature confirmed that local governments continue to have the authority
to designate SCRAs.
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Although a city or county is not required to designate SCRAs in their LCP, at least four
local governments have chosen to do so. The Commission has certified LCP’s that
contain SCRA designations from the City of Grover Beach (1982), San Luis Obispo
County (1987), the City of Dana Point (1989) and the segment of Mendocino County’s
LCP that covers areas outside of the Town of Mendocino (1992).
Designation of SCRAs in this manner is consistent with the reservation of local authority,
under Section 30005, to enact certain regulations more protective of coastal resources
than what is required by the Act. As noted above, the Coastal Act does not require local
governments to designate SCRAs, but local governments are allowed to designate such
areas.
The appeal of Mendocino County Coastal Development Permit No. CDP No. 2013-0012
was accepted by the Commission on the basis that the project is located in a sensitive
coastal resource area designated by Mendocino County and certified by the Commission
when the County’s LCP was certified in 1992.
The applicable designation of sensitive coastal resource areas was accomplished in the
LCP by defining sensitive coastal resource areas within the LCP to include “highly scenic
areas,” and by mapping specific geographic areas on the certified Land Use Maps as
“highly scenic.” Chapter 5 of the Mendocino County General Plan Coastal Element (the
certified Land Use Plan) and Division II of Title 20, Section 20.308.105(6) of the
Mendocino County Coastal Zoning Code (CZC), both define “Sensitive Coastal Resource
Areas” to mean “those identifiable and geographically bounded land and water areas
within the coastal zone of vital interest and sensitivity.” Subparts (c) of these sections
include “highly scenic areas.” This definition closely parallels the definition of SCRA
contained in Section 30116 of the Coastal Act. Mendocino LUP Policy 3.5 defines highly
scenic areas to include, in applicable part, “those [areas] identified on the Land Use Maps
as they are adopted.” Land Use Map 18, “Albion,” designate the area where the property
is located that is the subject of Mendocino County Permit No. 2013-0012 as highly
scenic. Therefore, it is clear that by defining sensitive coastal resource areas to include
highly scenic areas, and by then mapping designated highly scenic areas on the adopted
Land Use Maps, the County intended that highly scenic areas be considered sensitive
coastal resource areas.
Section 30603 of the Coastal Act states that “after certification of its local coastal
program, an action taken by a local government on a coastal development permit may be
appealed to the Commission…” Included in the list of appealable developments are
developments approved within sensitive coastal resource areas. Additionally, Division II
of Title 20, Section 20.544.020(B)(6) of the certified Mendocino County Coastal Zoning
Code specifically includes developments approved “located in a sensitive coastal
resource area” as among the types of developments appealable to the Coastal
Commission.
Therefore, for all of the above reasons, the Commission finds that as (1) highly scenic
areas are designated and mapped in the certified LCP as a sensitive coastal resource area,
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and (2) approved development located in a sensitive coastal resource area is specifically
included among the types of development appealable to the Commission in the certified
LCP, Mendocino County’s approval of local Permit No. CDP No. 2013-0012 is
appealable to the Commission under Section 30603(a)(3) of the Coastal Act and Section
20.544.020(B)(6) of the certified Mendocino County Coastal Zoning Code.
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APPENDIX B
SUBSTANTIVE FILE DOCUMENTS
Mendocino County certified local coastal program (LCP)
Appeal File No. A-1-MEN-16-0007, including local record for Mendocino County
Coastal Development Permit No. 12-2103
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APPENDIX C
EXCERPTS FROM THE MENDOCINO COUNTY CERTIFIED LCP
REGARDING LAND USE & ZONING
(Emphasis added)
County of Mendocino Coastal Element (LUP) 2.2 (Description of Land Use Plan Map
Designations) Section on Land Use Classifications states in applicable part:
… … …
Rural Village – Coastal (Map Code: RV)
Intent: To preserve and maintain the character of the rural atmosphere and visual
quality of the following villages: Westport, Cleone, Caspar, Little River, Albion,
Elk and Manchester; and to provide a variety of community- oriented
neighborhood commercial services; and to provide and allow for mixed
residential and commercial activities.
Principal Permitted Use: One dwelling unit per existing parcel and associated
utilities and light agriculture.
Conditional Uses: Cottage industry, neighborhood commercial, visitor
accommodations, public and semi-public facilities and utilities, increased
intensity of existing use, laundromat, electrical transmission and distribution lines
(see Policy 3.11-9), natural gas pipeline (see Policy 3.11-5).
… … …
LUP 4.9 (Dark Gulch to Navarro River Planning Area – Albion Planning Area) states in
applicable part:
… … …
Albion Village
Approaching from the north, motorists see one of the coast's most striking
townscapes: a wood trestle bridge in the foreground of a small village that clings
to the edge of the hill. This village is composed of two segments-the cluster of
dwellings off Albion Ridge Road and the group of buildings on Albion-Airport
Road north of the bridgehead.
Coastal Element Policies: Albion
4.9-1. The Albion community north of the bridge shall be designated Rural
Village. The Albion community at the south end of the bridge shall be
designated Rural Village. Retail establishments shall be limited in type
and size; new stores shall be located only in the areas designated
commercial.
4.9-2. In order to maintain the special community character, building permits
shall require that building materials, color and architectural forms of new
structures exposed to public view be similar to those existing buildings.
Existing buildings shall not be remodeled in a manner that would detract
from their historic character.
… … …
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Mendocino County Coastal Zoning Code (CZC) Section 20.324, Coastal Commercial
Use Types, states in applicable part:
… … …
20.324.100 Neighborhood Commercial Services. Commercial retail services of
a small scale, convenience retail stores and services commonly located in or
adjacent to and providing direct services to residential zones including banks,
foodmarkets, and drugstores.
… … …
CZC Section 20.388, RV – “Rural Village District”, states in applicable part:
20.388.005 – Intent.
This district is intended to preserve and maintain the character of the rural
atmosphere and visual quality of existing coastal rural villages; to provide a
variety of community-oriented neighborhood commercial services; and to provide
and allow for mixed residential and commercial activities.
20.388.010 – Principal Permitted Uses for RV Districts.
The following use types are permitted in an RV District:
(A) Coastal Residential Use Types.
Family Residential: Single-family; Vacation Home Rental.
(B) Coastal Agricultural Use Types.
Light Agriculture;
Row and Field Crops;
Tree Crops.
(C) Coastal Open Space Use Types.
Passive Recreation
20.388.015 – Conditional Uses for RV Districts.
The following use types are permitted in the RV District upon the issuance of a
coastal development use permit:
(A) Coastal Civic Use Types.
Administrative Services: Government;
Alternative Energy Facilities: On-site;
Ambulance Services;
Cemetery Services;
Clinic Services;
Community Recreation;
Cultural Exhibits and Library Services;
Day Care Facilities/Small Schools;
Educational Facilities;
Fire and Police Protection Services;
Group Care;
Lodge, Fraternal and Civic Assembly;
Major Impact Services and Utilities;
Minor Impact Utilities;
Religious Assembly.
(B) Commercial Use Types.
Administrative and Business Offices;
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Animal Sales and Services: Household Pets;
Animal Sales and Services: Veterinary (Small Animals);
Automotive and Equipment: Gasoline Sales;
Automotive and Equipment: Repairs, Light;
Automotive and Equipment: Repairs, Heavy;
Commercial Recreation: Indoor Entertainment;
Commercial Recreation: Indoor Sports and Recreation;
Construction Sales and Services;
Cottage Industries;
Eating and Drinking Establishments;
Food and Beverage Preparation: Without Consumption;
Food and Beverage Retail Sales;
Laundry Services;
Medical Services;
Neighborhood Commercial Services;
Personal Services;
Recycling Centers;
Repair Services: Consumer;
Retail Sales: General;
Wholesaling, Storage and Distribution: Miniwarehouses;
Wholesaling, Storage and Distribution: light;
(C) Visitor Accommodations and Services Use Types.
Bed and Breakfast Accommodation;
Hostel;
Hotel;
Inn;
Motel;
Visitor-oriented Eating and Drinking Establishments;
Visitor-oriented Retail Sales.
… … …
CZC Section 20.460, Temporary Use Regulations, states in applicable part:
20.460.005 – Declaration.
The purpose of this Chapter is to establish standards and conditions for
regulating temporary uses and outdoor gatherings of a temporary nature.
20.460.010 – Identification of Permitted Temporary Uses.
The following temporary uses and associated development may be permitted as
specified by these regulations:
(A) Entertainment Events or Religious Assembly. The temporary gathering
of people for a circus, carnival, concert lecture, art or antique show or
religious purposes.
… … …
20.46.015 – Temporary Uses Subject to Controls.
Temporary uses shall be subject to all regulations as would be applied to any use
located in the same zone, except as otherwise provided by these regulations.
20.460.020 – Entertainment Events or Religious Assembly.
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The temporary gathering of people for a circus, carnival, concert, lecture, art or
antique show or religious purposes may be permitted upon the issuance of a
Coastal Development Permit (Chapter 20.532) in compliance with the following
provisions:
(A) Location. A circus, carnival, concert, lecture, art or antique show or
religious assembly may be permitted in any zone.
(B) Duration. The period of operation of the circus, carnival, concert,
lecture, art or antique show or religious assembly shall not exceed
fourteen (14) days in any twelve (12) month period.
(C) Permits.
(1) Gatherings of one hundred (100) to one thousand (1,000) persons
shall be required to obtain a Coastal Development Permit.
(2) Gatherings of over one thousand (1,000) persons shall be required
to obtain a Coastal Development Use Permit.
(D) Exclusions
(1) The provisions of this section are not intended to include or
regulate private gatherings such as weddings, house-warnings,
family gatherings, barbecue or other similar gatherings.
(2) Public gatherings that have historically and repeatedly taken place
in permanent structures or on existing facilities, unless consistent
with uses allowed in that zone, are considered as nonconforming
uses which will be excluded from the provisions of this section. See
Chapter 20.480 for Nonconforming uses.
… … …
CZC Section 20.532.095, Required Findings for all Coastal Development Permits, states
in applicable part: (A)(3) requires that:
(A) The granting or modification of any coastal development permit by the
approving authority shall be supported by findings which establish that:
… … …
(3) The proposed development is consistent with the purpose and intent of
the zoning district applicable to the property, as well as the provisions
of this Division and preserves the integrity of the zoning district.
… … …
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APPENDIX D
EXCERPTS FROM THE MENDOCINO COUNTY CERTIFIED LCP
REGARDING VISUAL RESOURCES
(Emphasis added)
County of Mendocino Coastal Element (LUP) Section 3.5 (Visual Resources, Special
Communities and Archaeological Resources), Policy 3.5-1 states in applicable part:
… … …
The scenic and visual qualities of Mendocino County coastal areas shall be
considered and protected as a resource of public importance. Permitted
development shall be sited and designed to protect views to and along the ocean
and scenic coastal areas, to minimize the alteration of natural land forms, to be
visually compatible with the character of surrounding areas and, where feasible,
to restore and enhance visual quality in visually degraded areas. New
development in highly scenic areas designated by the County of Mendocino
Coastal Element shall be subordinate to the character of its setting.
LUP Policy 3.5-2 states in applicable part:
… … …
Other communities and service centers along the Mendocino Coast including
Westport, Caspar, Little River, Albion, Elk and Manchester shall have special
protection to the extent that new development shall remain within the scope and
character of existing development by meeting the standards of implementing
ordinances.
LUP Policy 3.5-3 states in applicable part:
The visual resource areas listed below are those which have been identified on
the land use maps and 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 trails,
vista points, beaches, parks, coastal streams, and waters used for recreational
purposes.
… … …
• Portions of the coastal zone within the Highly Scenic Area west of
Highway 1 between the Ten Mile River estuary south to the Navarro River
as mapped with noted exceptions and inclusions of certain areas east of
Highway 1.
… … …
In addition to other visual policy requirements, new development west of Highway
One in designated "highly scenic areas" is limited to one-story (above natural
grade) unless an increase in height would not affect public views to the ocean or
be out of character with surrounding structures. Variances from this standard
may be allowed for planned unit development that provides clustering and other
forms of meaningful visual mitigation. New development should be subordinate to
natural setting and minimize reflective surfaces. All proposed divisions of land
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and boundary line adjustments within "highly scenic areas" will be analyzed for
consistency of potential future development with visual resource policies and
shall not be allowed if development of resulting parcel(s) could not be consistent
with visual policies.
LUP Policy 3.5-4 states in applicable part:
Buildings and building groups that must be sited within the highly scenic area
shall be sited near the toe of a slope, below rather than on a ridge, or in or near
the edge of a wooded area. Except for farm buildings, development in the middle
of large open areas shall be avoided if an alternative site exists.
Minimize visual impacts of development on hillsides by (1) requiring grading or
construction to follow the natural contours; (2) resiting or prohibiting new
development that requires grading, cutting and filling that would significantly and
permanently alter or destroy the appearance of natural landforms; (3) designing
structures to fit hillside sites rather than altering landform to accommodate
buildings designed for level sites; (4) concentrate development near existing
major vegetation, and (5) promote roof angles and exterior finish which blend
with hillside.
… … …
LUP Policy 3.5-5 states in applicable part:
Providing that trees will not block coastal views from public areas such as roads,
parks and trails, tree planting to screen buildings shall be encouraged. In specific
areas, identified and adopted on the land use plan maps, trees currently blocking
views to and along the coast shall be required to be removed or thinned as a
condition of new development in those specific areas. New development shall not
allow trees to block ocean views.
… … …
LUP Policy 3.5-9 states in applicable part:
The location of all new access roads and driveways in rural areas shall be
reviewed prior to any grading work to ensure safe location and minimum visual
disturbance.
… … …
LUP Policy 3.5-15 states in applicable part:
… … …
Security lighting and floodlighting for occasional and/or emergency use shall be
permitted in all areas. Minor additions to existing nightlighting for safety
purposes shall be exempt from a coastal permit. In any event no lights shall be
installed so that they distract motorists and they shall be shielded so that they do
not shine or glare beyond the limits of the parcel wherever possible.

Mendocino County Coastal Zoning Code (CZC) Section 20.388, RV – “Rural Village
District”, states in applicable part:
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20.388.060 – Special Development Regulations.
Development in Westport, Caspar, Little River, Albion, Elk, Manchester, Anchor
Bay and Gualala shall be subject to the development criteria in Section
20.504.020.
CZC Section 20.504.010, “Purpose,” states in applicable part:
The purpose of this section is to insure that permitted development shall be sited
and designed to protect views to and along the ocean and scenic coastal areas, to
minimize the alteration of natural land forms, to be visually compatible with the
character of surrounding areas and, where feasible, to restore and enhance visual
quality in visually degraded areas. (Ord. No. 3785 (part), adopted 1991)
CZC Section 20.504.015, “Highly Scenic Areas,” states in applicable part:
(A) The visual resource areas listed below are those which have been designated
highly scenic and in which development shall be subordinate to the character
of its setting:
… … …
(2) Portions of the Coastal Zone within the Highly Scenic Area west of
Highway 1 between the Ten Mile River estuary south to the Navarro River
as mapped with noted exceptions and inclusion of certain areas east of
Highway 1.
… … …
(C) Development Criteria.
(1) Any development permitted in highly scenic areas shall provide for the
protection of coastal views from public areas including highways,
roads, coastal trails, vista points, beaches, parks, coastal streams, and
waters used for recreational purposes.
… … …
(3) New development shall be subordinate to the natural setting and
minimize reflective surfaces. In highly scenic areas, building materials
including siding and roof materials shall be selected to blend in hue
and brightness with their surroundings.
… … …
(6) Minimize visual impacts of development on hillsides by the following
criteria:
(a) Requiring grading or construction to follow the natural
contours;
(b) Resiting or prohibiting new development that requires grading,
cutting and filling that would significantly and permanently alter
or destroy the appearance of natural landforms;
(c) Designing structures to fit hillside sites rather than altering
landform to accommodate buildings designed for level sites;
(d) Concentrate development near existing major vegetation; and
(e) Promote roof angles and exterior finish which blend with
hillside.
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… … …
(10) Tree planting to screen buildings shall be encouraged, however,
new development shall not allow trees to interfere with coastal/ocean
views from public areas.
… … …
(13) Access roads and driveways shall be sited such that they cause
minimum visual disturbance and shall not directly access Highway 1
where an alternate configuration is feasible. (Ord. No. 3785 (part),
adopted 1991).
CZC Section 20.504.020, “Special Communities and Neighborhoods,” states in
applicable part:
… … …
(B) The communities and service centers, designated as CRV or CFV, of
Westport, Caspar, Albion, Elk and Manchester, and the additional areas of
Little River, Anchor Bay and Gualala, as described below, shall have special
protection as set forth in Section 20.504.020(C):
(C) Development Criteria.
(1) The scale of new development (building height and bulk) shall be
within the scope and character of existing development in the
surrounding neighborhood.
(2) New development shall be sited such that public coastal views are
protected.
(3) The location and scale of a proposed structure will not have an
adverse effect on nearby historic structures greater than an alternative
design providing the same floor area. Historic structure, as used in
this subsection, means any structure where the construction date has
been identified, its history has been substantiated, and only minor
alterations have been made in character with the original architecture.
(4) Building materials and exterior colors shall be compatible with those
of existing structures.
(D) The scenic and visual qualities of Mendocino County Coastal Areas shall be
considered and protected as a resource of public importance. Permitted
development shall be sited and designed to protect views to and along the
ocean and scenic coastal areas, to minimize the alteration of natural land
forms, to be visually compatible with the character of surrounding areas and,
where feasible, to restore and enhance visual quality in visually degraded
areas. New development in highly scenic areas designated by the County of
Mendocino Coastal Element shall be subordinate to the character of its
setting. (Ord. No. 3785 (part), adopted 1991)
CZC Section 20.504.035, “Exterior Lighting Restrictions” states in applicable part:
(A) Essential criteria for the development of night lighting for any purpose shall
take into consideration the impact of light intrusion upon the sparsely
developed region of the highly scenic coastal zone.
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(1) No light or light standard shall be erected in a manner that exceeds
either the height limit designated in this Division for the zoning district
in which the light is located or the height of the closest building on the
subject property whichever is the lesser.
(2) Where possible, all lights, whether installed for security, safety or
landscape design purposes, shall be shielded or shall be positioned in
a manner that will not shine light or allow light glare to exceed the
boundaries of the parcel on which it is placed.
(3) Security lighting and flood lighting for occasional and/or emergency
use shall be permitted in all areas.
(4) Minor additions to existing night lighting for safety purposes shall be
exempt from a coastal development permit.
(5) No lights shall be installed so that they distract motorists. (Ord. No.
3785 (part), adopted 1991)
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APPENDIX E
EXCERPTS FROM THE MENDOCINO COUNTY CERTIFIED LCP
REGARDING ADEQUACY OF WATER SUPPLY
(Emphasis added)
County of Mendocino Coastal Element (LUP) 3.8 (Transportation, Utilities, and Public
Services) Section 3.8-1 states in applicable part:
Highway 1 capacity, availability of water and sewage disposal system and other
known planning factors shall be considered when considering applications for
development permits.
On the rural side of the Urban/Rural boundary, consideration shall be given to
Land Use Classifications, 50% buildout, average parcel size, availability of water
and solid and septage disposal adequacy and other Coastal Act requirements and
Coastal Element policies.
… … …
LUP Policy 3.8-9 states in applicable part:
… … …
Commercial developments and other potential major water users that could
adversely affect existing surface or groundwater supplies shall be required to
show proof of an adequate water supply, and evidence that the proposed use shall
not adversely affect contiguous or surrounding water sources/supplies. Such
required proof shall be demonstrated prior to approval of the proposed use.
Mendocino County Coastal Zoning Code (CZC) Section 20.308.095 “Definitions (P)”
defines “Proof of Water” and “Adequate Water Supply” as follows:
… … …
(M) Proof of Water" means testing and evaluation of an aquifer to determine the
existence of an adequate water supply. Similar to a hydrological study, but
generally not as complex.
Proof of water as defined above can be clarified further by the review of
additional related definitions as follows:
(1) "Adequate Water Supply" means a combination of production and
storage of sufficient quantities to support proposed uses which will not
adversely affect contiguous and surrounding uses as defined by the
Division of Environmental Health in their publication "Land
Development Requirements," as revised.
(2) "Adversely affect" means lowering of the groundwater table of
contiguous or hydrologically contiguous parcels to the point where
there is no longer an adequate water supply for the uses existing on
the parcels. This definition also includes "undesirable result" (as
defined in this section) as well as lowering of water levels in existing
wells to less than adequate as defined in paragraph (1) of this
subsection or existing usage, whichever is greater.
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(3) “Undesirable result” means a depletion of the groundwater table of
contiguous or surrounding properties, or the lowering of water levels
in existing wells to levels less than adequate for existing uses, or an
adverse cumulative impact where a gradual lowering of the
groundwater levels will eventually lead to a depletion of the supply.
(4) “Hydrological Study” means a study of the hydrology of a defined
area.
CZC Section 20.532.095, “Required Findings for all Coastal Development Permits,”
states in applicable part:
(A) The granting or modification of any coastal development permit by
the approving authority shall be supported by findings which
establish that:
… … …
(2) The proposed development will be provided with adequate
utilities, access roads, drainage and other necessary facilities;
… … …
(6) Other public services, including but not limited to, solid waste
and public roadway capacity have been considered and are
adequate to serve the proposed development.
… … …
CZC Section 20.516.015, “General Criteria,” states in applicable part:
New development shall be approved subject to the availability of necessary public
services and consistent with the following provisions.
… … …
(B) Water Supply.
… … …
(2) Commercial developments and other potential major water users that
could adversely affect existing surface or groundwater supplies shall be
required to show proof of an adequate water supply, and evidence that the
proposed use shall not adversely affect contiguous or surrounding water
sources/supplies. Such required proof shall be demonstrated prior to final
approval of the proposed use.
… … …
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February 12, 2016

REVISED FINAL FINDINGS AND CONDITIONS OF APPROVAL
CASE# COP_201 3-00 12- ALBION SCHOOLHOUSE LLC/MINTZ-SHAPIRO
12/16/2015

The Coastal Permit Administrator approves Coastal Development Permit# CDP_2013-0012 per the
findings and conditions of approval contained in the staff report and as modified during the public hearing
as follows:
CONDITIONS OF APPROVAL:

1.

This action shall become final on the 11th day following the decision unless an appeal is filed
pursuant to Section 20.544.015 of the Mendocino County Code. The permit shall become effective
after the ten working day appeal period to the Coastal Commission has expired and no appeal has
been filed with the Coastal Commission. The permit shall expire and become null and void at the
expiration of two years after the effective date except where construction and use of the property in
reliance on such permit has been initiated prior to its expiration .
To remain valid , progress towards completion of the project must be continuous. The applicant has
sole responsibi lity for renewin g this application before the expiration date. The County will not
provide a notice prior to the expiration date.

2.

The use and occupancy of the premises shall be established and maintained in conformance with
the provisions of Division II of Title 20 of the Mendocino County Code.

3.

The application, along with supplemental exhibits and related material , shall be considered
elements of this permit, and that compliance therewith is mandatory, unless an amendment has
been approved by the Coastal Permit Administrator.

4.

This permit shall be subject to the securing of all necessary permits for the proposed development
from County, State and Federal agencies having jurisdiction.

5.

The applicant shall secure all requ ired building permits for the proposed project as required by the
Building Inspection Division of the Department of Planning and Building Services.

6.

This permit shall be subject to revocation or modification upon a finding of any one or more of the
followi ng:
a.

The permit was obtained or extended by fraud .

b.

One or more of the conditions upon which the permit was granted have been violated .

c.

The use for which the permit was granted is conducted so as to be detrimental to the public
health, welfare or safety, or to be a nuisance.

d.

A final judgment of a court of competent jurisdiction has declared one or more conditions to be
void or ineffective, or has enjoined or otherwise prohibited the enforcement or operation of one
or more such conditions.
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7.

This permit is issued without a legal determination having been made upon the number, size or
shape of parcels encompassed within the permit described boundaries. Should, at any time, a
legal determination be made that the number, size or shape of parcels within the permit described
boundaries are different than that which is legally required by this permit, this permit shall become
null and void.

8.

If any archaeological sites or artifacts are discovered during site excavation or construction
activities, the applicant shall cease and desist from all further excavation and disturbances within
one hundred (1 00) feet of the discovery, and make notification of the discovery to the Director of the
Department of Planning and Building Services. The Director will coordinate further actions for the
protection of the archaeological resource(s) in accordance with Section 22.12.090 of the Mendocino
County Code.

9.

In order to provide for the protection of natural resources on the site, the following is required:
a.

All project impacts, including materials and equipment storage, and ground disturbing impacts,
shall be limited to areas at least 100 feet from the Northern Bishop Pine Forest.

b.

Invasive English ivy (Hedera helix), English holly (llex aquifiolium), periwinkle (Vinca major) and
cotoneaster (Cotoneaster franchetii) shall be removed from all portions of the property to the
greatest extent practicable.

c.

During construction , any wood stockpiles shall be moved carefully by hand in order to avoid
accidental crushing or other damage to frogs.

d.

New landscaping on the property shall not include any invasive plants and shall ideally consist
of native plants compatible with the existing native plant communities.

10.

The applicant shall obtain an encroachment permit from the Mendocino County Department of
Transportation and construct appropriate improvements to protect the County road . The applicant
shall complete, to the satisfaction of the Department of Transportation , a commercial driveway
_____appmaciLonto___Aibion::Liitle_Ri~e LRoad_(_GR_4_Q_3) ._ Ihe appmach _shaiiJJa~_e_a__minimw;n__wiq!ILo_f_ _ _ _
eighteen (18) feet, and length of twenty (20) feet measured perpendicular to the edge of the County
road , and be paved with asphalt concrete.
11.

Prior to issuance of the Coastal Development Permit, a revised site plan demonstrating compliance
with the required yard setbacks for the parking area and compliance with the corridor preservation
setback from the roadway for the proposed fencing shall be submitted to the Planning Division for
review and approval.

12.

The proposed parking area shall be surfaced, at minimum, with light gravel. Light gravel is defined
as a scattering of gravel , covering approximately twenty-five (25) percent of the surface of a
designated area, with no minimum depth specified.

13.

The applicant shall adhere to the Exterior Noise Limit Standards contained in Appendix B of
Division II of Title 20 of the Mendocino County Code. No amplified sound shall be permitted outside
the structure. Failure to comply with the Exterior Noise Limit Standards may lead to revocation of
this Coastal Development Permit.

14.

Prior to use of the structure for temporary events, the applicant shall obtain a Building Permit for the
necessary occupancy change of the structure, to the satisfaction of the Mendocino County Building
Division. A California licensed architect or engineer shall prepare the plans addressing the (1)
accessibility, (2) exiting, and (3) structural issues. The maximum number of occ~.Jpants at the site
shall be determined d~.Jring revievl of the occupancy change. The maximum occupancy of the
structure shall be limited to one-hundred and six (1 06) persons (including staff) in attendance.
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Failure to limit the number of occupants on the site, in conformance with the maximum occupancy
permitted according to the Uniform Building Code, may lead to revocation of this Coastal
Development Permit.
15.

Prior to issuance of the Coastal Development Permit, a detailed parking plan shall be submitted for
the proposed parking area which shall be located as far from Albion-Little River Road as possible.
The parking plan shall, at minimum, demonstrate compliance with the required parking space size
standards, number of required spaces, circulation, emergency vehicle access, an4-ADA accessible
parking spaces. and stormwater drainage.

16.

There shall be no event parking along Highway 1, Albion-Little River Road, or along the driveway.
Failure to comply with this condition may lead to revocation of this Coastal Development Permit.

17.

Prior to issuance of the Building Permit for the occupancy change, the applicant shall demonstrate,
to the satisfaction of the Mendocino County Division of Environmental Health, the fo llowing:
a.

A qualified site evaluator shall be hired by the owner/applicant to determine whether the
existing septic system is in proper working order and will be able to accept the additional
effluent.

b.

If food is to be prepared on-site, a permit to operate a food facility shall be required from
Environmental Health.

c.

The owner/applicant shall conform to required state drinking water requirements, if
applicable.

18.

A valid Mendocino County Business License for the subject property shall be issued and kept
current by the Mendocino County Tax Collector, and a copy of said license shall be submitted to the
Department of Planning and Building Services prior to the operation of the business.

19.

Up to fourteen (14) events per year and no more than two (2) events per month may be held at the
h_e stEI:Jcture at APN 123 050 11. Parking shall occur at APN 123 050 a2, and shall be
_site wi~l)in__!_
limited to the designated areas shm"tn on the site plan dated July 23, 2015. The maximum number
of attendees shall not exceed one-hundred and six {106) persons during the period of May 15
through October 31, as can be accommodated by on-site parking on the vacant lot. During the
period of November 1 through May 14, attendance shall be limited to fourteen (14) passenger
vehicles, as can be accommodated by the fourteen (14) on-site parking spaces on the same parcel
as the structure. Events shall be limited to one (1) day in duration, where amplified music, event
parking, etc. may occur. Set-up and clean-up and other activities may occur on the day before and
after the actual event day. Failure to comply with this condition may lead to revocation of this
Coastal Development Permit.

20.

Event operation hours shall be limited to between 10 AM to 10 PM daily. Failure to comply with this
condition may lead to revocation of this Coastal Development Permit.

21 .

Lighting for events shall be Prior to issuance of the Coastal Development Permit. Planning Staff
shall perform a site visit and verify that all exterior lighting is downcast and shielded.:., and shall be
limited in illumination pmver to only the amount reqi:Jired for nighttime navigation and safety of the
immediate area surrounding the event area. There shall be no exterior lighting in the parking field .

22.

Should the use of the structure for temporary events cease for any reason for a period of one (1)
year or more, this Coastal Development Permit shall become null and void and a new Coastal
Development Permit shall be required.
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23.

Prior to any ground disturbing activities, the applicant shall obtain all necessary permits from the
·
Mendocino County Air Quality Management District.

24.

Prior to issuance of the Coastal Development Permit. the applicant shall submit a landscaping plan
to the Department of Planning and Building SeNices, which is intended to show how landscape
improvements will minimize the visibility of the structure and associated improvements from
adjacent properties on the south and west sides. Specifically the plan shall shield the parking area
from view and reduce the impact of vehicles headlights leaving at night. Prior to use of the parking
area (allowable beginning on May 15), the applicant shall install all landscaping approved under the
landscaping plan.

25.

The applicant shall adhere to the recommendations from the Division of Environmental Health. as
follows:

a. Events shall be limited to one per week. not to exceed four events per month .
b.

Portable toilets shall be provided for events that exceed fifty (50) attendees.

c.

A 2.500-gallon water storage tank shall be installed to provide sufficient water reseNes.

26.

The use of the parking area shall be limited to the dry season, specifically May 15 through October
31. Failure to comply with this condition may lead to revocation of this Coastal Development Permit.

27.

This permit shall be valid for a period of three (3) years after issuance and may be renewed at the
expiration of three (3) years if it is determined that the special event use has not adversely affected
the Rural Village designated community. The applicant has the sole responsibility of renewing this
permit within the specified time-frame. Notice will not be provided prior to expiration.
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PROJECT DESCRIPTION: Standard Coastal Development Permit for temporary private events, up to fourteen
(14) days per year, such as weddings, community gatherings, and workshops. Associated development includes
the installation and maintenance of a lightly graveled parking lot (at 3890 Albion-Little River Road), installation of
a commercial driveway approach (twenty (20) feet wide tapering fifty (50) feet on either side of driveway along the
road) to Mendocino County Department of Transportation standards, and removal of three (3) Eucalyptus trees to
allow for tapers and improved sight distance on Albion-Little River Road.
SITE DESCRIPTION AND SETTING: The combined 2 acre subject parcels are situated approximately 0.5 miles
north of the town of Albion, on the north side of Albion-Little River Road, approximately 300 feet east of its
intersection with Highway 1. The site is surrounded by residential properties to the east, west and south,
agricultural property to the north. Directly adjacent to the west of the subject parcels is vacant residentially zoned
parcels. 3930 Albion-Little River Road (APN 123-050-11) is currently developed with a single-family residence
and the owners have a valid business license for use of the property as a vacation home rental. 3890 (APN 123050-32) is currently undeveloped, but was used in the past as informal parking. In 2013, a violation case was
opened against the property for holding special events without the proper permits. This Coastal Development
Permit seeks to legalize the holding of temporary events at the subject parcels for up to fourteen (14) days per
year.
OTHER RELATED APPLICATIONS:

ZC# 2013-0009 violation case for the renting of the structure for
large events without the proper permits.

SUMMARY OF REFERRAL AGENCY COMMENTS:
Planning – Ukiah
Mendocino Department of Transportation
Environmental Health – Fort Bragg
Building Inspection – Fort Bragg

Assessor
Caltrans
Department of Fish and Wildlife
Coastal Commission
Albion-Little River Fire District

123-050-32: CDMS 30-93 See conditions. BL 2015-0064
Vacation Home Rental.
Recommended installation of a commercial driveway approach,
per standard requirements.
See comments in Utility section of report.
Currently the structure is an R-3/SFR occupancy. The owner will
need to submit a completed building permit application, and a
plan designed and reviewed by a licensed Architect or Engineer
for a change of building occupancy classification permit. The
plan will detail the portion of the SFR that will be used for events,
and the structural/seismic integrity, as well as the H/C
accessibility aspects for this change to an A-2 or A-3 assembly
occupancy permit.
No response
No response
Provided recommendations on removal of Eucalyptus trees.
Limiting timing of removal to August 31 through February 1.
No response
No response

KEY ISSUES: Coastal Development Permit applications are subject to the findings enumerated in Section
20.532.095 and Section 20.532.100 of the Mendocino County Code (MCC). ATTACHMENT A of this report
individually addresses each of the Required Findings for all Coastal Development Permits and any Supplemental
Findings applicable to this project.
The issues listed below are drawn from ATTACHMENT A and have been determined to be “key issues” because
they either require special conditions for the findings to be made, or they address matters of particular concern by
referral agencies.
Land Use: The subject parcel is zoned and classified in the Mendocino County General Plan as Rural Village. The
intent of the Rural Village district is “to preserve and maintain the character of the rural atmosphere and visual
quality of existing coastal rural villages; to provide a variety of community-oriented neighborhood commercial
services; and to provide and allow for mixed residential and commercial activities.” This application proposes the
use of an existing residence as a facility for temporary events, up to fourteen (14) per year, and associated
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improvements. The proposed project does not conflict with the intent of the district to provide for mixed
commercial and residential activities.
A single family residence and associated improvements are consistent with the allowable uses within the zoning
district. The proposed use of the structure as a temporary event facility is regulated by MCC Section 20.460.020,
which allows the temporary gathering of one hundred (100) to one thousand (1,000) persons for entertainment
events or religious assembly upon issuance of a Coastal Development Permit. The proposed use is consistent
with the provisions of MCC Section 20.460.020 for allowance of temporary events. Condition 14 is recommended
requiring that the applicants obtain the necessary occupancy change within the structure to allow its use for
temporary events.
Yards: The minimum required front, side, and rear yards in the Rural Village zoning district for a parcel of this size
are twenty (20) feet from the front and rear yards and six (6) feet in the side yard (MCC Section 20.388.030
through Section 20.388.035). The existing structures are compliant with yard setback requirements. The plot plan
submitted for the project did not clearly demonstrate that the parking area would meet required yard setbacks;
however, Staff finds the area adequate to support the required parking in addition to providing the adequate yard
setbacks.
Additionally, the proposed six (6) foot fencing along the roadway is required to be located outside the corridor
preservation setback for Albion-Little River Road (CR 403). Albion-Little River Road is designated as a local road,
requiring a twenty-five (25) foot setback from the centerline of the roadway to any development.
In order to demonstrate compliance with the required yard setbacks and the corridor preservation setback for
Albion-Little River Road Condition 11 is recommended. With the inclusion of the recommended condition the
proposed development is consistent with the yard setback requirements of the Rural Village zoning district.
Natural Resources: A Biological Scoping Survey was prepared by Spade Natural Resources Consulting in July
2015. The survey found that the northern property boundary has the rare plant community of Northern Bishop
Pine Forest (NBPF). The remainder of the site has non-native grassland, eucalyptus, and non-native cypress. All
proposed improvements are proposed outside of the 100 foot buffer for the NBPF resource. Despite the proposed
development being located well outside the buffer area for the NBPF, Spade Natural Resources Consulting has
recommended several conditions, included as Condition 9, to insure that the proposed development shall not
impact biological resources on the site.
Noise: Due to the location of the proposed use within a residential neighborhood, the applicant is advised of the
Exterior Noise Limit Standards contained in Appendix B of Division II of Title 20 of the Mendocino County Code.
Condition 13 is recommended to require the applicant comply with the Exterior Noise Limit Standards. Any
verified violation of the Exterior Noise Limit Standards may be cause for revocation of this Coastal Development
Permit.
Utilities: The existing residence is served with water from an existing on-site well, and similarly sewage disposal is
accommodated by an existing septic system.
The project was referred to the Mendocino County Division of Environmental Health (DEH) to review impacts to
water and septic. DEH requested the applicant to submit additional items prior to use of the structure for
temporary events. Condition 17 is recommended to reflect DEH concerns.
Access Roads: The parcel is currently accessed by a private driveway from Albion-Little River Road, and this
application proposes to upgrade the access to a commercial driveway approach. Mendocino County Department
of Transportation reviewed the application and requested the installation of a commercial driveway approach,
included as Condition 10.
Parking: The proposed use requires additional parking availability on-site. Staff found the proposed use to be
most similar to exhibition halls, assembly halls and dance halls, which require one (1) parking space per one
hundred (100) square feet gross floor area (MCC Section 20.472.030 (D)). The structure totals 4,850 square-feet
and therefore forty-eight (48) parking spaces are required. The site plan designates an area that is approximately
25,600 square-feet for parking and there are additionally two (2) accessible parking spaces. Each parking space
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is required to be nine (9) feet by twenty (20) feet in size (180 square-feet per parking space). The area designated
for parking has the potential to accommodate up to one hundred forty two (142) parking spaces. The plot plan
submitted for the project did not clearly demonstrate that the parking area would meet required yard setbacks;
however, Staff finds the area adequate to support the required parking in addition to providing the adequate yard
setbacks. Condition 11 is recommended to ensure that the parking area meets required yard setbacks.
Condition 15 is recommended to ensure that there is adequate parking provided on the site and Condition 16 is
recommended to ensure that there is no parking along Albion-Little River Road or off-site, where it may disturb
the adjacent residential properties.
MCC Section 20.472.010 (I) states that Parking areas shall, at a minimum, be surfaced with gravel; however, the
approving authority may require a hard surface such as road oil mix, or other surfacing of a more durable type
such as a bituminous plant mix, asphaltic concrete or concrete as a condition of the Coastal Development Permit.
The applicants have submitted a letter from Micheala Biaggi, a stormwater and soils expert, attesting that a “light
gravel” surface is sufficient to serve the sporadic parking needs in the proposed special event parking area. “Light
gravel” is defined, by Ms. Biaggi, as a scattering of gravel, covering approximately twenty-five (25) percent of the
surface of a designated area, with no minimum depth specified. Ms. Biaggi states that the “light gravel” will
provide the same surface integrity to that of a full gravel surface, for the following reasons:
1. The proposed special event vehicle parking area has historically been used for special event vehicle parking
over the past fifteen (15) years, during which time the soil has been somewhat compacted by vehicles.
2. Light Gravel will continue to allow the grass species to survive, versus a Full Gravel surface, which will
outcompete the grasses causing them to die. Grasses and their root systems keep the soil intact, which is a
natural soil stabilization and dust suppressant best management practice. Grasses naturally regenerate,
whereas rock inevitably moves and shifts and requires re-application from time-to-time. Please note, the
grass is mowed during the dry season, and kept short, as is necessary.
3. The topography of this site slopes from north to south and east to west. Exhibits in the letter show a natural
concave depression in the southwest corner of the property, which is where the special event parking area is
proposed. In addition, this is the only area on the property where such parking is feasible without grading,
given its relative flatness. A full gravel surface in the proposed parking area is likely to slow water infiltration
during rain events, when sheet flow collects and ponds in this part of the property. A full rock surface is likely
to cause excess water to leave the property, and may cause an inundation of sheet flow runoff to the adjacent
county road, Albion-Little River Road.
4. Special event parking will occur during the dry season, which is typically May through October, when the soil
naturally has minimal soil moisture, thus avoiding potential erosion impacts and creation of ruts.
Staff finds the analysis by Ms. Biaggi to adequately demonstrate that the use of “light gravel” is a comparable
surface to that of full gravel and is appropriate for the proposed use of temporary events. Condition 12 is
recommended requiring the parking area be surfaced with “light gravel.”
PROJECT DETERMINATION FINDINGS AND CONDITIONS: Pursuant to the provisions of Chapter 20.532 and
Chapter 20.536 of the Mendocino County Code, the Coastal Permit Administrator approves the proposed project,
based on the following findings and conditions.
REQUIRED FINDINGS FOR THIS COASTAL DEVELOPMENT PERMIT:
1.

The proposed development is in conformity with the certified Local Coastal Program. The proposed project
for establishment of a temporary event facility is in conformity with the goals and policies of the certified
Local Coastal Program. The facility will contribute towards improvement of visitor serving facilities within the
Mendocino County Coastal Zone; and

2.

The proposed development will be provided with adequate utilities, access roads, drainage and other
necessary facilities. The existing residence is served with water from an existing well and sewage disposal
is accommodated by an existing septic system. The parcel is currently accessed by a private residential
driveway approach off Albion-Little River Road. The access is required to be upgraded to a commercial
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approach (Condition 10). Parking shall be accommodated on-site and is adequate to support the proposed
use; and
3.

The proposed development is consistent with the purpose and intent of the applicable zoning district, as
well as all other provisions of Division II, and preserves the integrity of the zoning district. This application
proposes the use of an existing residence as a facility for temporary events, up to fourteen (14) per year,
and associated improvements. The proposed project does not conflict with the intent of the district to
provide for mixed commercial and residential activities; and

4.

The proposed development, if constructed in compliance with the conditions of approval, will not have any
significant adverse impacts on the environment, within the meaning of the California Environmental Quality
Act. The proposed project is Categorically Exempt from the provisions of CEQA, pursuant to Class 4 of
Article 19 of the California Environmental Quality Act Guidelines. The Class 4(e) exemption finds that “minor
temporary use of land having negligible or no permanent effects on the environment”, meeting the criteria of
Section 15304, has “been determined not to have a significant effect on the environment and which shall,
therefore, be exempt from the provisions of CEQA.” The proposed development meets the criteria of
Section 15304, and therefore will not have any significant adverse impacts on the environment within the
meaning of the California Environmental Quality Act; and

5.

The proposed development will not have any adverse impacts on any known archaeological or
paleontological resource. For small projects such as remodels, additions, small outbuildings (projects with
minimal earthwork) Mendocino County Department of Planning and Building Services (PBS) procedure is to
not refer these types of projects to either California Historic Resource Information System (CHRIS) or the
Mendocino County Archaeological Commission. PBS procedure (as detailed in a Staff Memorandum) was
reviewed by the Mendocino County Archaeological Commission in 2005 and again in 2014 and was
determined to be an appropriate guidance document for what projects should require archaeological review.
The proposed project consists of use of an existing structure for temporary events, upgrade of the existing
driveway to a commercial driveway approach, and the addition of fencing and outdoor lighting. County staff
determined that due to the small scale of the proposed development and lack of ground disturbance, no
archaeological review would be required. Condition 8 is recommended in case archaeological resources are
discovered; and

6.

Other public services, including but not limited to, solid waste and public roadway capacity have been
considered and are adequate to serve the proposed development. The Albion Transfer Station is located
approximately four (4) miles from the project site, providing for the disposal of solid waste resulting from the
existing residential use on the parcel. Additionally, curbside pickup is available, should the owner choose to
purchase the service. The increase in traffic volume associated with the development proposed in the
application will be negligible as it is on a temporary basis. The parcel is currently accessed by a private
driveway from Albion-Little River Road, and this application proposes to upgrade the access to a
commercial driveway approach. Mendocino County Department of Transportation reviewed the application
and requested the installation of a commercial driveway approach; and

7.

The proposed development is in conformity with the public access and public recreation policies of Chapter
3 of the California Coastal Act and the Coastal Element of the General Plan. The proposed development is
located east of Highway One. The parcel is shown, on the certified Local Coastal Program map (Map 18Albion), to have an existing public access trail that follows Albion-Little River Road. The project would have
no effect on public access to the coast. The proposed development is therefore consistent with public
access and public recreation policies.

CONDITIONS OF APPROVAL:
1.

th

This action shall become final on the 11 day following the decision unless an appeal is filed pursuant to
Section 20.544.015 of the Mendocino County Code. The permit shall become effective after the ten
working day appeal period to the Coastal Commission has expired and no appeal has been filed with the
Coastal Commission. The permit shall expire and become null and void at the expiration of two years after
the effective date except where construction and use of the property in reliance on such permit has been
initiated prior to its expiration.
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To remain valid, progress towards completion of the project must be continuous. The applicant has sole
responsibility for renewing this application before the expiration date. The County will not provide a notice
prior to the expiration date.
2.

The use and occupancy of the premises shall be established and maintained in conformance with the
provisions of Division II of Title 20 of the Mendocino County Code.

3.

The application, along with supplemental exhibits and related material, shall be considered elements of this
permit, and that compliance therewith is mandatory, unless an amendment has been approved by the
Coastal Permit Administrator.

4.

This permit shall be subject to the securing of all necessary permits for the proposed development from
County, State and Federal agencies having jurisdiction.

5.

The applicant shall secure all required building permits for the proposed project as required by the Building
Inspection Division of the Department of Planning and Building Services.

6.

This permit shall be subject to revocation or modification upon a finding of any one or more of the following:
a. The permit was obtained or extended by fraud.
b. One or more of the conditions upon which the permit was granted have been violated.
c.

The use for which the permit was granted is conducted so as to be detrimental to the public health,
welfare or safety, or to be a nuisance.

d. A final judgment of a court of competent jurisdiction has declared one or more conditions to be void or
ineffective, or has enjoined or otherwise prohibited the enforcement or operation of one or more such
conditions.
7.

This permit is issued without a legal determination having been made upon the number, size or shape of
parcels encompassed within the permit described boundaries. Should, at any time, a legal determination
be made that the number, size or shape of parcels within the permit described boundaries are different than
that which is legally required by this permit, this permit shall become null and void.

8.

If any archaeological sites or artifacts are discovered during site excavation or construction activities, the
applicant shall cease and desist from all further excavation and disturbances within one hundred (100) feet
of the discovery, and make notification of the discovery to the Director of the Department of Planning and
Building Services. The Director will coordinate further actions for the protection of the archaeological
resource(s) in accordance with Section 22.12.090 of the Mendocino County Code.

9.

In order to provide for the protection of natural resources on the site, the following is required:
a. All project impacts, including materials and equipment storage, and ground disturbing impacts, shall be
limited to areas at least 100 feet from the Northern Bishop Pine Forest.
b. Invasive English ivy (Hedera helix), English holly (Ilex aquifiolium), periwinkle (Vinca major) and
cotoneaster (Cotoneaster franchetii) shall be removed from all portions of the property to the greatest
extent practicable.
c.

During construction, any wood stockpiles shall be moved carefully by hand in order to avoid accidental
crushing or other damage to frogs.

d. New landscaping on the property shall not include any invasive plants and shall ideally consist of native
plants compatible with the existing native plant communities.
10.

The applicant shall obtain an encroachment permit from the Mendocino County Department of
Transportation and construct appropriate improvements to protect the County road. The applicant shall
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complete, to the satisfaction of the Department of Transportation, a commercial driveway approach onto
Albion-Little River Road (CR 403). The approach shall have a minimum width of eighteen (18) feet, and
length of twenty (20) feet measured perpendicular to the edge of the County road, and be paved with
asphalt concrete.
11.

Prior to issuance of the Coastal Development Permit, a revised site plan demonstrating compliance with the
required yard setbacks for the parking area and compliance with the corridor preservation setback from the
roadway for the proposed fencing shall be submitted to the Planning Division for review and approval.

12.

The proposed parking area shall be surfaced, at minimum, with light gravel. Light gravel is defined as a
scattering of gravel, covering approximately twenty-five (25) percent of the surface of a designated area,
with no minimum depth specified.

13.

The applicant shall adhere to the Exterior Noise Limit Standards contained in Appendix B of Division II of
Title 20 of the Mendocino County Code. Failure to comply with the Exterior Noise Limit Standards may lead
to revocation of this Coastal Development Permit.

14.

Prior to use of the structure for temporary events, the applicant shall obtain a Building Permit for the
necessary occupancy change of the structure, to the satisfaction of the Mendocino County Building
Division. A California licensed architect or engineer shall prepare the plans addressing the (1) accessibility,
(2) exiting, and (3) structural issues. The maximum number of occupants at the site shall be determined
during review of the occupancy change. Failure to limit the number of occupants on the site, in conformance
with the maximum occupancy permitted according to the Uniform Building Code, may lead to revocation of
this Coastal Development Permit.

15.

Prior to issuance of the Coastal Development Permit, a detailed parking plan shall be submitted for the
proposed parking area. The parking plan shall, at minimum, demonstrate compliance with the required
parking space size standards, number of required spaces, circulation, emergency vehicle access, and ADA
accessible parking spaces.

16.

There shall be no event parking along Highway 1, Albion-Little River Road, or along the driveway. Failure
to comply with this condition may lead to revocation of this Coastal Development Permit.

17.

Prior to issuance of the Building Permit for the occupancy change, the applicant shall demonstrate, to the
satisfaction of the Mendocino County Division of Environmental Health, the following:
a. A qualified site evaluator shall be hired by the owner/applicant to determine whether the existing
septic system is in proper working order and will be able to accept the additional effluent.
b. If food is to be prepared on-site, a permit to operate a food facility shall be required from
Environmental Health.
c.

The owner/applicant shall conform to required state drinking water requirements, if applicable.

18.

A valid Mendocino County Business License for the subject property shall be issued and kept current by the
Mendocino County Tax Collector, and a copy of said license shall be submitted to the Department of
Planning and Building Services prior to the operation of the business.

19.

Up to fourteen (14) events per year may be held within the structure at APN 123-050-11. Parking shall
occur at APN 123-050-32, and shall be limited to the designated areas shown on the site plan dated July
23, 2015. Failure to comply with this condition may lead to revocation of this Coastal Development Permit.

20.

Event operation hours shall be limited to between 10 AM to 10 PM daily. Failure to comply with this
condition may lead to revocation of this Coastal Development Permit.

21.

Lighting for events shall be downcast and shielded, and shall be limited in illumination power to only the
amount required for nighttime navigation and safety of the immediate area surrounding the event area.

22 of 53

22.

Should the use of the structure for temporary events cease for any reason for a period of one (1) year or
more, this Coastal Development Permit shall become null and void and a new Coastal Development Permit
shall be required.

23.

Prior to any ground disturbing activities, the applicant shall obtain all necessary permits from the Mendocino
County Air Quality Management District.

Staff Report Prepared By:

___________________________
DATE

_______________________________________
JULIA ACKER
PLANNER II

JA/at
October 23, 2015
Categorically Exempt
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J- LCP Map 18: Albion
K- Adjacent Parcels
L- Fire Hazard Zones & Responsibility Areas
M- Ground Water Resources
N- Highly Scenic & Tree Removal Areas
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APPENDIX A: COASTAL PERMIT APPROVAL CHECKLIST
CDP_2013-0012 (MINTZ/SHAPIRO)
DECEMBER 16, 2015

PROJECT TITLE:

CDP_2013-0012 (MINTZ/SHAPIRO)

PROJECT LOCATION:

3930 & 3890 ALBION-LITTLE RIVER ROAD
ALBION, CA 95410

LEAD AGENCY NAME,
ADDRESS AND CONTACT PERSON:

Julia Acker
Mendocino County Planning and Building Services
120 West Fir Street, Fort Bragg, California 95437
707-964-5379

GENERAL PLAN DESIGNATION:

RV (Rural Village)

ZONING DISTRICT

RV (Rural Village)

DESCRIPTION OF PROJECT: Standard Coastal Development Permit for temporary private events, up to
fourteen (14) days per year, such as weddings, community gatherings, and workshops. Associated development
includes the installation and maintenance of a lightly graveled parking lot (at 3890 Albion-Little River Road),
installation of a commercial driveway approach (twenty (20) feet wide tapering fifty (50) feet on either side of
driveway along the road) to Mendocino County Department of Transportation standards, and removal of three (3)
Eucalyptus trees to allow for tapers and improved sight distance on Albion-Little River Road.
SITE DESCRIPTION AND SETTING: The combined 2 acre subject parcels are situated approximately 0.5 miles
north of the town of Albion, on the north side of Albion-Little River Road, approximately 300 feet east of its
intersection with Highway 1. The site is surrounded by residential properties to the east, west and south,
agricultural property to the north. Directly adjacent to the west of the subject parcels is vacant residentially zoned
parcels. 3930 Albion-Little River Road (APN 123-050-11) is currently developed with a single-family residence
and the owners have a valid business license for use of the property as a vacation home rental. 3890 (APN 123050-32) is currently undeveloped, but was used in the past as informal parking. In 2013, a violation case was
opened against the property for holding special events without the proper permits. This Coastal Development
Permit seeks to legalize the holding of temporary events at the subject parcels for up to fourteen (14) days per
year.
DETERMINATION: The proposed project conditionally satisfies all required findings for approval of a
Coastal Development Permit, pursuant to Section 20.532.095 and 20.532.100 of the Mendocino County Code,
as individually enumerated in this Coastal Permit Approval Checklist.
20.532.095 Required Findings for All Coastal
Development Permits

Inconsistent

(A) The granting or modification of any coastal
development permit by the approving authority
shall be supported by findings which establish
the following:
(1) The proposed development is in conformity with
the certified local coastal program.
(2) The proposed development will be provided with
adequate utilities, access roads, drainage and other
necessary facilities.
(3) The proposed development is consistent with the
purpose and intent of the zoning district applicable to
the property, as well as the provisions of this Division
and preserves the integrity of the zoning district.
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Consistent
(With
Conditions of
Approval)

Consistent
(Without
Conditions of
Approval)

Not
Applicable

20.532.095 Required Findings for All Coastal
Development Permits

Inconsistent

Consistent
(With
Conditions of
Approval)

Consistent
(Without
Conditions of
Approval)

Not
Applicable

(4) The proposed development will not have any
significant adverse impacts on the environment within
the meaning of the California Environmental Quality
Act.
(5) The proposed development will not have any
adverse impacts on any known archaeological or
paleontological resource.
(6) Other public services, including but not limited to,
solid waste and public roadway capacity have been
considered and are adequate to serve the proposed
development.
(B) If the proposed development is located between
the first public road and the sea or the shoreline
of any body of water, the following additional
finding must be made:
(1) The proposed development is in conformity with
the public access and public recreation policies of
Chapter 3 of the California Coastal Act and the
Coastal Element of the General Plan.


20.532.095(A)(1) The proposed development is in conformity with the certified local coastal program.
Consistent (with conditions of approval)
The Local Coastal Program sets goals and policies for managing resource protection and development activity in
the Coastal Zone of Mendocino County, an area that extends from the Humboldt County line to the Gualala River.
The Local Coastal Program addresses topics such as shoreline access and public trails; development in scenic
areas, hazardous areas, and coastal blufftops; environmentally sensitive habitat areas; cultural resources;
transportation; public services; and more. The Local Coastal Program serves as an element of the General Plan
and includes Division II of the Mendocino County Code (MCC), and its policies must be consistent with the goals
of the California Coastal Act.
Various aspects of the Local Coastal Program are specifically addressed by separate Required and Supplemental
Findings for Coastal Development Permits, including utilities, transportation, zoning, CEQA, archaeological
resources, public services, coastal access, and resource protection. The following is a discussion of elements of
the Local Coastal Program not specifically addressed elsewhere in this checklist.
General Plan Land Use – Rural Residential
The subject parcel is classified as Rural Village (RV) by the Coastal Element of the Mendocino County General
Plan, which is intended “to preserve and maintain the character of the rural atmosphere and visual quality of
the…[rural] villages…and to provide a variety of community-oriented neighborhood commercial services; and to
provide and allow for mixed residential and commercial activities.” (Chapter 2.2). The principally permitted use
designated for the RV land use classification is “One dwelling unit per existing parcel and associated utilities and
light agriculture.” The minimum parcel size for the RV land use classification is variable, depending on the
availability of public utilities. The parcel is not provided with any public utilities, resulting in a minimum parcel size
of 40,000 square-feet.
The parcel is currently developed with a single family residence, a principally permitted use, and is therefore
consistent with the Rural Village classification of the Coastal Element of the Mendocino County General Plan.
Hazards
Chapter 3.4 of the Mendocino County Coastal Element addresses Hazards Management within the Coastal Zone.
The proposed project is to use the existing structure for holding temporary events up to fourteen (14) days per
year.

25 of 53

Seismic Activity: The property neither lies within, nor does it adjoin a mapped Alquist-Priolo Earthquake fault
zone. The San Andreas Fault is located approximately three miles off-shore to the west of the project site and is
the nearest active fault. The site, like the rest of Mendocino County, is subject to strong ground shaking. Figure
3-12 of the Mendocino County General Plan indicates that the subject parcel is not located in a known area of soil
liquefaction.
Landslides: There are no translational/rotational or debris slides mapped on the subject parcels.
Erosion: The existing structure is located in a relatively flat area and minor grading shall be required to
accommodate the proposed commercial driveway access. Best Management Practices shall be implemented
during construction to prevent delivery of sediment to any adjacent watercourses. The designation of appropriate
Best Management Practices for every building permit is a standard requirement.
Flooding: There is no mapped floodplain on the subject parcel; therefore, no conditions are necessary to ensure
consistency with flood policy.
Fire: The project is located in an area that has a moderate fire hazard severity rating. The project application is
exempt from the need to obtain California Department of Forestry and Fire Protection (CalFire) clearance.
Visual Resources
Protection of visual resources is a specific mandate of Section 30251 of the Coastal Act, and is subsequently
addressed in Chapter 3.5 of General Plan’s Coastal Element and implemented by MCC Chapter 20.504.
The project is not located in an area that is designated Highly Scenic by the Local Coastal Program.
Consequently, the project is not subject to Local Coastal Program Visual Resource policies relating to Highly
Scenic Areas. The residence is existing on the parcel and therefore the parking area and driveway are the two
proposed improvements that would be subject to Highly Scenic Area criteria. All proposed development will be
below the maximum height for construction in a Highly Scenic Area. The proposed development is located in an
already developed area and primarily in the footprint of existing improvements; therefore, there is not significant
concern that the proposed improvements would impact the visual quality in the area.
MCC Section 20.504.035 provides exterior lighting regulations intended to protect coastal visual resources.
Exterior lighting is required to be within the zoning district’s height limit regulations, and requires exterior lighting
to be shielded and positioned in a manner that light and glare does not extend beyond the boundaries of the
parcel. There is minimal exterior lighting proposed as part of this application and staff has reviewed the proposed
lighting and finds it consistent with the exterior lighting regulations set forth in MCC Section 20.504.025.
Natural Resources
Protection of natural resources is addressed in Chapter 3.1 of the Mendocino County Coastal Element and
implemented by MCC Chapter 20.496.
A Biological Scoping Survey was prepared by Spade Natural Resources Consulting in July 2015. The survey
found that the northern property boundary has the rare plant community of Northern Bishop Pine Forest (NBPF).
The remainder of the site has non-native grassland, eucalyptus, and non-native cypress. All proposed
improvements are proposed outside of the 100 foot buffer for the NBPF resource. Despite the proposed
development being located well outside the buffer area for the NBPF, Spade Natural Resources Consulting has
recommended several conditions to insure that the proposed development shall not impact biological resources
on the site.
Condition 9: In order to provide for the protection of natural resources on the site, the following is required:
a. All project impacts, including materials and equipment storage, and ground disturbing impacts, shall be
limited to areas at least 100 feet from the Northern Bishop Pine Forest.
b. Invasive English ivy (Hedera helix), English holly (Ilex aquifiolium), periwinkle (Vinca major) and
cotoneaster (Cotoneaster franchetii) shall be removed from all portions of the property to the greatest
extent practicable.
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c.

During construction, any wood stockpiles shall be moved carefully by hand in order to avoid accidental
crushing or other damage to frogs.

d. New landscaping on the property shall not include any invasive plants and shall ideally consist of
native plants compatible with the existing native plant communities.
With the inclusion of the recommended conditions, the project is found consistent with MCC Chapter 20.496.
Noise
Due to the location of the proposed use within a residential neighborhood, the applicant is advised of the Exterior
Noise Limit Standards contained in Appendix B of Division II of Title 20 of the Mendocino County Code.
Condition 13 is recommended to require the applicant comply with the Exterior Noise Limit Standards. Any
verified violation of the Exterior Noise Limit Standards may be cause for revocation of this Coastal Development
Permit.
Condition 13: The applicant shall adhere to the Exterior Noise Limit Standards contained in Appendix B of
Division II of Title 20 of the Mendocino County Code. Failure to comply with the Exterior Noise Limit
Standards may lead to revocation of this Coastal Development Permit.


20.532.095(A)(2) The proposed development will be provided with adequate utilities, access roads,
drainage and other necessary facilities.
Consistent (with conditions of approval)
Utilities: The existing residence is served with water from an existing on-site well, and similarly sewage disposal is
accommodated by an existing septic system.
The project was referred to the Mendocino County Division of Environmental Health (DEH) to review impacts to
water and septic. DEH requested the applicant to submit additional items prior to use of the structure for
temporary events. Condition 17 is recommended to reflect DEH concerns.
Condition 17: Prior to issuance of the Building Permit for the occupancy change, the applicant shall
demonstrate the following, to the satisfaction of the Mendocino County Division of Environmental Health:
a. A qualified site evaluator shall be hired by the owner/applicant to determine whether the existing septic
system is in proper working order and will be able to accept the additional effluent.
b. If food is to be prepared on-site, a permit to operate a food facility shall be required from
Environmental Health.
c.

The owner/applicant shall conform to required state drinking water requirements, if applicable.

Access Roads: The parcel is currently accessed by a private driveway from Albion-Little River Road, and this
application proposes to upgrade the access to a commercial driveway approach. Mendocino County Department
of Transportation reviewed the application and requested the installation of a commercial driveway approach.
Condition 10: The applicant shall obtain an encroachment permit from the Mendocino County Department
of Transportation and construct appropriate improvements to protect the County road. The applicant shall
complete, to the satisfaction of the Department of Transportation, a commercial driveway approach onto
Albion-Little River Road (CR 403). The approach shall have a minimum width of eighteen (18) feet, and
length of twenty (20) feet measured perpendicular to the edge of the County road, and be paved with
asphalt concrete.
Parking: The proposed use requires additional parking availability on-site. Staff found the proposed use to be
most similar to exhibition halls, assembly halls and dance halls, which require one (1) parking space per one
hundred (100) square feet gross floor area (MCC Section 20.472.030 (D)). The structure totals 4,850 square-feet
and therefore forty-eight (48) parking spaces are required. The site plan designates an area that is approximately
25,600 square-feet for parking and there are additionally two (2) accessible parking spaces. Each parking space
is required to be nine (9) feet by twenty (20) feet in size (180 square-feet per parking space). The area designated
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for parking has the potential to accommodate up to one hundred forty two (142) parking spaces. The plot plan
submitted for the project did not clearly demonstrate that the parking area would meet required yard setbacks;
however, Staff finds the area adequate to support the required parking in addition to providing the adequate yard
setbacks.
Condition 11: Prior to issuance of the Coastal Development Permit, a revised site plan demonstrating
compliance with the required yard setbacks for the parking area and compliance with the corridor
preservation setback from the roadway for the proposed fencing shall be submitted to the Planning Division
for review and approval.
Condition 15: Prior to issuance of the Coastal Development Permit, a detailed parking plan shall be
submitted for the proposed parking area. The parking plan shall, at minimum, demonstrate compliance with
the required parking space size standards, number of required spaces, and ADA accessible parking
spaces.
Condition 16: There shall be no event parking along Highway 1, Albion-Little River Road, or along the
driveway. Failure to comply with this condition may lead to revocation of this Coastal Development Permit.
MCC Section 20.472.010 (I) states that Parking areas shall, at a minimum, be surfaced with gravel; however, the
approving authority may require a hard surface such as road oil mix, or other surfacing of a more durable type
such as a bituminous plant mix, asphaltic concrete or concrete as a condition of the Coastal Development Permit.
The applicants have submitted a letter from Micheala Biaggi, a stormwater and soils expert, attesting that a “light
gravel” surface is sufficient to serve the sporadic parking needs in the proposed special event parking area. “Light
gravel” is defined, by Ms. Biaggi, as a scattering of gravel, covering approximately twenty-five (25) percent of the
surface of a designated area, with no minimum depth specified. Ms. Biaggi states that the “light gravel” will
provide the same surface integrity to that of a full gravel surface, for the following reasons:
1. The proposed special event vehicle parking area has historically been used for special event vehicle
parking over the past fifteen (15) years, during which time the soil has been somewhat compacted by
vehicles.
2. Light Gravel will continue to allow the grass species to survive, versus a Full Gravel surface, which will
outcompete the grasses causing them to die. Grasses and their root systems keep the soil intact, which is
a natural soil stabilization and dust suppressant best management practice. Grasses naturally
regenerate, whereas rock inevitably moves and shifts and requires re-application from time-to-time.
Please note, the grass is mowed during the dry season, and kept short, as is necessary.
3. The topography of this site slopes from north to south and east to west. Exhibits in the letter show a
natural concave depression in the southwest corner of the property, which is where the special event
parking area is proposed. In addition, this is the only area on the property where such parking is feasible
without grading, given its relative flatness. A full gravel surface in the proposed parking area is likely to
slow water infiltration during rain events, when sheet flow collects and ponds in this part of the property. A
full rock surface is likely to cause excess water to leave the property, and may cause an inundation of
sheet flow runoff to the adjacent county road, Albion-Little River Road.
4. Special event parking will occur during the dry season, which is typically May through October, when the
soil naturally has minimal soil moisture, thus avoiding potential erosion impacts and creation of ruts.
Staff finds the analysis by Ms. Biaggi to adequately demonstrate that the use of “light gravel” is a comparable
surface to that of full gravel and is appropriate for the proposed use of temporary events. Condition 12 is
recommended requiring the parking area be surfaced with “light gravel.”
Condition 12: The proposed parking area shall be surfaced, at minimum, with light gravel. Light gravel is
defined as a scattering of gravel, covering approximately twenty-five (25) percent of the surface of a
designated area, with no minimum depth specified.
Drainage: Drainage is subject to MCC Section 20.492.025, and provides regulations mitigating the impact of
stormwater runoff and erosion. Minimal grading will be required for the proposed project, therefore standard Best
Management Practices are recommended during grading activities to reduce impacts from altering land forms
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(grading) and redirecting stormwater flows. The designation of Best Management Practices is a standard
requirement in the building permit/grading permit process.


20.532.095(A)(3) The proposed development is consistent with the purpose and intent of the zoning
district applicable to the property, as well as the provisions of this Division and preserves the integrity of
the zoning district.
Consistent (with conditions of approval)
Intent: The subject parcel is zoned Rural Village. The intent of the Rural Village zoning district is “to preserve and
maintain the character of the rural atmosphere and visual quality of existing coastal rural villages; to provide a
variety of community-oriented neighborhood commercial services; and to provide and allow for mixed residential
and commercial activities.” This application proposes the use of an existing residence as a facility for temporary
events, up to fourteen (14) per year, and associated improvements. The proposed project does not conflict with
the intent of the district to provide for mixed commercial and residential activities.
Use: The applicant proposes use of an existing residence as a temporary event facility with associated
improvements. The existing single family residence and associated improvements are consistent with the
allowable uses within the zoning district. The proposed use of the structure as a temporary event facility is
regulated by MCC Section 20.460.020, which allows the temporary gathering of one hundred (100) to one
thousand (1,000) persons for entertainment events or religious assembly upon issuance of a Coastal
Development Permit. Therefore, Condition 14 is recommended requiring that the applicants obtain the necessary
occupancy change within the structure to allow its use for temporary events.
Condition 14: Prior to use of the structure for temporary events, the applicant shall obtain a Building Permit
for the necessary occupancy change of the structure, to the satisfaction of the Mendocino County Building
Division. A California licensed architect or engineer shall prepare the plans addressing the (1) accessibility,
(2) exiting, and (3) structural issues. The maximum number of occupants at the site shall be determined
during review of the occupancy change. Failure to limit the number of occupants on the site, in conformance
with the maximum occupancy permitted according to the Uniform Building Code, may lead to revocation of
this Coastal Development Permit.
With the recommended conditions, the proposed use is consistent with the provisions of MCC Section 20.460.020
for allowance of temporary events.
Density: The maximum dwelling density in the Rural Village zoning district is one single family dwelling per fortythousand (40,000) square-feet. The proposed development does not conflict with the dwelling density standards
of the Rural Village zoning district.
Yards: The minimum required front, side, and rear yards in the Rural Village zoning district for a parcel of this size
are twenty (20) feet from the front and rear yards and six (6) feet in the side yard (MCC Section 20.388.030
through Section 20.388.035).
The existing structures are compliant with yard setback requirements. The plot plan submitted for the project did
not clearly demonstrate that the parking area would meet required yard setbacks; however, Staff finds the area
adequate to support the required parking in addition to providing the adequate yard setbacks.
Additionally, the proposed six (6) foot fencing along the roadway is required to be located outside the corridor
preservation setback for Albion-Little River Road (CR 403). Albion-Little River Road is designated as a local road,
requiring a twenty-five (25) foot setback from the centerline of the roadway to any development.
In order to demonstrate compliance with the required yard setbacks and the corridor preservation setback for
Albion-Little River Road Condition 11 is recommended.
Condition 11: Prior to issuance of the Coastal Development Permit, a revised site plan demonstrating
compliance with the required yard setbacks for the parking area and compliance with the corridor
preservation setback from the roadway for the proposed fencing shall be submitted to the Planning Division
for review and approval.
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With the inclusion of the recommended condition the proposed development is consistent with the yard setback
requirements of the Rural Village zoning district.
Height: The maximum permitted building height for structures in the Rural Village zoning district is thirty-five (35)
feet (MCC Section 20.388.040). Existing structures will not be altered and the proposed project consists of an atgrade parking area, commercial driveway approach, fencing along the roadway and new down-lights in the
parking area.
The fencing is currently proposed at a six (6) foot height and is considered to be non-view obscuring. Therefore,
the fence is not subject to the height limitations contained in MCC Section 20.444.015 (E).
Lot Coverage: The maximum permitted lot coverage in the Rural Village zoning district is fifty (50) percent for a
parcels of this size (MCC Section 20.388.045). The parcels equal approximately 87,120 square feet, allowing for
a maximum permitted lot coverage of approximately 43,560 square feet. Including the existing driveway, and
existing residence, the lot coverage on the parcels would be less than 20,000 square feet for a lot coverage
percentage of approximately twenty-five (25) percent. The proposed development is therefore consistent with the
lot coverage requirements of the Rural Village zoning district.


20.532.095(A)(4) The proposed development will not have any significant adverse impacts on the
environment within the meaning of the California Environmental Quality Act.
Consistent (without conditions of approval)
The proposed project is Categorically Exempt from the provisions of CEQA, pursuant to Class 4 of Article 19 of
the California Environmental Quality Act Guidelines. The Class 4 (e) exemption finds that “minor temporary use of
land having negligible or no permanent effects on the environment”, meeting the criteria of Section 15304, has
“been determined not to have a significant effect on the environment and which shall, therefore, be exempt from
the provisions of CEQA.”
The proposed development meets the criteria of Section 15304, and therefore will not have any significant
adverse impacts on the environment within the meaning of the California Environmental Quality Act.



20.532.095(A)(5) The proposed development will not have any adverse impacts on any known
archaeological or paleontological resource.
Consistent (with conditions of approval)
For small projects such as remodels, additions, small outbuildings (projects with minimal earthwork) Mendocino
County Department of Planning and Building Services (PBS) procedure is to not refer these types of projects to
either California Historic Resource Information System (CHRIS) or the Mendocino County Archaeological
Commission. PBS procedure (as detailed in a Staff Memorandum) was reviewed by the Mendocino County
Archaeological Commission in 2005 and again in 2014 and was determined to be an appropriate guidance
document for what projects should require archaeological review. The proposed project consists of use of an
existing structure for temporary events, upgrade of the existing driveway to a commercial driveway approach, and
the addition of fencing and outdoor lighting. County staff determined that due to the small scale of the proposed
development and lack of ground disturbance, no archaeological review would be required.
The applicant is still advised of the Mendocino County Archaeological Resources Ordinance, and specifically
Section 22.12, commonly referred to as the “Discovery Clause.” Recommended Condition 8 similarly advises the
applicant of the Discovery Clause, which prescribes the procedures subsequent to the discovery of any cultural
resources during construction of the project, and states:
Condition 8: If any archaeological sites or artifacts are discovered during site excavation or construction
activities, the applicant shall cease and desist from all further excavation and disturbances within one
hundred (100) feet of the discovery, and make notification of the discovery to the Director of the Department
of Planning and Building Services. The Director will coordinate further actions for the protection of the
archaeological resource(s) in accordance with Section 22.12.090 of the Mendocino County Code.
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20.532.095(A)(6) Other public services, including but not limited to, solid waste and public roadway
capacity have been considered and are adequate to serve the proposed development.
Consistent (with conditions of approval)
Solid Waste: The Albion Transfer Station is located approximately four (4) miles from the project site, providing for
the disposal of solid waste resulting from the existing residential use on the parcel. Additionally, curbside pickup is
available, should the owner choose to purchase the service. The development of a temporary event facility will
generate waste but not in a significant amount to require additional disposal. Solid waste disposal is adequate to
serve the proposed and existing development.
Roadway Capacity: The increase in traffic volume associated with the development proposed in the application
will be negligible. The parcel is currently accessed by a private driveway from Albion-Little River Road, and this
application proposes to upgrade the access to a commercial driveway approach. Mendocino County Department
of Transportation reviewed the application and requested the installation of a commercial driveway approach.
Condition 10: The applicant shall obtain an encroachment permit from the Mendocino County Department
of Transportation and construct appropriate improvements to protect the County road. The applicant shall
complete, to the satisfaction of the Department of Transportation, a commercial driveway approach onto
Albion-Little River Road (CR 403). The approach shall have a minimum width of eighteen (18) feet, and
length of twenty (20) feet measured perpendicular to the edge of the County road, and be paved with
asphalt concrete.
The existing roadways and private access are adequate to serve the proposed development.



20.532.095(B)(1) The proposed development is in conformity with the public access and public recreation
policies of Chapter 3 of the California Coastal Act and the Coastal Element of the General Plan.
Consistent (without conditions of approval)
The proposed development is located east of Highway One. The parcel is shown, on the certified Local Coastal
Program map (Map# 18- Albion), to have an existing public access trail that follows Albion-Little River Road. The
project would have no effect on public access to the coast. The proposed development is therefore consistent
with public access and public recreation policies.

References:
Micheala Biaggi. July 14, 2015. Letter.
Biological Scoping Survey Report for 3930 Albion Little River Road (APNs 123-050-11 & -32) Albion, CA
Mendocino County. July 23, 2015. Asa & Teresa Spade, Spade Natural Resources Consulting.
Chapter 2.2. Mendocino County, Planning and Building Services, Planning Division. The County of MendocinoGeneral Plan. 1991. Ukiah, CA.
Title 20, Division II of the Mendocino County Code. The County of Mendocino.
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Description of decision being appealed (check one.):
4.

page 1 (b)

Description of decision being appealed (check one.):
Approval; no special conditions
X Approval with special conditions:

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

TO BE COMPLETED BY COMMISSION:
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APPEAL FROM S:QASTAI, PERMIT DECISION QF LOCAL GQVERNMENT
(Paee 2)

s.

Decision being appealed was made by (check one):
X Planning Director/Zoning

City Council/Board of Supervisors
Planning Commission

Other

6.

Date of Local government's decision: December 16, 2015

7. Local government's file number (if any) COP_2013·0012

SECTION Ill. Identification of.Othe( Interested Persons
Give the names and addresses of the following parties. (Use
additional paper as necessary.) a. Name and mailing address of
permit applicant:

Sidney Mintz & .Justine Shapiro

338 .Juanita Way
San Francisco, CA 94127
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) Dan Clary
P.O. box 700

Albion. CA
95410
(2) Carol Clary
P.O. Box 2
Albion CA 95410
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(3) Will Kruse
P.O. 813
Albion, CA 95410

(4) Pam Ogbin

P.O. Box 813
Albion, CA 95410

(5) David and Sue Pret;ton

P..O. Box 41
Albion, CA 95410

(6) Marie Koskela
P.O. Box 55
Albion, CA 95410
(7) Howard and Diane Koskela

36354 Indian Wells
Newark, CA 94560

(8) Anthony and Lisa Geer
P.o. Box 688
Albion, CA 95410
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
<Page 3)
SECTION IV. Rea§ons Suoporting 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 taw. The appellant, subsequent to filing the appeal,
may submit additional Information to the staff and/or Commission to support
the appeal request.

We are appealing this coastal permit decision of local government because it is
inconsistent with these sections of our local Coastal Plan:

Rural Village District Section 20.388.005
"This district is intended to preserve and maintain the character of the rural atmosphere
and visual quality of existing coastal rural villages; to provide a variety of communitvoriented neighborhood commercial services; and to provide and allow for mixed
residential and commercial activities."
Sec.20.388.005 - Chapter 4.9 .. 4.9-1 Action Sheet COP_2013-0012 12/16/15 ( #25 b.)
This district is intended to preserve and maintain the character of the rural atmosphere
and visual quality of existing Coastal Rural Village. The commercial portion of our rural
village is on the South Side of the Albion River. The North Side is farmland and12 single
family dwellings plus the Albion Schoolhouse which has been a single family dwelling
from at least 1986. There are 17 full time residents in the neighborhood. A parking lot for
50 +/- cars, a commercial driveway 120' wide at County Road 403, an outside gathering
event for 100 people on the North end of the parking lot parcel (or anywhere that there is
not parking) and portable toilets are not in accordance with the character and rural
atmosphere of our existing Coastal Highly Scenic Rural ViUage. It changes the character
forever and sets a precedence for further development.
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The structure on APN123-050-11 was used for community services between 1967
(school closed) and 1986 (when it became a single family residence) but the character of
the structure and grounds were never changed. No permanent changes were ever made.

Sec. 20.324. 100
"Neighborhood Commercial Services. Commercial retail services of a small scale,
convenience retail stores and services commonly located in or adjacent to and providing
direct services to residential zones including banks, food markets, and drugstores."
from Appendix A
General Plan Land Use ... Rural Residential COP_2013-0012
page IA
"The subject parcel is classified as Rural Village (RV) by the Coastal Element of the Mendocino
County General Plan, ...to provide a variety of community-oriented neighborhood
commercial services;... (Chapter 2 .2). The principally permitted use designated for the RV land
use classification is "One dwelling unit per existing parcel and associated utilities
and light agriculture." The parcel is not provided with any public utilities, resulting in a minimum
parcel size of 40,000 square-feet.
The parcel is currently developed with a single family residence, a principally permitted use, and is
therefore consistent with the Rural Village classification of the Coastal
Element of the Mendocino County General Plan."

MENDOCINO COUNTY COASTAL ELEMENT
2.2 RURAL VILLAGE -COASTAL Map Code: RV

" Principal Permitted Use: One dwelling unit per existing parcel and associated utilities and
light agriculture. "
" Conditional Uses: Cottage industry, neighborhood commercial. visitor accommodations,
public and semi-public facilities and utilities, increased intensity of existing use, laundromat,
electrical transmission and distribution lines (see Policy 3.11-9), natural gas pipeline"
APN 123-050-11 contains the Schoolhouse a "Principal Permitted use..
APN 123-050-32 is a vacant lot zoned S.F.R.- Applicant is requesting associated
development of a graveled parking lot for 50 cars and outside events for 100 on a lot
zoned SFR.
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Staff Report: COP_2013..0012
page2
''PROJECT DESCRIPTION: Standard Coastal Development Permit for temporary
private events, up to fourteen
( 14) days per year, such as weddings, community gatherings, and workshops. Associated
development includes the installation and maintenance of a lightly graveled parking lot ( at 3890
Albion~Little River RoadAPN 123-050-32 ), installation of a commercial driveway
approach (twenty (20) feet wide tapering fifty (50) feet on either side of driveway(120 feet total) along
County Road
403 to Mendocino County Department of Transportation standards, and removal of three
(3) Eucalyptus trees to allow for tapers and improved sight distance on Albion~Little River Road."

This does not fit as a "Conditional use" - ~~neighborhood commercial" , " banks, food markets,
and drugstores."
in Section 20.324.100 of Division II of Title 20- Coastal Zoning Code

Chapter 20.460.015 .. 20.460.045
Temporary Use Permit means it does not change the property forever. It does not make permanent
changes to the land. 14 days a year and no lasting change to the land.
On APN 123-050-11 it removes 3 mature trees to make room to install a commercial driveway 120'
wide at County Road 403 and 14 parking spaces.
On APN 123-050-32 it makes parking spaces for 50 cars ( +/- 112 acre) on a 1 acre vacant lot zoned
S.F.R. (lot 4 of a 1993 subdivision of a 4 acre lot). These are permanent changes.
The " associated development " for this project will create permanent change to a Highly Scenic
Rural Village that has seen One house built (lot 1 of 1993 subdivision) in the last 90+ years.

An event permit for 100+ attendees inside and outside, 50 parking spaces on one lot APN
123·050-32 zoned S.F.R. A commercial driveway 120' wide at County Road 403 and an
additional14 parking spaces on APN 123-050-11 are not a neighborhood commercial
service. It is out of character and out of scale for a Highly Scenic Rural Village. It is out of
scale for a Single Family Residence. Out of scale and character for a water system that is
marginal despite what a 22 year old Hydrology report states.
(AGENDA COP_2013-0012 12/16/15 page 9)

Chapter 3.51, 3.5-4, 3.5-9
The design scale is not within the character of the area.
APN 123-050-11; A commercial driveway approach 20' wide {cement/asphalt) tapering

to 50' wide on either side of the driveway (total 120') and removal of three Eucalyptus
trees along Albion Little River Road (county road 403)
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APN-123-050-32; Parking lot for 50+/. cars and outside events on a lot zoned
residential. This parcel is a one acre parcel that was part of a four acre subdivision
{four ,one acre Jots) made In 1993 and zoned residential. One of the lots has been
developed as a single family residence three remain vacant,
including APN 123-050-32.
It is not in keeping with the Highly Scenic Rural Village.The applicant currently has a
year-round Vacation Home Rental on APN 123-050-11, The coming and going of cars
to these events on our narrow county road is invasive to our residential community.
Head lights, sun refection and noise are not In keeping with the Rural Atmosphere.

Chapter 4.9 Mendocino County Coastal Element
The Albion Schoolhouse is perched on the side of a hill overlooking our rural village. It
can be seen from HWY 1. It is not 2 private acres. The sound really carries. Most of the
weddings that have taken place at the Albion Schoolhouse (all without permits) have
been outside. The last one had ceremony and dinner out side. There were 80 guests
plus 10 people staying at the vacation rental for the 2 days before and 1 day after. The
applicant stated at the 12/16/15 Planning Department meeting ( COP_ 2013-0012 ) that
this was her business model. They used the undeveloped APN 123-0SQ-32 for the
ceremony and dinner. The site is surrounded by residential properties to the east, west
and south, agricultural property to the north.

Coastal Element Policies: Albion 4,9-1, 4 .. 9- 2, 4.9-5
There are two Albion Rural Villages, one on the South side and one on the North side
of the Albion River. When the Lumber Mill built the town they put homes and the
Business (commercial) section on the South Side of the Alb jon River. The Post Office,
Grocery Store, Hardware Store and Fire Department are still there. There is nothing
commercial in the North Side Highly Scenic Rural Village. The North Side was
subdivided in 1893 and became the residential section. There were at least 30 houses.
It was called Michigan Hill and the homes housed the administrators and the Mill
workers cottages. The Redwood Community Church was built by the community with
lumber donated by the Mill and was dismantled to make way for the Albion Bridge In
1944. The Albion Schoolhouse was built in 1923 and the Lumber Mill closed in 1928.
When the Mill closed they took down the water system which was a flume carrying
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water several miles from Dark Gulch to the North Side Village. At that time they tore
down the houses that could not prove water. That left 11 houses that are still here today.
One new house has been built since 1928. Water has been an on going issue for the
North Side Rural Village
Our Rural Village Is designated Highly Scenic.
There is nothing more beautiful and quaint than the North Side R.V. When you approach
our Highly Scenic Rural Village from the east on Albion Little River Road, County Road
(403) it's like going back in time, untouched by urbanization. You descend the winding
barely two lane road that starts in the Pygmy Forest and travels through majestic
Redwoods and Firs, following the course of the Albion River with a glimpse now and then
of the River through the trees and ferns and finally passing through our historical
residential, llama grazing village to the mouth of the Albion River and the glorious Pacific
Ocean. A Commercial Driveway, parking lot for 50+/- cars, outside events for 100 and
porta potties are not in character with our pastoral village.
When you approach Albion from the North on Hwy 1 you see eastward the Albion
Schoolhouse on the hillside overlooking the quaint cottages and farmhouse. As you
head South you see a wooden trestle bridge and in the foreground, small villages on

the South side of the bridge.
When you approach from the south after driving along the Navarro Headlands you
come to the Historic Albion Bridge. If you make a right turn off of Highway 1 South of
the Bridge on Albion Ridge Road you come to the town center. The commercial area.
Community-oriented neighborhood commercial services. Post Office, Hardware Store,
Grocery Store, Gas Station and Fire Department. If you continue North as you cross
the Albion Bridge you have Albion Cove and the Pacific Ocean to the West and below
the Albion Flats Fishing Village and Campgrounds. Across the Bridge to the North East.
Nestled behind the Eucalyptus grove planted by the Lt~mber Mill as fuel for their steam
driven Mill you will find the residential section of Albion. Small houses at least one
hundred years old, built over the years by the Lumber Mill for their administrators and
workers . The charm and character has been lovingly preserved by the owners of these
homes. Road 403 is of historical significance as an inland trait.

4.9-5 Albion-Little River Inland Trail.
" County Road 403 transverses northeasterly from Highway 1 at Albion to Little River..Airport Road
(County Road 404) Existing Development: Pedestrian, bicycle and equestrian use. "
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CDP-2013- 0012
Please attache this to our appeal between
page 3 (e) and 3 (f)

RECEIVED
FEB 2 6 2016
CALIFORNIA
COASTAL COMMISSION
NORTH COAST DISTRICT
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RECEIVED
Rural Village I Highly Scenic - Summary
-MENDOCINO COUNTY COASTAL ELEMENT

FEB 2 6 2016
CALIFORNIA
COASTAL COMMISSION
NORTH COAST DISTRICT

CHAPTER 3 -THE LAND USE PLAN: RESOURCES AND DEVELOPMENT ISSUES AND
POLICIES
3.5 VISUAL RESOURCES, SPECIAL COMMUNITIES AND ARCHAEOLOGICAL
RESOURCES

3.5.1

nto be visually compatible with the character of surrounding areasn

1. Outside events for 100
2. Parking for 50 cars on APN 123-050-32
3. Parking for 14 cars on APN 123-050-11
4. Turning a one acre vacant lot, zoned S.F.R., into a graveled parking lot.
5. A 120' wide driveway access onto Albion Little River Road (County 403)
6. Removal of 3 mature trees.
Also

Sec. 20.388.0051ntent.
"This district is intended to preserve and maintain the character of the rural atmosphere and
visual quality of existing coastal rural villages; to provide a variety of community
oriented neighborhood commercial services; and to provide and allow for mixed residential
and commercial activities. n
( Underline added )
And

Sec. 20.324.100 "Neighborhood Commercial Services. Commercial retail services of a small
scale, convenience retail stores and services commonly located in or adjacent to and
providing direct services to residential zones including banks, food markets, and drugstores."
(Underline added)
See 1 thru 5 above.
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Mendocino County Coastal Groundwater Development Guidlines
Project 86146 1989, Questa Engineering
~commercial, institutional and industrial facilities are required to conduct either Proof of Water or hydrological
studies, depending upon the water resource classification, parcel size, adjoining parcel sizes, and the water demands
of the facility. The Mendocino County Division of Environmental Health Department may waive the testing
requirements on a case-by-case basis for very low water use operations, or where a change in land use can be
demonstrated to result in no anticipated increase in water use. Conversely, the Division of Environmental Health
may increase the testing requirements for "minor" water use facilities in areas of marginal or critical water
resources.

In special circumstances, due possibly to the size, nature or location of a particular project, the Planning
Commission, Board of Supervisors or the California Coastal Commission may require more extensive groundwater

hivestigatioo in addition to or in place of the requirements outlined in these guidelines."

COP 2013-0012
Memo from David Jensen, Director of Environmental Health, to Julia Acker, Planner. Dated December 15,2015
David Jensen states in the opening paragraph that The Albion Schoolhouse 3930 Albion Little River Rd is
currently a three-bedroom residence (Vacation Home Rental).
Carl Rittiman and Associates, Inc makes no mention of a Vacation Home Rental for 10 in his waste water flow
analysis report (water usage). As per phone conversation with them they were not provided this information.

Rittiman is making a determination of water usage based on 14 , 6 hour events per year, with no other water
usage. But in fact the vacation home rental sleeps 10 with 2 full baths and 2 half baths, a fully stocked
professional kitchen , dishwasher and washer/dryer and all the clean up that goes with that Flushes, dishes.
laundry and baths.
" Mr. Bottrell re-designed the school's 'girls' and 'boys' bathrooms with 20's era sea-green tiles
and claw foot bathtubs (with 21st century shower pressure)." From VBRO add for Albion
Schoolhouse.
If you figure 6 people with 8 flushes each in 24 hours, that is 96 gal. and then figure 6 bath/showers at 390 gals.
That's a total of 486 gals not counting kitchen use. Kitchen?
"KITCHEN: This large room encompasses a chef's KITCHEN which caters to large parties or intimate at-home dining.
The Nakashima DINING kitchen table comfortably seats 12. The copper BAR offer prime viewing of the sun setting over
the Pacific. A cozy SEATING AREA is arranged by the CUSTOM FIREPLACE fireplace."

From VBRO add for Albion Schoolhouse
So, kitchen water usage. This isn't speaking to catered events. This is from preparation to
cleanup.
One meal a day? Two? Three? We don't know how much that is but it's more than 40
gallons(Rittiman Report).

Just to put a number to it: 120 gallons per day for kitchen/laundry.
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They have plans for an organic vegetable garden, fenced.
Mendocino Art Center Garden Tour
http://www.mendocinoartcenter.org/MyLasso/AnnualShows/GardenTouns/albion-schoolhouse.ht

"organic vegetable garden in the field which would be gated in order to thwart the deer and to
protect the plants from the coastal winds."
We have been organic gardeners for the last 20+ years and our best guess of water usage for April through
November would be 300 gallons a day.

"set up and clean up. There is also an option to purchase accommodations for 10 and exclusive use of the entire
property for 3 days I 3 nights for your wedding party, rehearsal dinner, and a post-wedding brunch" From Albion
Schoolhouse add at The Wedding Spot. com

To total, based on a 70°/o occupancy rate at 6 per night, not 10, for the vacation home rental (960
gallons per day) and 12 events per year ( 424 gallons per event) for the Temporary Event Permit.
201,271 gallons per year for a vacation home rental and events vs. 197,100 gallons anticipated
annual consumption.
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COASTAL DEVELOPMENT PERMITS AGENDA
DECEMBER 16.2015 10:00 am
(hand out at meeting)

Memo: David Jensen to Julia Acker Received Dec 15, 2015

"Mendocino County Coastal Groundwater Development Guidelines specify that commercial,
institutional, and industrial facilities that use less than 1500 gallons of water per day are
required to conduct a Proof of Water test. A Proof of Water test was performed on the 3890
parcel as part of a hydrological study. Over the course of the seventeen-hour pump test, the well
produced 4 gallons per minute at a steady state. A total of 3, 915 gallons of water were extracted
during the test. The hydrological test also monitored the effect of that well on the nearest
neighboring well.
The welt on the westerly adjoining parcel, which is about 75 feet away, exhibited a net drawdown
of approximately 3 inches, which, according to the Mendocino Coastal Groundwater Development
Guidelines, is considered less than significant."

MENDOCINO COUNfY
COASTAL GROUNDWATER DEVELOPMET GUIDELINES
Project 86146 1989

.Existing Wells
"Identify all wells within 300 feet of the parcel under study. Show well locations on the assessors parcel map or with
measured distances to the pumping welL Describe each well, including depth, pump setting, and perforated interval,
geological log if available, use and estimated pumpage, and water level fluctuations. Geologic cross-sections illustrating
information from available well logs are recommended."
Notification
"All property owners within {-mile of the pumped well should be notified of the date, time, location and purpose of the
pump test, and should be provided with a contact name, phone number and address in the event that their well(s) apparently
are affected by the test. The Mendocino Community Services District should be notified of any pump tests to be conducted
in the Town of Mendocino. The notice should emphasize that it is important for neighboring well owners to respond as soon
as any effects on their well are observed. Subsequent letters and written responses to the letters should be submitted with
the hydrological study report. If during pumping, there is evidence that an adjoining property well(s) is being seriously
depleted, the pump test should be interrupted until the situation can be investigated and resolved."

"In special circumstances, due possibly to the size, nature or location of a particular project, the Planning Commission,
Board of Supervisors or the California Coastal Commission may require more extensive groundwater investigation in
addition to or in place of the requirements outlined in these guidelines."

"Commercial developments and other potential major water users that could adversely affect existing surface or
groundwater supplies shall be required to show proof of an adequate water supply, and evidence that the proposed use shall
not adversely affect contiguous or surrounding water sources/supplies. Such required proof shall be demonstrated prior to
approval of the proposed use."
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"Commercial, institutional and industrial facilities are required to conduct either Proof of Water or
hydrological studies, depending upon the water resource classification, parcel size, adjoining parcel
sizes, and the water demands of the facility. The Mendocino County Division of Environmental Health
Department may waive the testing requirements on a case-by·case basis for very low water use
operations, or where a change in land use can be demonstrated to result in no anticipated increase in
water use. Conversely, the Division of Environmental Health may increase the testing requirements for
"minor" water use facilities in areas of marginal or critical water resources."

In the Hydrological Study for John Hughes 11/23/1993
page6

Drawdown Impacts on Neighboring Water Wells

"Theoretical drawdown effects on adjacent wells were calculated based on the pumping data and
aquifer characteristics. Drawdown effects on neighboring wells, and between wens within the proposed
subdivision were estimated. The calculations are shown in Appendix C. Assuming a constant pumping
rate of 1.0 gpm (1,440 gpd) for 120 days during the dry (summer-fall) period, the calculated drawdown
influences are summarized below."
Drawdown Effects Between Wells.
~~well #1. Well # I would potentially be influenced by a neighboring well to the southwest and by Well #2. The
total estimated drawdown effect will be the sum of the influences of both wells (0.11' + 0.075') which is 0.19
feet, or about two inches. This drawdown influence amounts to 3.2 percent of the saturated thickness of the
aquifer."

"Well #2. Well #2 would potentially be influenced by Well #1 and Well #3. The total estimated drawdown effect
will be the sum of the influences of both wells (0.075' +0.079') is 0.15 feet, or about two inches. This drawdown
amounts to 1.8 percent of the saturated thickness of the aquifer."

"Well #3. Well #3 would potentially be influenced by Well #2 and Well #4. The total estimated drawdown effect
will be the sum of the influences of both wells (0.079' +0.26') which is 0.34 feet. or about four inches. This
drawdown amounts to 3.8 percent of the saturated thickness of the aquifer."

''Well #4. Well #4 would be influenced by Well #3. The estimated drawdown effect is0.26 feet, or about three
inches. This drawdown amounts to 3.8 percent of the saturated thickness of the aquifer. "
The hydrology study listed above on the 3890 parcel was conducted in September 1993 as one of four wells being tested.
The 1993 hydrology study did not address the 15 adjoining wells in the hydrology study. The parcel map only shows 6 of
the 14 producing wells within 300 feet of the parcel under study. Only 1 of the 15 wells was addressed in the study.
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Page3 U)
A " Theoretical drawdown " ( adjective -concerned with or involving the theory of a subject or area of study
rather than its practical application.) was calculated on the 1 well. No actual test was performed on the 1 well
that was addressed in the study. No data was collected from the 15 adjoining wells. Only theoretical data from
1 of 15.

The Drawdown Effects between the 4 wells being tested were only being tested between the 4 wells being
tested. Well1 by 2, 2 by 1 and 3, 3 by 2 and 4, and 4 by 3.
6 adjoining wells to parcel 3890 (APN 123-050-32) all have water quantity issues. Three new wells have been
drilled in the 300 foot radius of parcel 3890 in the last 100 years. Two were dry and one at 300 feet produces 1
gallon or less a minute.
The Albion Schoolhouse LLC is a commercial business. A vacation home rental for 10 and a proposed 14 day a
year Temporary Event Permit.
"Commercial developments and other potential major water users that could adversely affect existing surface or
groundwater supplies shall be required to show proof of an adequate water supply, and evidence that the proposed use shall
not adversely affect contiguous or surrounding water sources/supplies. Such required proof shall be demonstrated prior to
approval of the proposed use."( from above)
"Conversely, the Division of Environmental Health may increase the testing requirements for "minor" water use
facilities in areas of marginal or critical water resources."
This is historically a marginal water quantity area with one new 3 bedroom home built on parcel # 1.
The Albion Schoolhouse LLC is a vacation rental for 10 and proposes to be an event site for up to 100 people.
We as concerned neighbors on the same aquifer as the proposed event site feel water usage for this commercial development
has not been adequately addressed.
"In special circumstances, due possibly to the size, nature or location of a particular project, the Planning Commission,
Board of Supervisors or the California Coastal Commission may require more extensive groundwater investigation in
addition to or in place of the requirements outlined in these guidelines. "
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JAPPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
(Page 4) i
SECTION V. Certification
The information and facts stated above are correct
knowledge.

Signature of Appellants and Date

Signature of Appellants and Date

Carol Clary
Pam Ogbln

David Preston
Marie

to the best of my/our

Sue Preston

-~~--A4...,__.L......-~

Koskel~_~v<r__..l.<!LR=L...oot::t-.L-~.=.v:~

~(}~ 1-4- ?ol h

~ J ') 6~
~ .~ ~
7

j- t-( -/{;,

1-'>-Jt,

Signature of Appellant(s) or
Authorized Agent Date:
Note:

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

Section VI. Agent Authorization

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

Signature of Appellant(s)
Dat

e:
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Attachment A
Pictures

RECEIVED
JAN 19 2016
CAUFORN\A
COASTAL coMMISSION
NORTH COAST DISTRICT
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Yellow Circled area:
Albion South Side Rural Village
Hardware Store, Post Office, Grocery Store and Fire Department
Commercial Zone

22 of 81

4 acre parcel su bdivision in 1993
into 4 one acre lots.
Western most lot developed into SFR and the remaining 3 lots zoned SFR.
Proposal:
Parking for SO, out side events for 100 in vacant lot closest to the SH
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1/1412016

TheAiaon Schoolhouse-Vacation Rentals

Kitchen & Dining area
This stunning. room provides the perfect space for cozy meals or large dinner parties. From
the copper counter top enjoy the ocean views or relax by the custom frreplace. Our kitchen

and pantry is fully stocked for the chef in you. Enjoy the 48" Wolf® Range/Stove, and all our

new appliances. If you're in the mood for BBQ we also offer a Weber grill and a smoker on
the deck.

1/1412016

The Albion Schoolhouse, Ocean VieYJ- Houses for Rent in Uttle River
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Attachment B

Emails

NoV zo -- b E:.C!.- tS, cot 6

RECEIVED
JAN 19 2016
CALIFORNIA
COASTAL COMMISSION
NORTH COAST DISTRICT
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1(1112016

Gmail- Fwd: Case# COP_2013-0012

Carol Clary <cclarybox2@gmail.com>

Fwd: Case# COP_2013-0012
Dan Clary <drclary 1@gmail.com>
To: Dan Clary <drclary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>

Mon, Jan 11, 2016 at 7:09 PM

- - - Forwarded message--From: Will Kruse <graphic@mcn.org>
Date: Fri, Nov 20 1 2015 at 9:07AM
Subject Re~ Case# COP_2013-0012
To: Julia Acker<acke~@co.mendocino.ca.us>

Hi Julia, I have sent you the below as a letter, sorry it is so long.
Thank you,
Will
Will Kruse
3875 Albion Little River Road
Mail to: P.O. Box 8
Albion, CA 95410
707-684-0229

graphic@mcn.org

November 20, 2015

Julia Acker, project coordinator
County of Mendocino, Dept of Planning & Building
120 West
Street, Fort Bragg, CA 95437
RE: Case# CDP 2013-0012 The request for Coastal Development Permit,

to install a parking lot, with commercial entrance, remove trees, 14
large events

Dear Julia,
Thank you for notifying me of this pending action.
I live directly across the road from this development, the
decisions will have a direct effect on my home and water well, and the

Rural Village of North Albion.
I OPPOSE THIS PERMIT REQUEST, for a number of reasons:
* The "public notice of pending action" I just received informs me a
"parking lot" to be put in the field right across from my house
35 of 81
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1/1112016

Gmait - Fwd: Case# COP_2013-0012

* The notice posted across the street makes NO MENTION of ''parking
lot", it says "shuttles provided". This has mislead my neighbors and
I into thinking no parking lot would be pursued in the field.

* This property and my neighbors have already had multiple problems
with the
previous property owner over trying to throw too large, noisy overly
bright parties in this Highly Scenic Rural Village. Excessive noise,
lighting, vehicle traffic with all night and overnight large events
caused multiple complaints. A new parking lot in the field would
bring all that activity even closer to the neighbors houses.
I OPPOSE THIS PERMIT, I think the field is a terrible place for a
parking lot.
* The parking lot is unnecessary as ample parking can be fit into the
existing lot, next to their own building which is more efficient, and
less of a nuisance.
*Moving my neighbor's parking to their farthest property corner away
from their building, amplifies the nuisance noise across two lots with
lights louder and brighter than ever before.
* The lower half of the field lot, is a saturated wetland during the
rainy season with all kinds of deer and wildlife moving down to the
estuary and back, what about them.
1: For the 16 years I have lived here, and decades before, this old
schoolhouse building has.been a single family residence, just another
house in our neighborhood, just one lot, nothing commercial about it.
2: The lot
NEVER been
commercial
collection

directly across the street from me, until recently, has
part of the old schoolhouse property, and never had
use. It has always been a field with tall grasses, a
area for runoff into the Albion Estuary.

The issues living next to this property, materialize when nobody lives
in the home, and it transitions into a party house for hire.
Something has changed with these two lots across from me. The two lots
have become one huge place. Where it was once scenic tall grasses,
natural and quiet we now have continual mowing and leaf blowing, over
several acres of both lots now.
The impact on this household will be enormous if further trees are
removed and a commercial entrance made, and a parking lot installed,
and a permit for the circus, concert or .• to come to town for 14 days,
plus how many days to set it all up and clean it all up.
There are multiple complaints on file when the old schoolhouse had the
large parties before, with a petition from the neighborhood. The County
Sherffs report is on file when they closed the large party down
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Gmail- Fwd: Case# COP_2013-0012

before.
The impacts, and potential nuisance impacts from the old schoolhouse
property are now greater than ever, nearly all the buffers are gone; no
more fence between the lots, the tall grass to absorb sound mowed to
the earth, the trees to buffer dissappearing one
by one.
The property dominates the skyline and is a backdrop over and above us,
essentially broadcasting every vibration, strobe light and buzzer noise
into our houses.

1. The Tree Removal - I am concerned that, when 120' of the trees
between us are removed, it's going to be twice as bright for my
property. The impact of the lights, the projected sound, and view of
the building, being above our houses, will certainly be increased
without the trees to screen it back.

2. The Commercial Entrance - Does nothing about road safety, and we
have a dangerous blind turn. The old schoolhouse high shrubs and fences
block the drivers view coming up and down the hill. There are
reasonable alternatives to a parking lot in the wetland area of the
field.
3. Renting 14 times. If the gatherings are inside their building,
nobody ever complains - But when the gatherings get larger and spill
outside, there are lots of problems. I believe large events are
unreasonable in this small neighborhood.
*

I believe the environmental impacts are huge with this proposal.

* The proposed development area is low lying and overflows with mud and
sheets of water
annually into the road, and across neighboring property into the Albion
Estuary.

* Combining these two properties and removing all the buffers makes one
huge development, the impact on the neighboring houses has increased if
events are held.

* If further trees are removed the sounds and lighting of this tall
white building will be shooting far outside the now larger property
boundaries, this seems totally incongruous with what Highly Scenic is
all about.
* This proposed parking lot is only about 35' from my private water
well. This proposed parking lot with cars could contaminate my water,
and the water of my neighbors. We have already seen broken down vans
stalled in the field for days with the hood up, dripping who know's
what on the ground upstream from our wells. The neighborhood of homes
nearby have very little water, with some properties having no water in
their wells. Will commercial use of the water so close impact the
neighborhood water supply?
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Gmail • Fwd: Case# COP_2013-0012

* The proposed parking lot in the field, is directly outside and above
my home and home office windows. The vehicles and trucks driving in the
field point headlights directly at our house. Even tall fences do not
block the activity. The proposed parking lot lights are homemade and

cast light glare outside the property and into our house windows from
above.

* Recent truck driving and vehicle traffic in the field was noisy, with
spinning tires in the rain, truck driving over bottles and popping
glass, all this noise and activity in what has always been a field,
next to my house and loud enough to be heard throughout my house.

* I have tried to block the light, and noise, with tall fences, tall
landscaping, heavy drapes, but the property across the street just gets
larger, and without the trees, will be monopolizing the view of every
north and east window in our home.
Thank you for your time and consideration.
Will Kruse
graphic@mcn.org

Attachments - A letter and photos which I sent to the
applicants/property owners Oct 15. The photo shows how bright it is
when nobody is home, imagine how bright it gets when they throw a large
event party. NOTE - They have reduced the all night lighting after
receipt of the attached.
<RuraiVillagelights 1. pdf>
< Rura1Villagelights2. pdf>
<Letter to SH.pdf>
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mailbox:/1jC:jUsersjdan/AppDatajRoaming/Thunderbird/Pro ...

Fwd: CDP 2013-0012

Subject: Fwd: COP 2013-0012
From: Carol Clary <cclary@mcn.org>

Date: 11/20/2015 12:58 PM
To: Will Kruse <graphic@mcn.org>, "drclary1@gmail.com" <drclaryl@gmail.com>, carol clary <cclary@mcn.org>

--------Forwarded Message------Subjec:t:CDP 2013-0012
Date:Fri, 20 Nov 201512:56:44 -osoo
From:Carol Clary <cclary@mcn.org>
To:Julia Acker <ackerj@co.mendocino.ca.us>
CC:Justine Shapiro <justine@promisesfilms.com>, sydmintz@gmail.com

Julia Acker
Mendocino County Planning & Building Services
This is in reference to Staff Report
11 dated 11/06/201S
COP 2013-0912

prepared by Julia Acker, Planner

Starting from page 1
Uncertain on width of commercial driveway.

Has this been changed?

3890 Albion Little River Road (APN 123-058-32) lot "was used in past as
informal parking"
Bill Bottrell purchased APN 123-05932 from John and Kathryn Hughes
8/24/2012. Before that for the 23 years my wife and I have owned our
property across the road from said lot. The lot has been fenced and used
for Llama grazing (Hughes Llama Ranch). No Car Parking before 8/24/20121
Before June 2013 Bill Bottrell held 2-4 events per month for the
previous 2 years. Making 30 in total. Some going past 5:00 am. The
sheriff was called for one event.
When will there be a "building occupancy classification"?
Look close at what would preserve and maintain the character of the
atmosphere and visual quality of our Rural Village. Does an event (14)
for 108 to 1000 persons and parking for 40 to 142 cars fit that? How
many people allowed? Something needs to be addressed about lights at
night and water .•..•..
Parking:
Unclear how many spaces required. Staff says 48 + 2 ADA.
They request 25,600 sq.ft. for parking. Divide that by 180 sq.ft. for a
parking space. That equals 142.2 parking spaces plus 2 ADA.
One more point on that. The one acre lot is 43,500 sq. ft. 25,608 is
58.85% of the one acre. Staff recommendation of 48 parking spaces
equals 4850 sq. ft. which is 11.15% of the one acre lot. Visual impact
on Rural Village.
Micheala Biaggi states ; "proposed special event parking has
historically been used for special event vehicle parking over the past
15 years~ during which time the soil has been somewhat compacted by
vehicles."
THIS IS NOT CORRECT!
Bill Botrell bought APN 123-950-0932 from John and Kathryn Hughes
8/24.2912. Before that it was a closed lot used for grazing Llamas
No car parking before Botrell bought it from the Hughes 8/24/2012.
Botrell sold the two lots to Mintz/Shapiro July 2914.
Visibility of cars, noise headlights and run off on south sloping land.
Event parking only May to October-is this correct? Good.

1of2
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1/11/2016 7:00PM

Fwd: COP 2013-0012

mailbox:/ I /C:jUsersjdan/AppDatajRoaming/Thunderbird/Pro ...

What qualifies Ms. Biaggi to say this site plan designates an area of
25~600 sq ft which is 59% of the one acre lot as appropriate for a
parking lot?
This Schoolhouse has not been a commercial building in the 25 plus years
we have lived here.
Lynn Bargfrede/Norris bought the property 6/17/1986 for her husband and
three children as a single family residence.
They sold to Bill Bottrell and his wife and three children in 1995 as a
single family residence. Bottrell did extensive renovation and moved in
in 1997. He had a recording studio/business in Caspar.
Thank You,
Dan and Carol Clary

attached is petition signed by Albion Shoolhouse Neighbors 4/08/2913

-Attachments:

974KB

Albion Schoolhouse Neighbor petition. pdf
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1/11/2016 7:00PM

April 8, 2013
Bill Bottrell
'Dear Bi lt and Laura
We have repeatedly encouraged you. to put reGsonable pGrameters
on the events being held at the Schoolhouse. fhe late night
noise h4s been the most serious problem. In spite of our
complaints, the nuisance has not lessened.
We are now aware thGt your only permit is for a vacation rental
which does not allow the type of events you are holding. In
conversation with the Sheriff and County Planner, we have
learned that you. intend to attempt to remedy this defect by
obtaining a femporary Use Permit for special events. fhis
application requires the consent of other property owners in the
area. As such property owners we cannot agree unless we
receive adequate assurance that the problems we have complained
Clbout care addressed in the permit and adequate enforcement of
the conditions are prescribed.
We are quite wilting to work with you if we can be assured
sensible hours and reasonable decibel levels. We will not tolerate
continuation of the present situation. We intend to see thcat the
law is enforced.

Cc:

Mendocino Planning Department
Mendocino Sheriff's Department
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April 8, 201 '3
Bill Bottrell

'Dear Bill and Laura
We have repeatedly encouraged you to put reasonable parameters
on the events being held at the Schoolhouse. fhe late night
noise has been the most serious problem . In spite of our
complaints, the nuisance has not lessened.

We are now aware that your only permit is for a vacation rental
which does not allow the type of events you. are holding. In
conversation with the Sheriff and County Planner, we have
learned that you intend to attempt to remedy this defect by
obtaining a femporary Use Permit for special events. fhis
application requires the consent of other property owners in the
area. As such property owners we cannot agree unless we
receive adequate assurance that the problems we have complained
about are addressed in the permit and adequate enforcement of
the conditions are prescribed.
We are quite willing to work with you if we can be assured
sensible hours and reasonable decibel levels.. We will not tolerate
continuation of the present situation. We intend to see that the
law is enforced.
Sincerely.
Nicholas finling
Camille M. finling
Kathryn Hughes
John Hughes
Anna Moland

David Preston Will Kruse
Dan Clary
Sue J Preston Pam Ogbin
Carol Clary
Lisa Gear
Anthony Gear
Marie Jennie Koskela
8ibi Sillem

Residents of Albion Little River Road
Cc:

Mendocino Planning Department
Mendocino Sheriff's Department
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1/11/2016

Gmail- Fwd:

Carol Clary <cclarybox2@gmail.com>

Fwd:
Dan Clary <drclary1@gmail.com>
To: Dan Clary <drclary1@gmait.com>, Carol Clary <cclarybox2@gmail.com>

Mon, Jan 11, 2016 at 7:00PM

- - Forwarded message - From: Dan Clary <drclary1@gmail.com>
Date: Fri, Dec 4, 2015 at 6:44 AM
Subject:
To: graphic <graphic@mcn.org>

Will, I sent this 11/26/15 ~for you I added at the bottom, a pdf covered
to a doc. see if you can edit it.
Dan

Forwarded message-From: Dan Clary <drclary1@gmail.com>
Date: Thu, Nov 26, 2015 at 5:38PM
Subject: Wynn Coastal Planning
To: acke~@co. mendocino. ca. us
Cc: kinserb@co.mendocino.ca.us, gustavsona@co.mendocino.ca.us, Sydney Mintz <sydmintz@gmail.com>,justine@promisesfilms.com

Julie Acker
11/27/2015
RE:CDP #2013-12
3930 Albion Little River Rd.
123-05(}...32

Dear Julia

Questions concerning Wynn Coastal Planning letter dated,
July 14 2015
We question the "storm water and soil expert's" data that was used to make
her conclusions.

1 page
"1. The proposed special event parking area has historically been used for
event vehicle parking over the past 15 years. during which time the soil
been somewhat compacted by vehicles."
APN 123-050-32 (vacant lot), had not been a parking lot prior to Bill Bottrell
buying it 8/24/2012. up till that time it was fenced and used for llama grazing,
no car parking, no light gravel applied and no compaction by vehicles.

page 2.
"The Albion Schoolhouse has a
history of commercial use and traffic. The Building was
constructed in 1924 as a school
functioned as such until 1968. Since then its uses have
included: The Whale School, a private: Corners of the Mouth, a retail grocery food store: The
Albion Community Center; which hosted concerts, dances and community events. All of
these uses included extensive parking on the property with only the use of "light gravel" that
persists today. In the 1990's the Albion Schoolhouse became a private residence, though
continued to host benefits and community events."

Our history with the schoolhouse goes back to Norris/Bargfrede who bought the property in 1986
(29 years ago ) as a single family residence for their family of 5. They Jived there for 9 years
and sold to Bottrell in 1995. He remodeled and moved in with his family Of 5 in 1997. In the 9
years Norris was there, no vehicle parking or soil compaction to soil on the vacant lot ( 123-05()..
32 ). Bottrell lived on and off at 123-05()...11 for the next 17 years. There was no vehicle parking,
no soil compaction and no use of "light gravel" till 8/24/2012 when Bottrell bought the vacant
tot (123-050-32} from John Hughes. From when Bottrell bought in 1995 till 8/24/12 the lot was
fenced and only used for llama grazing.
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Gmail- Fwd:
Bill did host benefrts and community events but they parked on the road or in
front of the schoolhouse.
Conclusion : Staff needs to take another look at data from groundwater and
soils expert; "as a 'stormwater and soils expert', I am providing an expert
opinion on the use of 'light graver· to satisfy parking service requirements at the
Albion Schoolhouse, specifically in the area proposed for the Temporary Event
parking" .

Some infonnation stated in Staff Report dated 11/6/2015 was made
based on this faulty infonnation from
Wynn Coastal Planning I Macheata Biaggi
Dan and Carol Clary
3751 Albion Little River Rd.
Albion, Ca

(j

WYNN.doc
92K
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Gmail ~ 41 cars

Carol Clary <cclarybox2@gmail.com>

41 cars
Dan Clary <drclary1 @gmail.com>
To: Carol Clary <cclarybox2@gmail. com>, Dan Clary <drclary1 @gmail.com>

Mon, Jan 11, 2016 at 6:57PM

- - - Forwarded message-From: Dan Clary <drclary1@gmail.com>
Date: Fri, Dec 4, 2015 at 8:48 AM
Subject: 41 cars
To: acke~@co. mendocino. ca. us
Cc: Geoffrey Brunet <brunetg@co.mendocino.ca.us>, justine@promisesfilms.com

re: CDP _2013-0012
Julia,
This is what the vacant lot next to the school house looked like a few months ago with 41 cars ( could be 2 or 3
more, out of site). The picture shows cars up to the top of the drive, that would be cfose to 1/2 acre of 1 acre lot.
Dan
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Gmail - Fwd: Highly SCenic

Carol Clary <cclarybox2@gmail.com>

Fwd: Highly Scenic
Dan Clary <drclary1@gmail.com>
To: Dan Clary <drctary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>

Mon, Jan 11, 2016 at 6:55PM

- - Forwarded message-From: Dan Clary <drclary1@gmail.com>
Date: Tue, Dec 8, 2015 at 9:49AM
Subject: Highly Scenic
To: Julia Acker <acke~@co.mendocino.ca.us>

Julia,
These are two pictures, North of mileage marker 44.37 on Highway 1, showing clear visibility from the Highway
to the school house and part of proposed parking lot
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Carol Clary <cclarybox2@gmail.com>

Fwd: 2013_0012
Dan Clary <drclary1@gmail.com>
To: Carol Clary <cclarybox2@gmail.com>, Dan Clary <drclary1@gmail.com>

Mon, Jan 11, 2016 at 6:54PM

- - Forwarded message From: Dan Clary <drclary1@gmail.com>
Date: Tue, Dec 8, 2015 at 3:25PM
Subject: 2013_0012
To: Julia Acker <ackerj@co.mendocino.ca.us>

Julia,
I sent this to Coastal Commission. After words I thought you should be a part to all correspondence re:

2013_0012
Dan

Dan Clary <drclary1@gmail.com>

3: 12 PM (6 minutes ago)

to tamara.gedik

RE: APN 123-050-11 and 123-050-32
also
COP_2013-0012
Tamara Gedik, California Coastal Commission
123-050-11 is a 4850 square foot signal family residence on one acre with a
vacation rental.
123-050-32 is an adjoining 1 acre vacant rot.
There are issues with the S.F.R. but for a conversation w/ California Coastal
Commission I'll focus on the vacant lot.
Issue 1. copy and paste from page 4 Staff Report;
''The proposed special event vehicle parking area has historically been used for special event
vehide parking over the past fifteen (15) years, during which time the soil has beensomewhat
compacted by vehides "
That's just not true: my wife and i have lived full time across the road from the
''proposed special event vehicle parking area" for the last 25 years, up till 8/24/2012
the vacant lot was fenced with no opening to the S.F.R. and only used for llama grazing. No soil
compaction- no vehicles, at all, on the property in that 15 years
before 8/24/12

Issue 2. page 2 Staff Report;

"ENVIRONMENTAL DETERMINATION:

Categorical!

y Exemptfrom CEQA- Class 4 (e) minor temporaryuse of land
having negligible orno permanent effects on the environmenf'

This is what Class 4 (e) in CEQA says:
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"Class 4 consists of minor public or private alterations in the condition of land, water, and/or vegetation
which do not involve removal of healthy, mature, scenic trees except for forestry or agricultuml purposes.
Examples includet but are not limited to:
(e) Minor temporary use ofland having negligible or no pennanent effects on the environment, including
carnivals, sales of Christmas trees, etc;"
Here is why I don't think the Exemption works for the l acre lot:
The proposal calls for turning the 1 acre lot (49 ,280 s.f.) into a
parking lot (25,600 s.f.) to park 142 cars. Some type of gravel or paving would be required to make this wmk

which would become part of the land.
In CEQ A Class 4 (e) " it states (e) Minor temporary use of land having negligible or no pennanent effects on
the environment, including carnivals, sales of Christmas trees, etc;"

Issue 3. "3. The topography of this site slopes from north to south and east to west. Exhibits in the
letter show a natural concave depression in the southwest corner of the property, which is
where the special event parking area is proposed. In addition, this is the only area on the property
where such parking is feasible without grading, given its relative flatness. A full gravel surface in
the proposed parking area is likely to slow water infiltration during rain events, when sheet flow
collects and ponds in this part of the property. A full rock surface is likely to cause excess water
to leave the property, and may cause an inundation of sheet flow runoff to the adjacent county

J

CIH\J'r- lJ ~(JW

road, Albion-Little River Road."

To put in a parking lot of 25,600 s.f on this 1 acre site the applicant h~s 7 rtf£ Af'{JU
not demonstrated it's possible.
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The 4 points the applicants agent used was from
a" stormwater and soils expert, .. she stated:

,

" 1. The proposed special event vehicle parking area has historically been usedfor spec
ial event vehide parking over the past fifteen (15) years, during which time
the soil has been somewhat compacted by vehides.

2.Ught Gravel will continue to allow the grass species to survive, versus
a Full Gravel surface, which will out compete the grasses causing them to die.
Grasses and their root systems keep the soil intact, which is a natural soil stabilization
and
dust
suppressant
best
management
practice.
Grassesnaturally
regenerate, whereas rock inevitably moves and shifts and requires re-application from
time-to-time. Please note, the
grass is mowed during thedry s
eason, and kept short, as is necessary.

The topography of this site slopes from north to south andeast to
west. Exhibits in the letter show a natural concave depression in the
southwest
corner
of
the
property,
which
is
where the
special
event
parking
area
is
proposed.
In addition,this is the only area on the property where such parking
is feasible without grading, given its relative flatness. A fullgravel
surface in the proposed parking area is likely to slow
water infiltration during rain events, when sheet flow collects and
ponds in this part of the property. A full rocksurface is likely to
cause excess water to leave the property ,and may cause an
inundation of sheet flow runoff to the adjacent county road. AlbionLittle River Road.
J.

4. Special event parking will occur during the dry season, which is typically May
through October ,when the soil naturally has minimal soil moisture, thus avoiding
potential erosion impacts and creation of ruts.

in a 6/25/15 letter from Julia Acker to Blair and Amy (Agents of Applicant) it states:

" I spoke with Andy about the "light gravel" surface idea. He said that the County could accept "light gravel"
as an alternate to the full gravel surface, provided that an expert (such as a Civil Engineer) can provide
confinnation and support that this is a comparable surface. The County would then have the Department of
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Tmnsportation review the documentation from the Engineer and determine whether or not it is acceptable.
This option would NOTrequireavariance."
is the "stonnwater and soil expert" a civil engineer? Is she certified by any board that would have over site to
what she says
And thin there's her# 4 4. Special event parking will occur during the dry season, wh1ch is typically May
through October, when the soil naturally has minimal soil moisture, thus avoiding potential erosion imp
acts and creation of ruts.
Nothing about that from the applicant - 7 events in 6 months (May/ October)?

Thank you. I wanted to put some of this to print before we talked on the phone.

There's more, this may be a start.

Dan Clary
123-050-15
123-050~16
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Gmail - Fwd: COP-2013--0012

Carol Clary <cclarybox2@gmail.com>

Fwd: CDP-2013-0012
Dan Clary <drclary1 @gmail.com>

Mon, Jan 11, 2016 at 6:47PM

To: Dan Clary <drclary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>
- - - Forwarded message-From: Dan Clary <drclary1@gmaif.com>
Date; Wed, Dec 9, 2015 at 5:32PM
Subject: CDP-2013-0012
To: Julia Acker <acke~@co.mendocino.ca.us>
Cc: "Gedik, Tamara@Coastal" <tamara.gedik@coastal.ca.gov>

Julie,
A question from page 1 Appendix A

APPENDIX page 1

20.532.095 Required Findings for All
Coastal Development Permits
{A) The granting or modification of any coastal
aevelopment permit b~ the approving authority
shall be supported by findings which establish
the following:

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

Consistent (With

Conditions of Approval)"

CHAPTER 3 -·THE LAND USE PLAN: RESOURCES
AND DEVELOPMENT ISSUES AND POLICIES

3.5 VISUAL RESOURCES, SPECIAL COMMUNITIES AND
ARCHAEOLOGICAL RESOURCES
Policies

Coastal Act Requirements

30251.
"The scenic and visual qualities of coastal areas shall be considered and protected as a resource of public
importance. Permitted development shalf be sited and designed to protect views to and along the ocean and
scenic coastal areas to minimize alteration of natural land forms, to be visually compatible with the character of
surrounding areas, "

Special Communities and Neighborhoods
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'

• areas that add to the visual attractiveness of the coast.

Highly Scenic Areas to include:
"• those identified on the Land Use Maps as they are adopted."

Visual Resources, Special Communities, and Archaeological Resources Issues
"the coast's visual qualities are vulnerable to degradation through improper location and scale of buildings,
blockage of coastal views, alteration of natural land forms and by poor design or placement of roadside signs
and utility lines."
In rural areas, outside the coastal villages, the most critical concerns are preservation of coastal views and
assuring the compatibility of new development with the natural landscape.
The primary views to be considered are those seen from public areas."

20.532.095 Required Findings for All Coastal Development Permits:

My read of:

. " Associated development " includes the installation and maintenance of a lightly graveled
a commercial driveway approach
parking lot (at 3890 Albion-Little River Road}, installation of
(twenty (20) feet wide tapering fifty (50) feet on either side of driveway along the road) to
Mendocino County Department of Transportation standards, and removal of three (3) Eucalyf)tus
trees to a!tow for tapers and improved sight distance on Albion-Little River Road."
. " Associated development includes the installation and maintenance of a lightly graveled
parking lot (at 3890 Albion-Little River Road), installation of a commercial driveway approach
(twenty (20) feet wide tapering fifty (50) feet on either side of driveway along the road) to
Mendocino County Department of Transportation standards, and removal of three
(3) Eucalyptus trees to allow for tapers and improved sight distance on Albion-Little River Road.
II

car head lights will be visible to Highway 1 - wind shields and car roof tops will reflect.
On Albion little river Rd. the drive wiJI be 120' wide (a commercial driveway approach {twenty (20)
feet wide tapering fifty (50) feet on either side of driveway along the road).

Is

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

Consistent (With Conditions of Approval). ' 1

Please look at this again.

Dan Clary
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Carol Clary <cclarybox2@gmail.com>

_________

,

Fwd: CDP-2013_0012
Dan Clary <drclary1 @gmail.com>
To: Dan Clary <drclary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>

Mon, Jan 11, 2016 at 6:36 PM

- - Forwarded message - From: Dan Clary <drclary1 @gmail.com>
Date: Fri, Dec 11, 2015 at 9:47AM
Subject: CDP-2013_0012
To: Julia Acker <acke~@co.mendocino.ca.us>
Cc: gustavsona@co.mendocino.ca.us, "Gedik, Tamara@Coastal" <tamara.gedik@coastal.ca.gov>
CDP-2013_0012
Julia,

APPENDIX A page A4
" MCC Section 20.472.010 (I) states that Parking areas shall, at a minimum, be surfaced with
gravel; however, the approving authority may reqwre a hard surface such as road oil mix, or other
surfacing of a more durable type such as a bituminous plant mix, asphaltic concrete or concrete as
a condition of the Coastal Development Permit. The applicants have submitted a letter from
Micheala Biaggi, a stormwater and soils expert, attesting that a "light gravel" surface is sufficient to
serve the sporadic parking needs in the proposed special event parking area. "Light gravel" is
defined, by Ms. Biaggi, as a scattering of gravel, covenng approximately twenty-five (25) percent of
the surface of a designated area, with no minimum depth specified . Ms. Biaggi states that
the "tight gravel" wifl
provide the same surface integrity to that of a full gravel surface, for the following reasons: "
··1. The proposed special event vehicle parking area has historically been used for special event vehicle
parking over the past fifteen (15) years, during which time the soil has been somewhat compacted by vehicles."

ISSUES WITH THIS:
UP till 8/24/2012 this lot was a closed lot that was used for llama glazing. There was no vehicle access, no light
gravel applied and only light compaction from llamas. Micheala Biaggi, a stormwater and soils expert,

attest that a "light gravel" surface is sufficient to serve the sporadic parking needs in the proposed
special event parking area. Micheala is making four points to draw her conclusion; she was
given wrong data in statement # 1
"2.
Light Gravel will continue to allow the grass species to survive, versus a Full Gravel surface,
which will out compete the grasses causing them to die. Grasses and their root systems keeR the soil
intact, which is a natural so1l stabilization and dust suppressant best management practice. Grasses
naturally regenerate, whereas rock inevitably moves and shifts and requires re-application from timeto-time. Please note, the grass is mowed dunng the dry season, and kept short, as ts necessary."
Question: Will mowing over rocks send dangerous rocks into the are for some distance ?"
" 3. The topography of this site slopes from north to south and east to west. Exhibits in the ~etter show
a natural concave depression in the southwest comer of the property, which is where the special event
parking area is proposed. In addition, this is the only area on the property where such parking is feasible
without grading, given its relative flatness. A full gravel surface in the proposed parking area is likely to
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slow water infiltration during rain events, when sheet flow collects and ponds in this part of the
property. A full rock surface is likely to cause excess water to leave the property, and may cause an
inundation of sheet flow runoff to the adjacent county road, Albion-Little River Road ".
"4. Special event parking will occur during the dry season, which is typically May through October, when the
soil naturally has minimal soil moisture, thus avoiding potential erosion impacts and creation of ruts ...

ISSUES:
Will #4 be a Condition of approval . Will May/October be the open time for Events at the school house. Does
the Applicant now have a Permit for 7 Events in 6 months. 14 Events in 6 months would be too much. From the
" Wedding Spot " web site " There is also an option to purchase accommodations for 10 and exclusive
use of the entire property for 3 days I 3 nights for your wedding party, rehearsal dinner, and a postwedding brunch. tl { http://www.wedding-spot.com/venue/2806/The-AibionSchoolhouse-inMendocino/) fs that one Event? TWO of those a month
is too much. PLUS the applicant has a Vacation Rental Permit for the rest of the month.
The Storm water and Soil Expert points out in #4 " Special event parking will occur during the dry
season, which is typically May through October, when the soil naturally has minimal soil moisture,
thus avoiding potential erosion impacts and creation of ruts "
p~t·,:,~ cm A:f>f..J 12."3 -os-o- 3 2
).1ft'! 1~- c.> c_T 31 ~
,
f~k JJoV 1- !Y7CLLJ t'i- 0/1_ ftftJ t<-"3 -D~v-' 1 2 eu·e.JA..:u pe.r n1f.L tLfeu~ per (j<?t.Vv.

CONCLUSION:
There are many flaws in this Request for a Permit. This is addressing, to park or not on a
vacant lot that has historically been used for llama grazing over the past 15 years.
" The topography of this site slopes from north to south and east to west. Exhibits in the letter show a natural
concave depression in the southwest comer of the property, which is where the special event parking area is

proposed. In addition, this is the only area on the property where such parking is feasible without grading, given
its relative flatness."
Again, does the Storm Water and Soils Expert have all the required data to make her conclusions. She states
" this is the only area on the property where such parking is feasible without grading, given its relative
flatness." The STAFF REPORT and APPENDIX A both state the applicant is requesting16,600'square feet for
parking. this is 51+ 0/0 of total vacant lot, which is from the flat area at the bottom up to a line parallel to the front
of the school house. That's a lot of grading.

W'uz~p--ropostJ(
Dan Clary
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Carol Clary <cclarybox2@gmail.com>

Fwd: Driveway to Road
Dan Clary <drclary1 @gmail.com>
To: Carol Clary <cclarybox2@gmail.com>, Dan Clary <drclary1@gmail.com>

Man, Jan 11, 2016 at 6:31PM

- - - Forwarded message - - From: Dan Clary <drclary1@gmail.com>
Date: Sat, Dec 12, 2015 at 3:21 PM
Subject: Driveway to Road
To: Julia Acker <acke~@co.mendocino.ca.us>
Cc: "Gedik, Tamara@Coastal" <tamara.gedik@coastal.ca.gov>, gustavsona@co.mendocino.ca.us, Geoffrey
Brunet < brunetg@co. men doc ina. ca. us>

COP 2013-0012

APPENDIX A page A3
Access Roads: The parcel is currently accessed by a private driveway from Albion-Little River Road, and
this application proposes to upgrade the access to a commercial driveway approach. Mendocino County
Department of Transportation reviewed the application and requested the installation of a commercial
driveway approach.
Condition 10: The applicant shall obtain an encroachment permit from the Mendocino County
Department of Transportation and construct appropriate improvements to protect the County road.
The applicant shall complete • to the satisfaction of the Department of Transportation , a
commercial driveway approach onto Albion-Little River Road (CR 403). The approach shall have a
minimum width of e1ghteen (18) feet, and length of twenty (20) feet measured perpendicular to the
edge of the County road, and be paved with asphalt concrete.

Staff Report page 2
"installation of a commercial driveway approach (twenty (20) feet wide tapering fifty (50) feet on
either side of driveway along the road) to Mendocino County Department of Transportation
standards, and removal of three (3) Eucalyptus trees to allow for tapers and improved sight
distance on Albion-Little River Road.
My Question
Condition
10 states
an approach of 18. at Albion Little River River Rd. Staff Report
"approach (twenty (20) feet wide tapering fifty (50) feet on either side of driveway "
Taking the numbers of the Staff Report, is that making a driveway opening of 120' onto our road?
1

Also,
Rocking or paving an area of that size on a hillside will create a massive water problem on our
road, when it rains.
Dan Clary
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Taken 12/12/15
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Carol Clary <cclarybox2@gmail.com>

Fwd: 2013·0012 Required Findings #1
Dan Clary <drclary1@gmail.com>
To: Dan Clary <drclary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>

Mon, Jan 11,2016 at 6:30PM

- - Forwarded message - From: Dan Clary <drclary1@gmail.com>
Date: Mon, Dec 14, 2015 at 1:34 PM
Subject: 2013-0012 Required Findings #1
To: Julia Acker <acke~@co.mendodno.ca.us>
Cc: "Gedik, Tamara@Coastal" <tamara.gedik@coastal.ca.gov>

COP_ 2013-0012

Julie,
"REQUIRED FINDINGS FOR THIS COASTAL DEVELOPMENT PERMIT: ..
"1. The proposed development is in conformity with the certified Local Coastal Program. The proposed
project for establishment of a temporary event facility is in conformity with the goals and policies of the
certified Local Coastal Program. The facility will contribute towards improvement of visitor serving
,
facilities within the Mendocino County Coastal Zone;''

"CHAPTER 20.388 RV- RURAL VILLAGE DISTRICT"
"Sec. 20.388.005 Intent. This district is intended to preseNe and maintain the character of the rural
atmosphere and visual quality of existing coastal rural villages; to provide a variety of community
oriented neighborhood commercial seNices; and to provide and allow for mixed residential and
commercial activities. (Ord. No. 3785 (part), adopted 1991) "

Also,

County requires :
Staff Report page 2
''installation of a commercial driveway approach (twenty (20) feet wide tapering fifty (50) feet on
either side of driveway along the road) to Mendocino County Department of Transportation
standards, and removal of three (3} Eucalyptus trees to allow for tapers and improved sight
distance on Albion-Little River Road. "

My Comments
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" Sec. 20.388.005 states; Intent. This district is intended to preserve and maintain the character of
the rural atmosphere and visual quality of existing coastal rural villages; "
How could a parking lot for 442 cars and a drive way access on Albion Little River Rd. 142' wide that
will have rain water run off issues fit the intent of 20.388.005

Dan Clary
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Carol Clary <cclarybox2@gmail.com>

Fwd: Coastal Element COP_ 2013-0012
Dan Clary <drclary1@gmail.com>
To: Carol Clary <cclarybox2@gmail.com>, Dan Clary <drclary1@gmail.com>

Mon, Jan 11, 2016 at 6:28 PM

- - Forwarded message - From: Dan Clary <drclary1 @gmail.com>
Date: Tue, Dec 15, 2015 at 1:30 PM
Subject: Coastal Element COP_ 2013-0012
To: Julia Acker <acke~@co.mendocino.ca.us>
Cc: "Gedik, Tamara@Coastal" <tamara.gedik@coastal.ca.gov>, gustavsona@co.mendocino.ca.us, Geoffrey
Brunet <brunetg@co.mendocino.ca.us>

--MENDOCINO COUNTY COASTAL ELEMENT
COP 2013..0012

CHAPTER 4 - THE LAND USE PLAN: DESCRIPTIONS AND POLICIES FOR THIRTEEN PLANNING AREAS
4.9 DARK GULCH TO NAVARRO RIVER PLANNING AREA (Albion Planning Area)
"The Albion CAC area covers 35 square miles, much of it in timber1and, though the view from Highway 1
consists of vistas of grassy hills on the headlands, coastal terraces and meadows. The coastal zone extends
three miles up the Albion River which is estuarine and navigable by canoe"

"The need for preservation of visual resources also affects future development, for much of the planning area
both west and east of Highway 1 has been designated as "highly scenic" where development must be
subordinate to its setting. "

Coastal Element Policies: Albion
4.9-1 The Albion community north of the bridge shall be designated Rural Village (123-050-11 and 32
schoolhouse )
There are no retail or commercial establishments in the Rural Village north of the bridge.

"The Albion community at the south end of the bridge shall be designated Rural Village. Retail establishments
shall be limited in type and size; new stores shall be located only in the areas designated commercial. "
The Rural Village south of the bridge has retail and commercial establishments: a grocery store, gasoline
pumps, propane fill up, hardware store, and the post office.

My comments
This states there are two R. V. 's in Albion; north and south of the Albion Bridge. 123-050-11 and 123-050-32 are
in the north of the bridge R.V.
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' From when Albion was a mill town. there were 3 separate areas; the flats/mill area, the north side also called"
Michigan Hill was residential, and the south R. V. was residential/ commercial.
Turing a vacant lot into a paved parking lot covering
51.7o/o of a 1+ acre lot and making the driveway on to Albion Little River Rd. 120' wide doesn't fit
"future development, for much of the planning area both west and east of Highway 1 has been designated as
"highly scenic" where development must be subordinate to its setting. "
Thank you,
Dan Clary
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Albion Schoolhouse COP #2013-12

mailbox:// fC:/Users/dan/ AppData/Roaming/Thunderbird/Pro ...

Subject: Albion Schoolhouse COP #2013-12
From: Carol Clary <cclary@mcn.org>

Date: 11/25/201512:22 PM
To: Julia Acker <ackerj@co.mendocino.ca.us>, Charles.Reed@waterboards.ca.gov, Justine Shapiro
<justine@promisesfilms.com>, sydmintz@gmail.com, "Butch & Diane Koskela naturesark"@att.net, Tony & Lisa Gee
<ledford@mcn.org>, Nancy Puder <nancypuder@comcast.net>, Sue and Bob Preston <basprst@yahoo.com>,
Tin ling Camille <camilletinling@gmail.com>, Will Kruse <graphic@mcn.org>
BCC: "drclaryl@gmail.com" <drclaryl@gmail.com>

Julia Acker
Mendocino County Planning and Building Services
129 West Fir Street
Fort Bragg. Ca 95437
CDP_2913~0912

3930 Albion Little River Road
123-950-11 and 123-059-32
Julia,
One of our concerns for this Permit is water quantity usage. The reason we are
because it is not mentioned in the Application or the Staff Report.

addressing

it is

1. I will start with a history of our community. Water is a major issue for the North Side of the
Albion River. The mill brought water to our little mill community through a flume at Dark Gulch. When
the last mill closed in 1928 they dismantled the water system and tore down the houses that could not
prove water. Look at the old pictures and you will see what I'm talking about. There were four houses
on our two lots, they tore down three. Now there is one.
2. When John and Kathryn Hughes subdivided the lot west of the Schoolhouse into four one acre
parcels and drilled four wells ( one of which is on APN123-059-32) it was explained to my husband by
Kelly Pump that the four wells that he was drilling were being fed by a natural collecting basin on
the north side of the road. When it rains it captures the water and the overflow then fills the wells
on the south side of the road They are draining water that would overflow to the south side wells
which h:ve been here for 85 + years. Example: Tinling, Clary, Koskela, Kruse.
3. When Lynn Bargefrede and Cliff Norris bought the Albion Schoolhouse in 1986 as a single family
residence and lived at the Albion Schoolhouse they did not have enough water to support their family
of five year round. Bill Bottrell bought the Schoolhouse in 1995 as a single family home for his
family of five. He put in a storage tank but still had occasions to buy water. His solution to water
was to buy the adjoining lot with well 8/24/2012. APN123-959-32.
4. Everyone in the neighborhood has water quantity problems. We have all run out of water at various
times. Our wells don't start to recover until there is 10" of rain. We have had to buy water. We all
conserve water to live within our means. We sacrifice to save water. This affects, Koskela, Kruse,
Clary, Tingling,Geer, Puder and Preston.
5. The south side of the Albion River has a similar water situation.
system and meters on the houses. They still have to conserve water.

They put in a community water

6. We think what the Albion Schoolhouse is asking for in CDP-2913-9912 is excessive for our water
situation. They will use the most water May thru October which are the driest months and water at it's
lowest. They already have a year around Vacation Rental Permit which they advertise sleeps 19-14.
How will this affect our wells across the road from the Albion Schoolhouse? How much water will they
use for 14 events of 109+ people (flushes, dishes,laundry and baths and all the rest)?
A Vacation
Rental for 19-14 people (flushes, dishes,laundry and baths and all the rest)?
Please notify me of the Coastal Permit Administrator's actions.
carol Clary
3751 Albion_Little River Road
Albion, California
APN 123-050-15 and APN 123-950-16

1 of1

62 of 81

1/11/2016 7:03 PM

Fwd: Re: Schoolhouse #2

mailbox:///C:/Usersjdan/AppData/Roaming/Thunderbird/Pro ...

Subject: Fwd: Re: Schoolhouse #2
From: Carol Clary <cclary@mcn.org>
Date: 11/13/2015 4:53 PM
To: "drclaryl@gmail.com n <drclary1@gmail.com>

-------- Forwarded Message ~----~-
Subject:Re: Schoolhouse #2
Date:Fri, 13 Nov 2015 09:29:25 -osoo
From:Will Kruse <graphic@mcn.org>
To:carol clary <cclarv@mcn.org>

Carol, perfect, exactly correct on every point.
Will
My well is so deep, I use a tiny bucket on fishing rod to pul1 up small amounts from the center of the earth or so ..••

On Nov 12, 2015, at 5:11 PM, carol clary <cclary@mcn.org> wrote:
Here•s my water letter

------- Forwarded Message ------Subject:Schoolhouse #2
Date:Thu, 29 Oct 201512:45:39-0700
From:Carol Clary <cclary@mcn.org>
To:Justine Shapiro <justine@promisesfilms.com>, sydmintz@gmail.com

Justine and Sydney,
Water:
Water is a major issue for the North Side of the Albion River. As you
heard Marie Koskela say the mill brought water to our little mill
community through a flume at Dark Gulch. When the last mill closed they
dismantled the water system and tore down the houses that could not
prove water. Look at the old pictures and you will see what r•m talking
about. There were four houses by on our two lots, they tore down three.
When the Hughes subdivided their property (four acres they bought from
Sum Seito) into four one acre parcels and drilled four wells it was
explained to Dan by Kelly Pump that there is a natural collecting basin
on the north side of the road. When it rains it captures the water and
the overflow then fills the wells on the south side of the road
example: Tinling, Clary, Koskela, Kruse.
Will Kruse had to dig a 300 foot well in order to get enough water to
sustain his small parcel.
Marie Koskela runs out of water in the summer. At 93 she goes to the
laundromat to do laundry and when she has family come to visit they
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Fwd: Re: Schoolhouse #2
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can't take showers and bring bottled water to drink. Marie's parents
house (west of Kruse) sits empty because of no water.
Camille and Nick Tingling live in what was formerly called the dry
house by locals. They have two wells and still run out of water. They
put in a huge storage tank last year and also have a large under ground
tank and I see the above ground tank is empty. The first year they were
here they bought water and since then they have run the hose across the
road to get water from the Hughes all the years they have lived here.
Tony and Lisa Geer have minimal water. They get water from the Hughes
when need be. They put in a storage tank but must conserve and use water
at their restaurant.
Anna Moreland (Puder House) has historical water issues.
Dan and Carol Clary ran out of water the first years that our three
person family lived here and that was 25 years ago.
When the Norris's lived at the Albion School House they did not have
enough water to support their family of four.
We are all on the same groundwater system here. After four years of
major drought and historical documented history of not much water we
must respect our neighbors and their water systems. Rain this winter
will not solve the water problems.
We would like to see this work for you and the neighborhood.
We are one water system.
We don't walk away from our problemsJ we solve them.
Dan and Carol
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1/12/2016

Carol Clary <cclarybox2@gmafl.com>

Fwd: well test CDP-2013-0012
Tue, Jan 12, 2016 at 10:13 AM

Dan Clary <drclary1@gmail.com>
To: carol Clary <cclarybox2@gmail.com>. Dan Oary <drclary1@gmail.com>
--Forwarded messageFrom: Dan Clary <drclary1@gmail.com>
Date: Man, Dec 21, 2015 at 11:12 AM
Subject: well test CDP·2013..Q012
To: jensend@co.mendocino.ca.us

COP_2013-0012

re:

3890 Albion Little River Rd.,

Albion,CA

David Jensen,
Director of Environmental Health

David,
Below are copy and paste from the hand out at the 12/16/15 Planing Meeting in Fort
Bragg (CDP_20 13...00 12). the memo from David Jensen (received 12/1 S/15) and the
Coastal Groundwater Development Guidelines, 1989

The draw down at the vacant lot ABN 123...050-32 and westerly adjoining parcel are part
of4lots
that made a 4 acre square. The 4 acre square was subdivided into 4 ~ I acre parcels.
123-050-32 is the eastern most ofthose.
The 4 wells on the 4 parcels were drilled at the same time on a East/West line, on
the Northern comers ofthe lots. Kelly Drilling did the work. At the time of the drilling I
spoke with Kelly who said there was an under ground aquafilter that supplied water to the
4 wells and that was the source of water to the wells across the road.
So from that:
The drawdown was 3" from a major body of water that fills and then supplies water to the
wells across the road. Those wells across the road would be affected by an unknown
amount by that.
" No division of land or Use Permit shall be approved without proof of an
adequate (as defined by the County Environmental Health Division) potable
water supply for each parcel being created or proposed for special use "
and

..Existina water uses shall haye priority oyer uses
for new development Appropriate planning actions for water resources
shall
be tak&n after notification
and
input
from
neighborhood residents. "
Who received notification notices of the drawdown ? Not me, anyone on
south side of road ?

And
Water wells shall be tested during dry season conditions,
defined to be the period of August 20th to October 31st.

which

is

When was well tested ?
Thanks for the time,
Dan Clary

123-050·15

65 of 81

https://mail.QCXJQie.com/mail/u/OI?ui=2&ik=Oaa513632a&vieN=pt&search=inbox&msg= 152370b3d2121cc2&dsqt= 1&siml= 15237<b3d2121cc2

1/4

Gmail ~Fwd: well test CDP~2013--0012

1/12/2016

123-050-16

Qoasta! Element (LCP) Water Policies
.3.&-9

" Commercial

developments

and

other potential

major water

users that could adversely aff ect existing
surface
or
groundwater supplies shall be required to show proof of
an adequate
water
supply, and evidence that the
proposed
use shall
not
adversely
affect
contiguous
or surrounding
water
sources/supplies.
Such requ
ired proof shall
be
demonstrated
prior
to_ approv
al of the proposed use ..

Objectives
.. Water wells alt;mg the Mendocino Coast intercept groundwater in terrace
and alluvial deposits
and
in
fractured
bedrock.
Hydraulic
conductivity can vary by several orders of magnitude between the
various geologic materials encountered; thus, water wen testing must
be carefully planned and conducted to P.rovide accurafe and
reliable data for analysis of water supply potential. "
" The specific objective of water well testing is to demonstrate that the
pumped well has sufficient yield to meet maximum daily water demands.
Possible water table drawdown effects on adjoining properties are
considered to be adequately mitigated if the minimum lot size criteria
recommended in the 1982 Mendocino Coastal· Groundwater Study are
adhered to."

" The hydrological test also monitored the effect of that well on
the nearest neighboring well " No test on wells across the
road ? and This information was in a hand out at the 12/16
meeting. Stamped "Received 12/15/15 Planning and Building "

"Water wells shall be tested during dry season conditions, which is
defined to be the period of August 20th to October 31st. u
Was it?

Memo from David Jensen to Julie Acker received
December 15, 2015
Mendocino County Coastal Groundwater Development Guidelines
specify that commercial, institutional, and industrial facilities that use
less than 1500 gallons of water per day are required to conduct a
Proof of Water test. A Proof of Water test was performed on the
3890 parcel as part of a hydrological study. Over the course of the
seventeen-hour pump test. the well produced 4 gallons per minute at
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a steady state. A total of 3,915 gallons of water were extracted during
the test. The hydrological test also monitored the effect of that well
on the nearest neighboring well.
The well on the westerly adjoining parcel, which is about 75 feet away, exhibited a net
drawdown of approximately 3 inches, which, according to the Mendocino
CoastalGroundwater Development Guidelines, is considered less than significant.

Mendocino County
COASTAL GROUNDWATER DEVELOPMENT GUIDELINES
Project 86146

July 1989

General Plan Water Policies
1.6a

No development shall be allowed in the County beyond
proof of tbe capability of the available water supply
2. 6b

No division of land or Use Permit shall be approved without proof
of an adequate (as defined by the County Environmental Health
Division) potable water supply for each parcel being created or
proposed for special use.
3. 6c

Existing water uses shall have priodty oyer uses
fgr new deyefopment ARproprlate planning actions for water resgurces
shall
be taken
after notification
and
input
from
neighborhood residents.

Coastal Element (LCP) Water Policies

.3.8-9

" Commercial developments and other potential major water users

that could adversely aff ect existing surface or groundwater
supplies shall be required to snow proof of an adequate
water supply, and evidence that the proposed use shall not a
dversely
affect
contiguous
or surrounding
water
sources/supplies.
Such required proof shall
be
demo
nstrated prior to_ approval of the proposed use "

Objectives
Water wells along the Mendocino Coast interc~t groundwater in terrace and alluvial
deposits and in fractured bedrock. Hydraulic conductivity can vary by several
orders of magnitude between the various geoiC?Qic materials encountered; thus, water
well testing must be carefully planned and conducted to provide accurate and
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, · reliable data for analysis of water supply potential.
The specific objective of water well testing is to demonstrate that the pumped well has sufficient
yield to meet maximum daily water demands. Possible water table drawdown effects on adjoining
properties are considered to be adequately mitigated if the minimum lot size criteria recommended
in the 1982 Mendocino Coastal Groundwater Study are adhered to.
( Draw down was only performed on one other well )

Pump TestigK Requirements
Water wells shalt be tested during dry season conditions. which is defined to be the period of
August 20th to October 31st.
(was it?)
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Dan Clary <drclary1@gmail.com>
To: Carol Clary <cclarybox2@gmail.com>, Dan Clary <drclary1@gmail.com>

Tue, Jan 12, 2016 at 10:15 AM

- - - Forwarded message - - From: Dan Clary <drclary1 @gmail.com>
Date: Tue, Dec 29, 2015 at 4:36PM
Subject:
To: jensend@co. mendocino. ca. us
Cc: Julia Acker <ackerj@co.mendocino.ca.us>, "Gedik, Tamara@Coastal" <tamara.gedik@coastal.ca.gov>

"A Proof of Water test was performed on the 3890 parcel as part of a hydrological study. " ( From :
David Jensen To: Julie Acker Dated 12/15/15 - as part of hand out to approve COP_2013-0012
12/16/15)
Is this a copy and paste from a
November 23,1993 Hydrological Study For Minor Subdivision 3880 Albion Little
River Rd. Albion, CA
Prepared for John Hughes
"Mendocino County Coastal Groundwater Development Guidelines specify that commercial,
institutional, and industrial facilities that use less than 1500 gallons of water per day are required to
conduct a Proof of Water test A Proof of Water test was performed on the 3890 parcel as part of a
hydrological study. Over the course of the seventeen-hour pump test, the well produced 4 gallons per
minute at a steady state. A total of 3,915 gallons of water were extracted during the test. The
hydrological test also monitored the effect of that well on the nearest
neighboring well.
The well on the westerly adjoining parcel, which is about 75 feet away, exhibited a net drawdown of approximately 3
inches, which, according to the Mendocino Coastal Groundwater Development Guidelines, is considered less than
significant. "
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Carol Clary <cclarybox2@gmail.com>

Fwd: Rittiman had limited info
Dan Clary <drclary1 @gmail.com>
To: Carol Clary <cclarybox2@gmail.com>, Dan Clary <drclary1 @gmail.com>

Tue, Jan 12, 2016 at 10:16 AM

- - Forwarded message - From: Dan Clary <drclary1@gmail.com>
Date: Tue, Dec 29, 2015 at 3:19PM
Subject: Rittiman had limited info
To: jensend@co. mendocino. ca. us
Cc: Julia Acker <acke~@co.mendocino.ca.us>, "Gedik, Tamara@Coastal" <tamara.gedik@coastal.ca.gov>

Dave,
Just got off the line w/ Can Rittiman and Associates, Inc.
1. There was no draw down for the current project.
2. Water usage report did not have all information:
A. Did not know it was also a Vacation Rental for 10
B. The 10 in the wedding party can occupy the Schoolhouse for days before and days after.
C. The Vacation Rental is year- round.
D. The Schoolhouse web site states "

Our kitchen and pantry is fully stocked for the chef in

you. Enjoy the 48" Wolf® Range/Stove, and all our new appliances. "
This whole thing needs a do over.
Dan Clary

70 of 81

https://mail.google.com/mail/u/O/?ui=2&ik=Gaa513632a&view=pt&search=inoox&msg=152370dea492f581&siml=152370dea492f581

1/1

()l).fs;rde

eve;d

dir~rs;fft1

of- P({LA{nt~ tyv..J. ~~CJ me~
/:2.-lb-lr-

RECEIVED
JAN 19 2016
CAliFORNIA
COASTAL COMMISSION
NORTH COAST DISTRICT

71 of 81

COP_2013-0012
Discussion of outside events at 12/16/2015 meeting of Mendocino County Planing and Building

We did not get to have a discussion at the 12/16/ 2015 meeting after the meeting closed to public
input. Andy was giving an overview of what the permit would be. He was talking about how the events
would be enclosed in the structure. He was very animated using his hands to demonstrate the
enclosure. At that point Justine Shapiro and her agent spoke up. Justine says this doesn't work for me.
Everyone who comes here wants to get married outside. Andy said it was not on the application.
Justine goes on to say, I'll be forced to sell the lot if I don't have outside events. At this point Andy sees
a problem. He tries to reason with her. He doesn't want to see events anywhere other than the
structure. People will roam around otherwise. He was trying to keep it away from the neighbors. He
was at an impasse. He suggested outside ceremony North of the parking spaces on APN 123-050-32.
That's where it ended.
Adjoining property owners never had the opportunity to speak on this. At this point the meeting had
been closed to the public. When the applicant and her agent spoke up about the wedding ceremony
being outside the meeting had been closed to public discussion. The meeting was never reopened for
public discussion. Six joint property owners present didn't have the opportunity to speak. Meeting was
closed to public input.
The current applicant and the previous applicant did not request outside events in their Coastal
Development Permit Application. Bill Bottrell bought APN 123-050-32 lot for parking. Installation and
continued maintenance of parking area. This is what he sold to them. Outside events not in his
application or theirs.
Also no where in Staff Report does it mention anything about outside events.

Staff Report Pg.2 Land Use: The subject parcel is zoned and classified in the Mendocino County
General Plan as Rural Village. The intent of the Rural Village district is lito preserve and maintain the
character of the rural atmosphere and visual quality of existing coastal rural villages; to provide a
variety of community-oriented neighborhood commercial services; and to provide and allow for mixed
residential and commercial activities. " This application proposes the use of an existing residence as a
facility for temporary events, up to fourteen (14) per year, and associated improvements.
Staff Report Pg 7
Condition 19. Up to fourteen (14) events per year may be held within the structure atAPN 123-050-11.
Parking shall occur at APN 123-050-32 , and shall be limited to the designated areas shown on the
site plan dated July 23, 2015. Failure to comply with this condition may lead to revocation of this
Coastal Development Permit.
Coastal Permit Administrator Action Sheet COP 2013- 0012 12/16/2015
Condition 19. Up to fourteen (14) events per year and no more than two (2} events per month may be
held within the structure at APN 123-050-11. Parking shall ooour at APN 123 050 32, and shall be
limited to the designated aFeas shovm on the site plan dated July 23, 2016. The maximum number of
attendees shall not exceed one-hundred and six (106) oersons during the period of May 15 through
October 31. as can be accommodated by on-site.
Conclusion: Nowhere in the Application, Staff Report, CPA Action Sheet is outside events addressed.
It's only addressed at the Planning Department Public Meeting when it had been closed to Public
Discussion.
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Carol Clary <cclarybox2@gmail.com>

#1
Carol Clary <cclarybox2@gmail.com>

Thu, Jan 14, 2016 at 11:19 AM

To: Dan Clary <drclary1@gmaif.com>, Carol Clary <cclarybox2@gmail.com>
acke~@co.mendocino.ca.us

http:l/www.co.mendocino.ca.us/pfanning/
>>> Carof Clary <cdary@mcn.org> 12/17/2015 11:15 AM>>>
Mr. Gustavson~

CDP-2013-0012
I have several questions for you about the Temporary Event Permit Action Sheet.
I'm hoping for clarification on several items.
I believe #13 addresses outside noise. At first it was stated that they had to have all of the Events
inside the structure. Then after applicant complained about not being able to have a wedding outside
it was decided that they could have a wedding at the North top of APN 123-050-32. They would not
be able to use the parking area for Events. This has not been included in the document anywhere
and if you go back and listen to your recording you will hear it.
#15 and #16 addresses the parking areas. When they were told they could have indoor events Nov to
May and use 14 parking spaces in front of the Schoolhouse on APN 123-050-32. Is there enough
space there between the set back from road and the driveway? #16 says no parking along driveway
and #15 says there must be emergency vehide access. This area is also in line with the leach field
and run off area.
#24 Landscaping. How taU will this landscaping be when it is planted? The existing landscaping is 15
years old. It takes a long time for hedges to grow tall enough to block headlights and refection from
the sun.

We felt the Planning Meeting was good but rushed. We didn't get to ask all our questions and voice
our concems. Julia Acker did an amazing job putting together the Action Sheet oonsidering the time
constants.
Carol Clary
3751 Albion Little River Road
Albion California
123-05-15 and 123-050-16
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Carol Clary <cclarybox2@gmail ..com>
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Outside #2
Carol Clary <cclarybox2@gmail.com>
To: Carol Clary <cctarybox2@gmail.com>, Dan Clary <drclary1 @gmail.com>

Thu, Jan 14, 2016 at 11:04 AM

On 12/17/2015 3:31 PM, Julia Acker wrote:
Hello Carol,
Condition 13 states that there shall be no amplified sound permitted outside the structure. You are
correct that the discussion during the meeting limited the outdoor event use to the other portion of
the field (to the north of the parking area).
Condition 15 requires the submittal of a paoong plan which would address any circulation issues that
may be present. The conditions are set so if the areas do not meet the requirements they will need
to perform improvements or revisions to be in compliance.
Condition 24 requires the submittal of a landscaping plan. The Planning Division will be reviewing
the landscaping plan to determine the appropriateness of the plan for the site. Until staff receives
the plan we cannot tell you what the height of the vegetation will be.
Please iet me know if you have any additional questions.
Thank you,
Julia

Julia Acker
Planner II
County of Mendocino
Planning & Building Services
120 W. Fir Street
Fort Bragg, CA 95437
Main Line: (707) 964-5379
Fax: (707) 961-2427
acke~@co.mendocino.ca.us

http://www.co.mendocino.ca.us/planningl
>>>Carol Clary <cdary@mcn.org> 12/17/2015 11;15 AM>>>
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Gmail - Outside events #3

Carol Clary <cclarybox2@gmail.com>

Outside events #3
Carol Clary <cclarybox2@gmail.com>

Thu, Jan 14, 2016 at 11:05 AM

To: Dan Clary <drclary1 @gmail.com>, Carol Clary <cclarybox2@gmail.com>
acke~@co.mendocino.ca.us

http://www. co. mendocino. ca. us/planning/
>>>Carol Clary <cclary@mcn.org> 12/17/2015 4:35 PM >>>
>Julia,
It really needs to be a condition that they can only have out door event use in the upper part of APN 123-050-32. It
needs to be in writing. It needs to be documented just like the no amplified sound permitted outside the strudure
is. What changed Andy's mind about containing it all in the strudure? Three times Justine Shapiro has threatened
to sell the property if she doesn't get her way. Since the Temporary Event Permit can be transferred to the new
owner it needs to be clear what the conditions are. Not just verbal statements. We don't want to have to go
through this every time it sells.
We were really rushed through this meeting. 12:35 to 1:15 didn't seem like adequate time to do the revisions to
the conditions. This is all important stuff.
Can we be notified when the Parking Plan and Landscaping Plan are submitted? We would like to see them.
Thanks again, Carol
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Carol Clary <cclarybox2@gmail.com>

Outside events #4
Carol Clary <cclarybox2@gmail.com>
To: Dan Clary <drclary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>

Thu, Jan 14, 2016 at 11 :06 AM

Subject:Re: Fwd: CDP-2013-0012 Clarification
Date:Thu, 17 Dec 2015 16:53:43 -0800
From:Julia Acker <ackerj@co.mendocino.ca.us>
To:Carol Clary <cclary@mcn.org>
CC:Andy Gustavson <gustavsona@co. mendocino. ca. us>

Hi Carol,
I cannot speak as to what changed the mind of the CPA. Since the public hearing is dosed, we are not able to
add additional conditions beyond what was discussed at the hearing.
I can notify you when I receive the Parking Plan and Landscaping Plan.
Thank you,
Julia
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Gmail-#5

Carol Clary <cclarybox2@gmail.com>

#5
Carol Clary <cclarybox2@gmail.com>
To: Dan Clary <drclary1@gmail.com>, carol Clary <cclarybox2@gmail.com>

Thu. Jan 14, 2016 at 11:15 AM

> > > Carol Clary < cclarybox2@gmaiL com> 12/29/2015 1:20 PM > > >

COP_ 2013--0012

Julia,
I'm thinking an email is better than on the phone.
I have a question about #19 in the conditions on the CPA Action Sheet. I get confused by all this. Does this
mean the events can only be held within the structure at APN 123-050-11? There is no mention in the Staff
Report or Action Sheet of any Events being allowed outside on either parcel.
Also we stopped into the office yesterday to check and see if any appeals had been made to the Board of
Supervisors by Mintz/Shapiro. Could we please be notified of any appeals?
One more question. How will the lighting be checked at the Schoolhouse? They have all the lights turned out
now. Will you have them tum them all on? Will you check them at night? All the lights that have ever been there
are still there. They just need to flip a switch.
The lights on the sign by the road are pointed down but it's the reflection off the white sign that's really horrible it
looks like two headlights coming down the road. Who will make sure that they are in compliance?
Thanks,
Carol Clary
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Gmail - Outside events #4

Carol Clary <cclarybox2@gmail.com>

Outside events #4
Carol Clary <cclarybox2@gmail.com>
To: Dan Clary <drclary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>

Thu, Jan 14, 2016 at 11:06 AM

Subject:Re: Fwd: CDP-2013-0012 Clarification
Date:Thu, 17 Dec 2015 16:53:43..0800
From:Julia Acker <ackerj@co.mendocino.ca.us>
To:Carol Clary <ccfary@mcn.org>
CC:Andy Gustavson <gustavsona@co. mendocino. ca. us>

Hi Carol,
I cannot speak as to what changed the mind of the CPA. Since the public hearing is dosed, we are not able to
add additional conditions beyond what was discussed at the hearing.

I can notify you when I receive the Parking Plan and Landscaping Plan.
Thank you,
Julia
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Carol Clary <cclarybox2@gmail.com>

;,.,.j,,

#6
Carol Clary <cclarybox2@gmail.com>
To: Dan Clary <drclary1 @gmail.com>, Carol Clary <cclarybox2@gmail.com>

Thu, Jan 14, 2016 at 11:17 AM

On Tue, Dec 29, 2015 at 4:18PM, Julia Acker <ackerj@co.mendocino.ca.us> wrote:
Hi Carol,
Thanks for the email follow-up. I was out yesterday and am just responding to my various voicemails and
emails.
At the hearing there was discussion about holding events outside of the structure, the agreement (as
recorded on the hearing audio tapes which is part of the record of action for the project) states that the
events shall only be pennitted on the areas located outside the designated parking areas, as far from
neighboring residences as possible and shall not consist of any amplified sound, exterior lighting, etc. The
purpose was to not allow event use near the adjacent residences, which is where disturbance to the
neighborhood has occurred before.
I will notify you should an appeal be filed.
I will be checking the exterior lighting myself. I will be making a site visit on my way home from work, likely
after the pennit has passed its two appeal periods. I will be inspecting all lights, likely taking photographs
and conferring with the Coastal Pennit Administrator prior to providing comments back to the landowners. I
will be looking to see that all exterior lighting (whether used occasionally or on a regular basis) is consistent
with Section 20.504.035 of the Mendocino County Code. The most applicable standard will be that all
lighting be shielded or positioned in a manner so that it wilt not shine light or allow light glare to exceed the
boundaries of the parcel on which it is placed.

Thank you,
Julia
Julia Acker
Planner II
County of Mendocino
Planning & Building Services
120 W. Fir Street
Fort Bragg, CA 95437

Main Line: (707) 964-5379
Fax: (707) 961-2427

ackerj@co.mendocino.ca.us
http://www. co. mendocino. ca. us/planning/
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Gmail-#fl

Carol Clary <cclarybox2@gmail.com>

#7
Carol Clary <cclarybox2@gmail.com>
To: Dan Clary <drclary1@gmail.com>, Carol Clary <cclarybox2@gmail.com>

Thu, Jan 14, 2016 at 11:18 AM

12/29/15

Carol Clary <cclary@mcn.org>
to gustavsona, tamara.gedik, Julia

.. At the hearing there was discussion about holding events outside of the structure, the agreement (as recorded
on the hearing audio tapes which is part of the record of action for the project) states that the events shall only
be permitted on the areas located outside the designated parking areas,"
Yes it was discussed at the meeting in closed session after the meeting had been closed to public input. Andy
was stating that the events would be hetd within the Schoolhouse as per Staff Report. Justine Shapiro, the
applicant, spoke up and said it would nit work for her. Andy stated that they had not requested outside events
in their Permit application. Justine said to the effect, that, it doesn•t fit my business model. From that, it was
determined that events be held outside but only in the area north of the parking on APN 123-050-32 ,
nowhere else. This discussion was in closed session. It never opened for djscussion. Opposing view points
were not allowed.
Outside events were never a part of the Staff Report. Condition 19 states" Up to 14 events per year and no
more than two events per month may be held in the structure at APN 123-050-11 ... and there were no
changes made to this in Condition 19 in the CPA Action Sheet.
Dan and Carol Clary
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Dear Coastal Commission,
Intent of Rural Village: To preserve and maintain the atmosphere and visual quality.
The neighbors of the Albion Schoolhouse LLC are homes purchased with life savings. These
are not second homes, vacation homes. Some people have lived here all their life (age 93). Some
have been here for 25 years. We feel what the new owners of the Albion Schoolhouse, who have
never lived here and now are using their Single Family Residence as a vacation rental for 10 and
want to have a Temporary Event Permit for 100+ people, permanent parking lot for 50 cars on
one parcel and 14 cars on the other parcel. Is not preserving and maintaining our visual quality.
It is exploiting and destroying the Character and Resources that they profess to love, the
peace, quiet and rural beauty. They will be setting a precedence for further development.
The people of this Rural Village do not have homes here to live next to an Event Center. One
new home has been built here since 1928. The 12 homes here were built by the Albion Lumber
Co and have been lovingly cared for by the owners who have cherished the rural character of our
village.
The Albion Schoolhouse does not serve as a Community Oriented Neighborhood Service. It
offers nothing to the neighbors except 10 vacation renters (365 days a year) and 100+ people
and 50 cars at their events. It does not benefit our neighborhood.
The consumption of water by the Albion Schoolhouse, SFR, is over the top. We live in a
historically marginal water area where water is a most precious commodit y.
We have given you in this Appeal the facts and the history and now the emotion.
Thank you for Saving our Most Precious Rural Village and Coastal Community.
Carol Clary

RECEIVED

3751 Albion Little River Road
Albion California

FEB 2 6 2016
CALIFORNIA
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SaveOurWater.com ∙ Drought.CA.gov
From: Gedik, Tamara@Coastal
Sent: Monday, March 07, 2016 1:11 PM
To: Jensen, David@(MENDOCINO COUNTY)
Subject: clarification re: adequacy of water for Albion Schoolhouse site

Hi Dave,
As you may be aware, our office received an appeal of the County’s approval of a coastal development permit
authorizing up to 14 temporary events per year at the Albion Schoolhouse. One of the contentions the appellants raise
is a concern regarding the adequacy of water to support temporary events at the site. I received from the appellants a
memo that you provided to County Planning on December 15, with concerns expressed that the hydrological study
referenced in the memo was not a recent study associated with the subject project. Subsequently, I received
information from the applicants indicating they have connected the water well on the adjacent vacant parcel (APN
123‐050‐32) to the Albion Schoolhouse parcel (APN 123‐050‐11) to meet its water supply needs because the water
supply on the adjacent vacant parcel has a greater water supply. I’ve attached an excerpt of their transmittal showing
information related to the water supply testing that the applicants had conducted at the site, and I’ve also attached the
County memo that contains your memo on pg. 7.
I realize that the water testing information that the applicants provided was done in April rather than during the dry
weather period. Could you clarify for me: do you believe that their results, and/or the information in your memo,
demonstrate an adequate water supply to support the 14 temporary events at the site in addition to the site’s current
residential/VHR use? And, is there any problem from DEH’s perspective with the applicants connecting to/utilizing the
adjacent water source to support the uses at the Albion Schoolhouse (they own both parcels)?
Thank you Dave for your assistance,
~Tamara L. Gedik
Coastal Program Analyst
California Coastal Commission
North Coast District Office
1385 8th Street, Ste. 130  Arcata, CA 95521

E: Tamara.Gedik@coastal.ca.gov
P: 707.826.8950  Fax: 707.826.8960
~To purchase a whale tail license plate or access Coastal Commission information, go to www.coastal.ca.gov

Every Californian should conserve water. Find out how at:

SaveOurWater.com ∙ Drought.CA.gov
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