
 
COUNTY OF MENDOCINO 
DEPARTMENT OF PLANNING AND BUILDING SERVICES  
860 NORTH BUSH STREET UKIAH  CALIFORNIA  95482 
120 WEST FIR STREET  FT. BRAGG  CALIFORNIA  95437 
 

 
 
June 27, 2022 
 

PUBLIC NOTICE OF PENDING ACTION 
COASTAL DEVELOPMENT ADMINISTRATIVE PERMIT 

 
The Mendocino County Coastal Permit Administrator will report proposed issuance of the below described 
project located in the Coastal Zone to the Board of Supervisors at its meeting to be held on July 12, 2022, 
at 9:00 a.m. or as soon thereafter as the item may be considered. 
 
This meeting will be held in the Board of Supervisors Chambers, 501 Low Gap Road, Ukiah, California, and 
virtual attendance will be available via Zoom (pursuant to Government Code section 54953(e)(1)(A)). 
Meetings are live streamed and available for viewing on the Mendocino County YouTube page, at 
https://www.youtube.com/MendocinoCountyVideo or by toll-free, telephonic live stream at 888-544-8306.   
 
 

CASE#:  CDP_2021-0055 
DATE FILED:  12/6/2021 
OWNER/APPLICANT:  EDMUND JIN & EVA LU 
AGENT:  WYNN COASTAL PLANNING & BIOLOGY, INC 
REQUEST:  Coastal Development Administrative Permit to develop a project with two (2) phases. 
Phase one (1) would include construction of one 1,517 square foot single-family residence, 1,027 
square foot home gym/office, 388 square foot guest cottage, and the temporary occupancy of a 
travel trailer during construction. Phase two (2) would convert the 1,517 square foot single-family 
residence to a 1,027 square foot single-family residence with attached 490 square foot Junior 
Accessory Dwelling Unit. Phase two (2) would also convert the 1,027 square foot accessory 
structure to a detached Accessory Dwelling Unit. All structures would contain roof mounted solar 
panels. 
ENVIRONMENTAL DETERMINATION: Categorically Exempt    
LOCATION:  In the Coastal Zone, 1± mile southeast of Point Arena, on the north side of Curley 
Lane (CR 504A), 0.3± miles east of its intersection with State Route 1; located at 43300 Curley 
Lane, Point Arena; APN: 027-291-16. 
SUPERVISORIAL DISTRICT:  5 
STAFF PLANNER:  LIAM CROWLEY 
 

The staff report, notice, and related materials will be available for public review 10 days prior to the 
scheduled hearing on the Department of Planning and Building Services website at:  
https://www.mendocinocounty.org/government/planning-building-services/public-notices  
 
All persons are invited to appear and present testimony in this matter. Oral comments may be presented 
to the Board of Supervisors during the public hearing.  
 
In order to minimize the risk of exposure during this time of emergency, the public may participate digitally 
in meetings in lieu of personal attendance.  Comment may be made in any of the following ways: via written 
comment using our online eComment platform at https://mendocino.legistar.com/Calendar.aspx, through 
voicemail messaging by calling 707-234-6333, or by telephone via telecomment. Information regarding 
telecomment participation can be found here: https://www.mendocinocounty.org/government/board-of-
supervisors/agendas-and-minutes. All submitted eComments will be made available to the Supervisors, 
staff, and the general public immediately upon submittal.  
 
For details and a complete list of the latest available options by which to engage with agenda items, please 
visit: https://www.mendocinocounty.org/government/board-of-supervisors/public-engagement.  
 
  

 

JULIA KROG, DIRECTOR 
PHONE: 707-234-6650 

FAX: 707-463-5709 
FB PHONE: 707-964-5379 

FB FAX: 707-961-2427 
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https://www.youtube.com/MendocinoCountyVideo
https://www.mendocinocounty.org/government/planning-building-services/public-notices
https://mendocino.legistar.com/Calendar.aspx
https://www.mendocinocounty.org/government/board-of-supervisors/agendas-and-minutes
https://www.mendocinocounty.org/government/board-of-supervisors/agendas-and-minutes
https://www.mendocinocounty.org/government/board-of-supervisors/public-engagement


Coastal Development Administrative Permits are considered on the consent calendar, and the 
Board of Supervisors will not conduct a public hearing on this item. 
 
If, at the meeting, at least one (1) member of the Board of Supervisors so requests, the permit shall not go 
into effect, and it shall be referred back to the Department of Planning and Building Services to be scheduled 
for a hearing by the Coastal Permit Administrator.  Public notice for the time and place of the public hearing 
will be provided. 
 
Action on this permit is not appealable to the Coastal Commission.  Therefore, the permit will become 
effective and action will be final upon approval by the Board of Supervisors.  If the permit is referred to the 
Coastal Permit Administrator the decision of the Administrator shall be final unless a written appeal is 
submitted to the Board of Supervisors with a filing fee within ten calendar days of the Administrator’s action. 
 
If you challenge the above case in court, you may be limited to raising only those issues described in this 
notice or that you or someone else raised at the public hearing, or in written correspondence delivered to 
the Board of Supervisors or the Department of Planning and Building Services at, or prior to, any hearing. 
Additional information regarding the above noted case may be obtained prior to the Board of Supervisors 
meeting by calling the Department of Planning and Building Services at 707-234-6650, Monday through 
Friday. 
 
The County of Mendocino complies with ADA requirements and upon request, will attempt to reasonably 
accommodate individuals with disabilities by making meeting material available in appropriate alternative 
formats (pursuant to Government Code Section 54953.2). Anyone requiring reasonable accommodation to 
participate in the meeting should contact the Department by calling 707-463-4441 at least five days prior to 
the meeting. 
 
Additional information regarding the above noted item may be obtained by calling the Clerk of the Board of 
Supervisors at 707-463-4441, Monday through Friday, 8:00 a.m. through 5:00 p.m. or the Department of 
Planning and Building Services at 234-6650, Monday through Friday, 8:00 a.m. through 5:00 p.m.  Should 
you desire notification of the Board’s decision you may do so by requesting notification in writing and 
providing a self-addressed stamped envelope to the Clerk of the Board of Supervisors. 
 
JULIA KROG, Director of Planning and Building Services 



 
  COASTAL PERMIT ADMINISTRATOR MAY 18, 2022
  STAFF REPORT- ADMINISTRATIVE CDP CDP_2021-0055 

 
  
 

SUMMARY 
 
OWNER/APPLICANT: EDMUND JIN & EVA LU 
 45875 NORTHPORT LOOP EAST 
 FREMONT, CA 94538 
 
AGENT: WYNN COASTAL PLANNING & BIOLOGY, INC, 

AMY WYNN 
 703 N MAIN STREET 
 FORT BRAGG, CA 95437 
 
REQUEST:  Coastal Development Administrative Permit to develop a 

project with two (2) phases. Phase one (1) would include 
construction of one 1,517 square foot single-family 
residence, 1,027 square foot home gym/office, 388 square 
foot guest cottage, and the temporary occupancy of a 
travel trailer during construction. Phase two (2) would 
convert the 1,517 square foot single-family residence to a 
1,027 square foot single-family residence with attached 
490 square foot Junior Accessory Dwelling Unit. Phase two 
(2) would also convert the 1,027 square foot accessory 
structure to a detached Accessory Dwelling Unit. All 
structures would contain roof mounted solar panels. 
 

LOCATION:  In the Coastal Zone, 1± mile southeast of Point Arena, on 
the north side of Curley Lane (CR 504A), 0.3± miles east 
of its intersection with State Route 1; located at 43300 
Curley Lane, Point Arena; APN: 027-291-16. 

 
TOTAL ACREAGE:  159.48± Acres 
 
GENERAL PLAN:  Range Lands (RL160) 
 
ZONING:  Range Lands (RL) 
 
SUPERVISORIAL DISTRICT:  5 (Williams) 
 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt    
 
RECOMMENDATION:  APPROVE WITH CONDITIONS  
 
STAFF PLANNER:  LIAM CROWLEY 
 

BACKGROUND 
 

PROJECT DESCRIPTION:  The applicant requests a Coastal Development Administrative Permit to develop 
a project with two (2) phases. Phase one (1) would include construction of one 1,517 square foot single-
family residence, 1,027 square foot accessory home gym and office, 388 square foot guest cottage, and the 
temporary occupancy of a travel trailer during construction. Phase two (2) would convert the 1,517 square 
foot single-family residence to a 1,027 square foot single-family residence with attached 490 square foot 
Junior Accessory Dwelling Unit. Phase two (2) would also convert the 1,027 square foot accessory structure 
to a detached Accessory Dwelling Unit. All structures would contain roof mounted solar panels. 
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RELATED APPLICATIONS ON-SITE:   
 
• BF_2008-0313 to relocate utility service from SFR to pole 
• PR2021-0083 for supplemental well 
• CE_2021-0019 for supplemental well 
• A_2003-0002 for creation of Type II Agricultural Preserve 
 
SITE CHARACTERISTICS: The project site is located in a rural area southeast of the City of Point Arena. 
The site is currently vacant and is surrounded by other large lots presumably used for agriculture (40± acres 
or larger). The site is accessed via Curley Lane (County Road 504A). The lot is classified as grazing land, 
and is currently within a Type II Agricultural Preserve established as non-prime farmland (see attached 
Farmland Classifications and Lands In Williamson Act Contracts). The lot gradually slopes downwards 
approximately one hundred twenty (120) feet in elevation towards Point Arena Creek, which runs 
approximate to the northern boundary of the parcel (see attached Topographic Map). A wetland extends 
south from the creek in a strip along the middle of the lot, and is vegetated to a greater extent than the rest 
of the lot. The proposed site of the project is on a mostly flat and sparsely vegetated area on the southern 
portion of the lot. The parcel is currently used for livestock grazing. 
 
SURROUNDING LAND USE AND ZONING: 

 
PUBLIC SERVICES: 
Access: Curley Lane (County Road 504A) 
Fire District: Redwood Coast Fire Protection District  
Water District: None 
Sewer District: None 
School District: Arena Union Elementary 
 
AGENCY COMMENTS:  On January 13, 2022, project referrals were sent to the following responsible or 
trustee agencies with jurisdiction over the Project. Any comment that would trigger a project modification or 
denial are discussed in the following section titled ‘Local Coastal Program Consistency’. 
 

REFERRAL AGENCIES COMMENT 
  

Agricultural Commissioner No Comment 
Air Quality Management District No Response 
Archaeological Commission No Comment 
Assessor’s Office No Response 
Building Division (Fort Bragg) No Comment 
County Addresser Comments 
Department of Transportation Comments 
Environmental Health (Fort Bragg) No Response 
Farm Advisor No Response 
Point Arena City Planning Department No Response 
Redwood Coast Fire District No Response 
Planning Division (Fort Bragg) No Comment 
Resource Lands Protection Committee No Response 
Sonoma State University Comments 
CalFire (Land Use) Comments 
CalFire (Resources Management) No Response 
California Coastal Commission No Response 
California Department of Fish and No Response 

 GENERAL PLAN ZONING LOT SIZES USES 
NORTH N/A (City of Point Arena) N/A 93± Acres Vacant 

EAST Rangeland (RL) RL 121± Acres Vacant 
SOUTH Rangeland (RL) RL 121± Acres Vacant 

WEST Rangeland (RL) RL 40± and 37± Acres Vacant 
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Wildlife 
Regional Water Quality Control Board No Response 
Cloverdale Rancheria No Response 
Redwood Valley Rancheria No Response 
Sherwood Valley Band of Pomo Indians No Response 

 
LOCAL COASTAL PROGRAM CONSISTENCY 

 
Land Use: The subject parcel is classified as Range Lands (RL) by the Mendocino County Coastal Element 
Chapter 2.2: Land Use Classifications (see attached General Plan Classifications). The Range Lands 
classification is intended 
 

“…to be applied to lands which are suited for and are appropriately retained for the grazing 
of livestock and which may also contain some timber producing areas. The classification 
includes land eligible for incorporation into Type II Agricultural Preserves, other lands 
generally in range use, intermixed smaller parcels and other contiguous lands, the inclusion 
of which is necessary for the protection and efficient management of range lands.” 
 
Principal Permitted Use: Grazing and forage for livestock, including: raising of crops, wildlife 
habitat improvement; one single-family dwelling per legally created parcel, harvesting of 
firewood for the residents personal use, home occupations.” 

 
The proposed project includes multiple structures with various different uses. These uses include a single-
family residence, a detached home gym and office, a guest cottage, temporary occupancy of a travel trailer, 
an attached Junior Accessory Dwelling Unit (JADU), and a detached Accessory Dwelling Unit (ADU). Use 
of the land as a single-family residence is consistent with the intent of the Range Lands classification as a 
principal permitted use. Use of a detached structure as a home gym and office is consistent with the RL 
classification as appurtenant uses to the single-family dwelling. Use of the guest cottage and accessory 
dwelling units are related to and compatible with residential and existing grazing uses. The use of a travel 
trailer during construction would be residential and temporary in nature, which would have minimal impact 
on the intent of the Range Lands classification. The project proposes a total developed area of 17,626 square 
feet, including 3,345 square feet of floor area and 14,281 square feet of driveway and parking areas. This 
developed area leaves approximately seven (7±) million square feet of existing area as grazing land.  
 
The sizable area maintained as grazing land would ensure that the intent of the Range Lands classification 
is preserved. The conversion of a portion of the single-family dwelling to a JADU and the conversion of the 
home gym and office as part of Phase 2 of the project would not have any additional impact on the purpose 
and intent of the RL classification as applied to this parcel. No additional land would be converted from 
existing livestock grazing use as part of the conversion. Therefore, the project and its multiple phases are 
consistent with the Coastal Element RL classification. 
 
Zoning: The Board of Supervisors of the County of Mendocino, on November 9th, 2021, passed and adopted 
Ordinance No. 4497 amending various chapters of the Mendocino County Code in order to establish 
regulations related to Accessory Dwelling Units in the Coastal Zone. As applicable, references to chapters 
and sections of the Mendocino County Code (MCC) contained within this staff report refer to those chapters 
and sections as amended in Ordinance No. 4497. 
 
The subject parcel is within the Range Lands (RL) zoning district, as outlined in MCC Chapter 20.368. The 
Range Lands district is intended “to encompass lands within the Coastal Zone which are suited for and are 
appropriately retained for the grazing of livestock and which may also contain some timber producing areas.” 
 
The proposed single-family residence is considered a “Family Residential: Single Family” use type as 
defined in MCC Section 20.316.010. Pursuant to MCC Section 20.368.010(A), this is a principal permitted 
use in the RL district. MCC Chapter 20.456 establishes accessory use types that are encompassed by 
principal permitted uses. The proposed single-family residence shall be considered the primary residence 
for the project. 
 
The proposed project also includes a guest cottage, which is defined in MCC Section 20.308.020 (I) as “a 
detached building (not exceeding six hundred forty (640) square feet of gross floor area), of permanent 
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construction, without kitchen, clearly subordinate and incidental to the primary dwelling on the same lot, and 
intended for use without compensation by guests of the occupants of the primary dwelling.” The proposed 
guest cottage is three hundred eighty eight (388) square feet, and contains a bedroom, living room, and 
bathroom (see attached Floor Plans & Elevations – A5). Therefore, the proposed guest cottage conforms to 
the definition of guest cottage outlined in the Mendocino County Code. Pursuant to MCC Section 
20.456.015(G), a guest cottage is a permitted use in the Range Lands zoning district.  
 
The proposed project also includes a request to temporarily occupy a travel trailer during construction of the 
single-family residence. The temporary occupancy of a trailer coach while constructing a dwelling is a 
permitted use pursuant to MCC Section 20.460.035(C), for a period not to exceed two (2) years unless 
renewed. The proposed trailer coach is subject to requirements that the trailer coach be occupied only on a 
lot or contiguous lot on which a dwelling is under construction or for which a building permit has been issued. 
These requirements have been added as recommended conditions of approval to ensure consistency with 
MCC Chapter 20.460. 
 
The proposed project includes plans to convert a portion of the existing single-family residence to an 
attached Junior Accessory Dwelling Unit (JADU). The master bedroom, bathroom, and closet of the single-
family residence would be converted to a JADU during Phase 2. An existing doorway from the master 
bedroom to bedroom #4 would be filled in during Phase 2, creating an independent living area separate from 
the primary residence. A separate point of access for the JADU is proposed as part of Phase 2. The floor 
area of the proposed JADU would be four hundred ninety (490) square feet, and would contain an efficiency 
kitchen as shown on the floor plans (see attached Floor Plans & Elevations – A2). Pursuant to MCC Section 
20.456.015, a JADU is a permitted use subject to limitations established in MCC Chapter 20.458. Pursuant 
to MCC Section 20.458.030(J), a deed restriction must be recorded prior to obtaining a building permit for a 
JADU which would prohibit use of the JADU for transient habitation, among other restrictions. The 
requirement to record such a deed restriction has been included as a condition of approval to ensure 
consistency with this requirement. Pursuant to MCC Section 20.458.020, a certificate of occupancy for the 
primary single-family residence must be issued prior to issuance of a certificate of occupancy for the JADU. 
A condition of approval has been added to ensure consistency with this requirement. Consistency with MCC 
Section 20.458.045 is discussed below in the section titled ‘Agricultural Resources’. Otherwise, the proposed 
JADU would conform to MCC Chapter 20.458. 
 
The proposed project also includes construction of a 1,027 square foot detached structure to be used as a 
home gym and office during Phase 1. The proposed structure would not contain any bedrooms during Phase 
1. The non-residential use of the structure would most closely resemble an accessory use as defined by 
MCC Section 20.456.015(O), “Other Necessary and Customary Uses”. A private home gym and office 
resemble typical uses associated with a single-family residence, which is the principal permitted use. As 
there are no bedrooms or other plans for residential use of the structure during Phase 1, the use would be 
appropriate, incidental, and subordinate to the single-family residence. 
 
However, the applicant intends to convert the 1,027 square foot structure to an ADU during Phase 2, when 
an adequate well can be tested and drilled that would serve the ADU (see attached Floor Plans & Elevations 
– A4). The use of a 1,027 square foot detached structure as an ADU is permitted as an accessory use within 
the RL district pursuant to MCC Section 20.456.015(G). Upon conversion of the structure to an ADU during 
Phase 2, the accessory uses on the site would include one Guest Cottage, one JADU, and one ADU. Per 
MCC Section 20.456.015(G), these three living units are simultaneously allowed as accessory uses. 
Pursuant to MCC Section 20.458.030(J), a deed restriction must be recorded prior to obtaining a building 
permit for an ADU which would prohibit use of the ADU for transient habitation, among other restrictions. 
The requirement to record such a deed restriction has been included as a condition of approval to ensure 
consistency with this requirement. Pursuant to MCC Section 20.458.020, a certificate of occupancy for the 
primary single-family residence must be issued prior to issuance of a certificate of occupancy for the ADU. 
A condition of approval has been added to ensure consistency with this requirement. Consistency with MCC 
Section 20.458.045 is discussed below in the section titled ‘Agricultural Resources’. Otherwise, as proposed, 
the ADU would conform to MCC Chapter 20.458. The proposed ADU would receive a separate address at 
the time of permitting. 
 
All proposed structures for the project are sited greater than fifty (50) feet from any property boundary (see 
attached Site Plan). In addition, all proposed structures have a maximum height of eighteen (18) feet (see 
attached Floor Plans & Elevations – A1-A5). The proposed project is not mapped within a Highly Scenic 
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Area (see attached Highly Scenic & Tree Removal Areas). The subject lot has an area of 160± acres. The 
gross developed area for the proposed project is 17,000± square feet. Pursuant to MCC Chapter 20.368, 
minimum setbacks for the Range Lands zoning district are fifty (50) feet from each yard, building height limits 
are twenty-eight (28) feet above natural grade in non-Highly Scenic Areas, and maximum lot coverage is ten 
(10) percent for parcels over five (5) acres in size. As proposed, all structures for the project meet the 
requirements for setbacks, height limits, and lot coverage for the Range Lands district. 
 
The proposed project includes six (6) uncovered parking spaces, all nine (9) feet by eighteen (18) feet in 
size (see attached Coastal Zone Application Form). Pursuant to MCC Section 20.472.015, two (2) parking 
spaces are required for a single-family detached dwelling. Pursuant to MCC Section 20.458.050, no 
additional parking is required for a JADU, and one additional parking space is required for an ADU. The 
proposed project exceeds the required number of parking spaces and is therefore consistent with off-street 
parking requirements. 
 
Point Arena Creek is a wetland that is mapped near the northern boundary of the subject parcel (see 
attached LCP Habitats & Resources map). Pursuant to Mendocino County Code (MCC) Section 
20.544.020(B), action taken on a coastal development permit within one hundred (100) feet of any wetland, 
estuary, or stream may be appealed to the California Coastal Commission. In addition, any development not 
designated as a principally permitted use or within a sensitive coastal resource area is appealable to the 
Coastal Commission. The proposed development is not within one hundred feet of any wetland, estuary or 
stream (see attached Site Plan). The proposed uses are principally permitted within the Range Lands zoning 
district, and the development is not within any sensitive coastal resource area. As such, staff finds that action 
taken on this coastal development permit would not be appealable to the Coastal Commission.  
 
Visual Resources: The proposed project is not mapped within a Highly Scenic or Conditionally Highly Scenic 
Area (see attached Highly Scenic & Tree Removal Areas). The project parcel is greater than three hundred 
fifty (350) feet from State Route 1 (see attached Aerial Imagery (Detail)). All proposed exterior lighting would 
not exceed the height of the structure upon which it would be placed (see attached Floor Plans & Elevations 
– A1-A5). In addition, all proposed exterior lighting would be shielded and downcast (see attached Materials 
& Lighting). Pursuant to MCC Section 20.504.025, the designated scenic corridor along Highway 1 extends 
a maximum of three hundred fifty (350) feet from the shoulder of the road. Pursuant to MCC Section 
20.504.035, no light shall exceed the height limit for the zoning district in which the light is located, and where 
possible, all lights shall be shielded in a manner that will not shine light or allow light glare to exceed the 
boundaries of the parcel on which it is placed. In addition, no lights shall be installed so that they distract 
motorists. Staff finds that the proposed project is not within any Special Treatment Area, and that the 
proposed exterior lighting would not conflict with the standards of MCC Section 20.504.035. As proposed, 
the project would be consistent with the visual resource requirements of MCC Chapter 20.504. 
 
Agricultural Resources: The project site is within an existing Type II Agricultural Preserve and is on land 
within a Non-prime Williamson Act Contract (see attached Lands in Williamson Act Contracts). All proposed 
structures are either residential or accessory in nature. The proposed ADU is set back approximately twenty 
five (25) feet from the proposed primary single-family residence (see attached Site Plan). Pursuant to County 
Policies and Procedures for Agricultural Preserves and Williamson Act Contracts Section 9.4, certain 
residential and accessory uses are considered compatible with agricultural uses on Williamson Act 
contracted land. This includes single-family residences, guest cottages, travel trailers, and other necessary 
and customary uses. All uses proposed as part of the project are therefore consistent with County 
Agricultural Preserve and Williamson Act policy. As the project is located on land zoned RL, it must comply 
with the requirements of MCC Section 20.458.045(E) subsection (1) and (2). As proposed, the project is not 
located on Prime Agricultural Land, and the proposed ADU is within one hundred (100) feet of the primary 
residence. Therefore, the project is consistent with County requirements related to agricultural resources. 
 
Pursuant to MCC Section 20.532.100, additional findings must be made for development on lands 
designated RL, and for conversion of Non-prime Agricultural lands. First, that “the proposed use is 
compatible with the long-term protection of resource lands”, and second, that either “continued or renewed 
agricultural use is not feasible as demonstrated by an economic feasibility evaluation prepared pursuant to 
Section 20.524.015(C)(3)” or ”such development would result in protecting prime agricultural land and/or 
concentrate development.” 
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The proposed project involves construction of residential and accessory structures totaling 3,345± square 
feet in floor area. These structures would be clustered on the southern portion of the 160± acre parcel. 
Fencing would be placed around these structures to prevent grazing cattle from disrupting residential activity 
(see attached Site Plan). The proposed project would create a small area of disturbance in relation to the 
remaining land available for continued agricultural use (approximately 0.2% of total parcel acreage). The 
owner intends to continue grazing activities on the remaining land. Therefore, staff finds that the proposed 
development would be concentrated to allow for significant land to remain under agricultural use, and that 
the project is compatible with the long-term protection of resource lands. 
 
Hazards Management: Mapping does not associate the project site with any of the following: faults, bluffs, 
landslides, erosion, or flood hazards (see attached LCP Land Capabilities & Natural Hazards). The 
associated parcel is within the Floodplain Combining District (FP). However, FEMA flood hazard mapping 
shows flood hazard areas surrounding only Point Arena Creek at the northern boundary of the parcel, some 
1,500 feet or more away from the proposed project site. As such, the proposed project is not subject to the 
requirements of the Floodplain Ordinance (MCC Chapter 22.17). 
 
MCC Section 20.500.025 states that all new development shall be sited taking into consideration the fire 
hazard severity of the site, the type of development and the risk added by the development to the fire hazard 
risk. The project site is located in an area classified as High Fire Hazard (see attached Fire Hazard Zones & 
Responsibility Areas). Fire protection services are provided by the Redwood Coast Fire Protection District 
(RCFPD) and the California Department of Forestry & Fire Protection (CalFire). On January 14, 2022 the 
application was referred to RCFPD and CalFire for input. On January 26, 2022, CalFire responded with 
comments recommending conditional approval of the project. As yet, no response has been received from 
RCFPD. CalFire comments included attached Conditions of Approval of State Fire Safe Regulations for the 
project, dated April 7, 2021. These conditions include address, driveway, defensible space, and fuels 
modification standards. These conditions must be met and a final inspection must be completed before 
building permits are issued for the project. In order to comply with State Fire Safe Regulations, these 
conditions have been added as conditions of approval within this staff report. With these conditions in place, 
the proposed project would be consistent with MCC Section 20.500.025 and other County policy regarding 
fire hazard development. 
 
Habitats and Natural Resources: LCP Habitats and Resources mapping classifies the parcel as Barren with 
a strip of Riparian habitat along the northern boundary of the parcel (see attached LCP Habitats & 
Resources). Freshwater emergent wetland and freshwater forested/shrub wetland is also associated with 
the subject parcel (see attached Wetlands map).  
 
A Biological Scoping, Point Arena Mountain Beaver Survey, & Botanical Survey Report was conducted on 
the subject parcel by Wynn Coastal Planning & Biology (WCPB) to locate potential Environmentally Sensitive 
Habitat Areas (ESHAs) and to determine if they would be directly or indirectly impacted by the proposed 
development. Floristic and ESHA surveys were conducted on January 7, March 5, April 9, May 11 & 18, 
June 2 & 16, July 10, and August 11 of 2020. Four types of presumed ESHA were identified within the study 
area according to the definitions of the California Coastal Act and the Mendocino County Local Coastal 
Program. One presumed Coastal Act wetland, two special status plant communities, two species of special 
status plants, and one special status animal were identified within or near the study area. As a result, the 
survey report recommends several mitigation measures that would minimize or avoid potential impacts to 
ESHAs and special status species. Pursuant to MCC Section 20.496.020, a one hundred (100) foot buffer 
was established surrounding the presumed ESHAs. The project and all appurtenant structures were sited 
outside of the established buffer areas (see attached Site Plan). Staff recommends that conditions of 
approval be incorporated that correspond to avoidance measures contained in the survey report prepared 
by WCPB. As conditioned, the project would comply with MCC Chapter 20.496 and other County policy 
related to habitats and natural resources. Mitigation measures recommended by WCPB are summarized 
below. Detailed mitigation measures have been incorporated as conditions of approval. 
 
1. Potential Impact to Special Status Plants, Plant Communities, and Coastal Act wetland 

1.1 Establish a 100ft buffer between special status plant communities and proposed development 

1.2 Employ Best Management Practices (BMPs) 

1.3 Clean heavy machinery offsite to prevent spread of invasive plants 
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1.4 Plant only non-invasive vegetation 

2. Potential Impact to Birds 
2.1 Seasonal avoidance 

2.2 Nest avoidance 

2.3 Construction activities only during daylight hours 

3. Potential Impact to Bats 
3.1 Pre-construction surveys for bats 

3.2 Roost buffer 

3.3 Construction activities only during daylight hours 

4. Potential Impact to Special Status Amphibians 
4.1 Contractor education 

4.2 Pre-construction search 

4.3 Careful debris removal 

4.4 No construction during rain event 
 

Archaeological/Cultural Resources: On January 14, 2022, the project was referred to the Northwest 
Information Center at Sonoma State University (NWIC) to determine if the project could adversely affect 
cultural resources. NWIC responded with comments on January 26, 2022 stating that the project area has 
the possibility of containing unrecorded archaeological sites, and recommended that a study be conducted 
by a qualified professional archaeologist prior to commencement of project activities. An archaeological 
survey report for the project site, conducted by Alta Archaeological Consulting, was provided by the 
applicant. A cultural resource was identified as a result of the archaeological field survey. As a result, the 
proposed project footprint was shifted outside the limits of the archaeological site. The site plan provided for 
the project identifies the cultural resource area as ‘SRA’ (see attached Site Plan). 
 
On January 14, 2022 the project was also referred to three local tribes for comment. These included the 
Cloverdale Rancheria, Redwood Valley Rancheria, and Sherwood Valley Band of Pomo Indians. As yet, no 
response has been received from these tribes. 
 
The archaeological field survey submitted by the applicant was reviewed by the Mendocino County 
Archaeological Commission at a regular meeting on February 9, 2022. The Archaeological Commission 
determined that the submitted survey was acceptable, and that the project should proceed with the addition 
of the ‘Discovery Clause’. Though the project is sited outside the limits of the identified cultural resource, the 
Discovery Clause ensures that discovery of any archeological resources during construction or project 
activities would conform to County policy. The Discovery Clause has been added as a condition of approval 
to ensure consistency with action taken by the Archaeological Commission and MCC Section 22.12.090. 
Otherwise, as proposed, the project would be consistent with County policy regarding cultural, 
archaeological, and paleontological resources. 

Groundwater Resources: According to the Mendocino Coastal Groundwater Study, the project site is 
mapped within an area of Marginal Water Resources (see attached Ground Water Availability). The site is 
not mapped within either a Critical Water Area or Critical Water Resources Bedrock area (see attached 
Ground Water Resources). The project proposes the installation of a septic system and leach field, 
conversion of an existing test well to a production well, and installation of a water storage tank. The applicant 
provided a Proof of Water letter, which was conducted by Carl Rittiman & Associates, Inc. during the dry 
season testing period. The Proof of Water letter states that the on-site well has been demonstrated to have 
a sustained production rate of 0.55 gallons per minute. The letter also states that the well tested has been 
proven to meet Proof of Water requirements to support a residential development (see attached Proof of 
Water). The proposed project also includes plans for a supplemental well to be tested and drilled that would 
serve the proposed ADU. On February 28, 2022 a Well Completion Report was provided by the applicant in 
relation to Permit Number WW24218 (see attached Well Completion Report). This report states that the 
estimated yield of the well is two (2) gallons per minute. 
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On January 14, 2022, the project was referred to the Mendocino County Department of Environmental Health 
(EH). As yet, no response has been received. 
 
Pursuant to MCC Section 20.516.015(B), approval of new building sites is contingent upon adequate water 
supply, and proof of water supply shall be made in accordance with policies found in Mendocino Coastal 
Groundwater Study dated June 1982. Staff finds that the proven 0.55 gallons per minute production rate of 
the existing well in addition to the estimated two (2) gallons per minute production rate of the supplemental 
well is sufficient to serve both phases of the project. 
 
Grading, Erosion, and Runoff: The project site is characterized by Beach Deposits and Stream Alluvium and 
Terraces (see attached LCP Land Capabilities & Natural Hazards) and is mapped with Western Soil Class 
#246 (see attached Western Soil Classes). The permit application states that grading for the proposed 
development would involve a total of less than fifty (50) cubic yards of soil. The project site is relatively flat, 
which supports the conclusion that minimal grading is needed to support the proposed development (see 
attached Estimated Slope). On February 15, 2022 a site visit was conducted at the project site. Upon 
inspection, the proposed building site was flat with very little change in topography or slope. 
 
MCC Chapter 20.492 contains standards for grading, erosion, sedimentation, and runoff. In addition, MCC 
Chapter 20.500 contains regulations related to erosion. The amount of grading for the proposed project may 
require a permit from the Mendocino County Building Division. Conditions of approval are recommended to 
ensure consistency with these standards. These conditions include requiring the applicant to secure all 
necessary permits for the proposed development from County, State, and Federal agencies having 
jurisdiction, as well as requiring all grading to conform to the recommendations of the Uniform Building Code. 
 
As conditioned, the project is consistent with Local Coastal Program policies related to grading, erosion, 
runoff protection, and hazard areas contained in Chapter 3.4.  
 
Transportation, Utilities, and Public Services: The project would have minimal impacts to traffic on local and 
regional roadways. The cumulative effects of traffic resulting from the single-family residence and its 
associated development were considered when the Coastal Element land use designations were assigned. 
The subject parcel fronts Curley Lane, a County-maintained Local Road (CR 504A). The southwest corner 
of the project site closest to Curley Lane is approximately two hundred (200) feet away (see attached Site 
Plan). The proposed project also includes plans to construct a driveway extending from Curley Lane. The 
proposed project would not create any new parcels. MCC Section 20.516.015(C)(2) applies a corridor 
preservation setback to parcels abutting a publicly maintained road. The corridor preservation setback, in 
this case, is twenty five (25) feet from the centerline of Curley Lane in addition to the fifty (50) foot front yard 
setback for the Range Lands district. 
 
On January 14, 2022 the project was referred to the Mendocino County Department of Transportation (DOT) 
for comment. On January 31, 2022 DOT responded with comments recommending conditional approval of 
the project. DOT recommended the following conditions: 
 

“1.  Prior to commencement of construction activities or issuance of a building permit, the 
applicant shall construct a residential driveway approach onto Curley Lane (CR 504A), 
in accordance with Mendocino County Road and Development Standards No. A51A, or 
as modified by applicant and approved by Department of Transportation staff during 
field review, to be paved with asphalt concrete or comparable surfacing to the adjacent 
road. Concrete driveways shall not be permitted. 

 
2.  Applicant shall obtain an encroachment permit from the Mendocino County Department 

of Transportation for any work within County rights-of-way.” 
 
Staff recommends adopting DOT comments as conditions of approval in order to conform to Mendocino 
County Road and Development Standards. The proposed project involves creation of a new driveway. The 
amount and intensity of new development on site also indicates that the conditions recommended by DOT 
are appropriate in relation to the proposed project. The added paving and other construction required for a 
driveway approach would not be substantial in relation to the costs of constructing the proposed driveway. 
The requirement to construct a residential driveway approach in addition to the existing proposal to construct 
a driveway would mitigate potential impacts to vehicles and to ongoing maintenance of Curley Lane as a 



COASTAL PERMIT ADMINISTRATOR STAFF REPORT FOR CDP_2021-0055 
ADMINISTRATIVE COASTAL DEVELOPMENT PERMIT PAGE CPA- 9 
 
 
result of the proposed project. As conditioned, the project is consistent with MCC Chapter 20.516 regarding 
transportation, utilities, and public service. 
 
Public Access: The project site is not in the vicinity of any mapped existing or proposed shoreline access 
(see attached LCP Land Use Map 25: Point Arena). The nearest proposed shoreline access points are 
located west of State Route 1. MCC Chapter 20.528 regulates coastal access and open space easements. 
As the project is not within a specified area of coastal access outlined in Chapter 4 of the Coastal Element 
or as indicated on the land use maps, the project is consistent with MCC Chapter 20.528 and does not 
require the provision of additional public access facilities. Future development west of State Route 1 may 
require such provisions, which would serve the subject parcel. 
 
ENVIRONMENTAL DETERMINATION: The California Natural Resources Secretary has found that certain 
classes of projects have been determined not to have a significant effect on the environment and are 
therefore exempt from the requirement for the preparation of environmental documents. All facets of the 
project meet the criteria to be Categorically Exempt from the California Environmental Quality Act, per 
Section 15303 New Construction or Conversion of Small Structures, Class 3(a) and Class 3(e); and Section 
15304 Minor Alterations to Land, Class 4(e). Class 3(a) allows for construction or conversion of one single-
family residence and a second dwelling unit in a residential zone. The project is located within the Range 
Lands zoning district, which allows for residential development. The proposed single-family residence would 
be constructed under this exemption. The conversion of the proposed home office & gym to a detached 
ADU, and the conversion of part of the single-family residence to a JADU, would also occur under this 
exemption. Class 3(e) allows for the construction of accessory (appurtenant) structures including garages, 
carports, patios, swimming pools, and fences. The proposed guest cottage, home office and gym would be 
constructed under this exemption. Class 4(e) allows for minor temporary use of land having negligible or no 
permanent effects on the environment. The temporary occupancy of a travel trailer during construction would 
occur under this exemption.  
 
PROJECT 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 
and adopts the following findings and conditions. 
 
FINDINGS: 
 
1. Pursuant to MCC Section 20.532.095(A)(1), the proposed development is in conformity with the certified 

local coastal program. The project is located within the Range Lands land use classification, which is 
outlined in Chapter 2.2 of the Mendocino County Coastal Element. The proposed project contains 
temporary and principal permitted uses that are intended for the Range Lands classification, including a 
single-family residence, guest cottage, home gym & office, Accessory Dwelling Unit, Junior Accessory 
Dwelling Unit, and temporary occupancy of a travel trailer as construction support. The small area to be 
developed (17,000± square feet) in relation to the total lot area (160± acres) allows for substantial 
grazing land to be preserved, and therefore is consistent with the intent of the Range Lands 
classification; and 
 

2. Pursuant to MCC Section 20.532.095(A)(2), the proposed development will be provided with adequate 
utilities, access roads, drainage, and other necessary facilities. Phase 1 of the project includes a single-
family residence, guest cottage, and home gym & office accessory structure. This phase will be provided 
with adequate water supply via a well with a production rate of 0.55 gallons per minute and a proposed 
water storage tank, adequate sewer capacity via a septic tank and leach field, adequate gas and electric 
supply via utility company and roof mounted solar panels, and adequate access via Curley Lane, a 
County maintained road. Phase 2 includes conversion of the home gym & office structure to an ADU. 
This phase will be provided with adequate water supply via a well with a production rate of 2 gallons per 
minute. The project has been conditioned to ensure that all necessary permits relevant to the conversion 
are obtained. Phase 2 would otherwise be provided with the same adequate utilities and access roads 
as Phase 1. The project has been conditioned to require the use of best management practices during 
construction that ensure the provision of adequate drainage; and 
 

3. Pursuant to MCC Section 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. The small scale of the project in relation to the overall parcel 
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size provides adequate consistency between the proposed project and the intent and integrity of the 
Range Lands zoning district, as grazing land elsewhere on the parcel will be preserved. All proposed 
uses are principally permitted within the RL district. All proposed structures are at least 50 feet from 
boundary lines, less than 28 feet in height above natural grade, and the gross floor area of the 
development is less than 10 percent of the overall acreage. The proposed JADU is 490 square feet in 
floor area, and the proposed ADU is 1,027 square feet in floor area. The project has been conditioned 
to require a deed restriction which forbids the use of dwellings as short-term rentals. The project is 
otherwise consistent with the provisions of Division II of the Mendocino County Code; and 
 

4. Pursuant to MCC Section 20.532.095(A)(4), the proposed development will not have any significant 
impacts on the environment within the meaning of the California Environmental Quality Act. The 
proposed development of a single-family residence, guest cottage, home gym & office, Accessory 
Dwelling Unit, Junior Accessory Dwelling Unit, and temporary occupancy of a travel trailer as 
construction support meets the criteria to be Categorically Exempt from further review under the 
California Environmental Quality Act and would therefore not have any significant adverse impacts on 
the environment within the meaning of the Act; and 
 

5. Pursuant to MCC Section 20.532.095(A)(5), the proposed development will not have any adverse 
impacts on any known archaeological or paleontological resource. An archeological survey was 
prepared for the proposed project and deemed adequate by the Mendocino County Archaeological 
Commission, which identified a sensitive resource area on the parcel, and for which the project has been 
sited outside of that resource area. The project has been conditioned to require that any discovery of 
archaeological or paleontological resources during construction or other activities would be handled 
properly in accordance with State and local regulations; and 
 

6. Pursuant to MCC Section 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. Construction of a single-family residence, guest cottage, accessory dwelling unit, and 
other ancillary development is not expected to significantly affect demands on public services. Nearby 
solid waste service includes the South Coast Transfer Station and Point Area Pier Recycling Center. 
Incremental contributions to traffic volumes resulting from the proposed project were considered when 
the Range Lands LCP land use designation was assigned to the site; and 
 

7. Pursuant to MCC Section 20.532.100(A)(2), the proposed project is compatible with the long-term 
protection of resource lands. The construction of residential and accessory structures totaling 3,345± 
square feet of gross floor area and 14,281 square feet of driveway and parking areas on an existing 
160± acre parcel would not significantly limit use of the additional land for grazing or other agricultural 
uses, thus continuing the protection of resource lands; and 
 

8. Pursuant to MCC Section 20.532.100(B)(3), the proposed development will be compatible with 
continued agricultural use of surrounding land and will concentrate development. The proposed 
conversion of 17,000± square feet of agricultural grazing land to residential and accessory uses is 
compatible with continued agricultural use of the surrounding lands, and the proposed project would 
concentrate development on the southern portion of the 160± acre parcel. The proposed residential and 
accessory structures are considered compatible uses with the existing agricultural land consistent with 
County Policies and Procedures for Agricultural Preserves and Williamson Act Contracts. Construction 
of a single-family residence and other residential and accessory structures will not alter continued use 
of the surrounding lands for grazing purposes. 

 
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 Coastal Code. This Coastal Development 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. 
 

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 (MCC). 
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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 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 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 Coastal Development 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 resources in accordance with Section 22.12.090 of the Mendocino County Coastal 
Code. 

 
9. Conditions approving this Coastal Development Permit shall be attached to any building permit 

application and shall be a part of on-site construction drawings. 
 
10. Prior to commencement of construction activities or issuance of a building permit, the applicant shall 

construct a residential driveway approach onto Curley Lane (CR 504A), in accordance with Mendocino 
County Road and Development Standards No. A51A, or as modified by the applicant and approved by 
Department of Transportation staff during field review, to be paved with asphalt concrete or comparable 
surfacing to the adjacent road. Concrete driveways shall not be permitted. 

 
11. The applicant shall obtain an encroachment permit from the Mendocino County Department of 

Transportation for any work within County rights-of-way. 
 
12. Standard erosion control Best Management Practices (BMPs) shall be employed during construction 

activities to avoid or minimize impacts to nearby wetlands. BMPs shall be shown on submitted site 
plans for all building permits associated with this project.   

 
13. Prior to issuance of the building permit, the applicant shall specify Best Management Practices to be 

implemented to reduce erosion and sedimentation from construction activities. If the amount of grading 
on the site exceeds fifty (50) cubic yards, the applicant shall cease construction activities and develop 
a Grading and Erosion Control Plan for the site and submit it to the Planning Division for review and 
approval. 

 



COASTAL PERMIT ADMINISTRATOR STAFF REPORT FOR CDP_2021-0055 
ADMINISTRATIVE COASTAL DEVELOPMENT PERMIT PAGE CPA- 12 
 
 
14. In accordance with MCC Chapter 20.492, a building permit, or grading permit exemption, shall be 

required for any grading, including but not limited to, any excavation or filling or combination thereof 
involving transfer of more than two (2) cubic yards of material. The Coastal Permit Administrator, or 
their designee, shall review and approve grading permits to determine their consistency with MCC 
Chapters 20.492, 20.496, and 20.500 regulations. Grading activities, including the maintaining driveway 
and parking areas, and any work associated with an Encroachment Permit, shall comply with MCC 
Chapters 20.492, 20.496, and 20.500 regulations. 

 
15. The guest cottage shall be limited to 640 square feet of gross floor area, without kitchen (provisions for 

the storage and/or preparation of food), clearly subordinate and incidental to the primary dwelling on 
the same lot, and intended for use without compensation by guests of the occupants of the primary 
dwelling, as defined in Section 20.308.050 of the Mendocino County Coastal Zoning Code. 

 
16. Prior to a final for any building permit(s) associated with the guest cottage, the applicant shall execute 

and record a deed restriction which shall run with the land, and be binding upon any future owners, 
heirs, or assigns. The deed restriction will include the following conditions: 

 
a. Any proposed modification of the guest cottage shall require an amendment to the Coastal 

Development Permit. 
 

b. The guest cottage shall not contain facilities, either permanent or temporary and portable, for the 
cooking or preparation of food, 
 

c. The guest cottage shall not be leased or let for compensation as an independent dwelling unit. 
 

d. At such time a Business License is obtained to operate a Vacation Home Rental in the primary 
dwelling unit, the guest cottage shall be considered part of the dwelling and shall be included in 
the Vacation Home Rental. 

 
17. The applicant shall comply with those recommendations in the California Department of Forestry and 

Fire Protection Conditions of Approval (CAL FIRE file #170-21) or other alternatives acceptable to the 
Department of Forestry.  Prior to the final inspection of the building permit for the Single-Family 
Residence, written verification shall be submitted from the Department of Forestry and Fire Protection 
to the Department of Planning and Building Services that this condition has been met to the satisfaction 
of the Department of Forestry and Fire Protection. 

 
18. A Coastal Development Administrative Permit is hereby granted for temporary occupancy of the travel 

trailer while constructing the single-family residence, subject to the following conditions of approval: 
 

a. The term of this administrative permit is valid for the period required to complete construction of 
the primary dwelling, but shall not exceed two years unless renewed. The administrative permit 
shall be effective on the effective date of CDP_2021-0055 and shall expire two years henceforth. 

 
b. A valid building permit for a permanent dwelling on the premises must be in effect. 
 
c. Building and Health permits must be obtained prior to the set up and occupancy of the travel trailer. 
 
d. All utility connections to the travel trailer shall be disconnected and the trailer shall be removed 

from the property or placed in dead storage per MCC Section 20.456.015(J) prior to the final 
building inspection or occupancy of the permanent dwelling, whichever comes first. 

 
19. Prior to a final for any building permit(s) associated with the Accessory Dwelling Unit or Junior 

Accessory Dwelling Unit, the applicant shall execute and record a deed restriction which shall run with 
the land, and be binding upon any future owners, heirs, or assigns. The deed restriction will include the 
following conditions: 

 
a. No dwelling on the property (Accessory Dwelling Unit, Junior Accessory Dwelling Unit, or primary 

residence) shall be used for transient habitation. 
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b. The Accessory Dwelling Unit and Junior Accessory Dwelling Unit shall not be sold or otherwise 
conveyed separate from the primary residence except when the primary dwelling and the 
Accessory Dwelling Unit are built by a qualified non-profit corporation and the Accessory Dwelling 
Unit will provide low-income housing in accordance with California Government Code Section 
65852.26. 

 
c. The Junior Accessory Dwelling Unit must be contained entirely within the legally-authorized single-

family dwelling and total floor space may not exceed 500 square feet. 
 

20. In accordance with MCC Section 20.458.020(A), a certificate of occupancy for an ADU or JADU shall 
not be issued before the certificate of occupancy is issued for the primary dwelling. 

 
21. All recommendations of the Biological Scoping, Point Arena Mountain Beaver Survey & Botanical 

Survey Report prepared by Wynn Coastal Planning & Biology and dated October 6, 2021 are required 
to provide for the protection of identified Environmentally Sensitive Habitat Areas (ESHAs). Conditions 
are as follows: 

 
Potential Impact to Special Status Plants, Plant Communities, and Coastal Act Wetland 
 
a. A one hundred (100) foot buffer shall be established between special status plant communities 

and proposed development. No construction or materials staging shall occur within one hundred 
(100) feet of the presumed ESHAs. 
 

b. Standard Best Management Practices shall be employed to assure minimization of erosion 
resulting from construction. Ground disturbance shall be limited to the minimum necessary and 
disturbed soil areas shall be stabilized as soon as feasible. Areas of bare soil should be seeded 
with native erosion control seed mix or biodegradable erosion control (e.g. jute or weed free 
hay) shall be placed on top of and around bare soil. 
 

c. Heavy machinery such as and not limited to excavators and skid steers that may be used onsite 
have the potential to spread invasive plant material from use on other sites. Heavy machinery 
that is used in dirt needs to be power washed offsite to eliminate seeds and other propagules. 
 

d. While many ornamental landscapes on the California coast use non-native plants, invasive 
plants should not be planted. Some invasive plants commonly seen by Wynn Coastal Planning 
& Biology biologists on the coast that should be avoided are: Iceplant (Carpobrotus edulis, C. 
chiloensis, & Delosperma sp.), cotoneaster (Cotoneaster franchetii & C. pannosus), English 
holly (Ilex aquifolium), English ivy (Hedera helix), cape ivy (Delairea odorata), pampas grass 
(Cortaderia jubata & C. selloana) cape weed (Arctotheca calendula & A. prostrata), Crocosmia 
sp., blue gum eucalyptus (Eucalyptus globulus), redhot poker (Kniphofia uvaria), periwinkle 
(Vinca major), bulbil bugle lily (Watsonia meriana), and callalily (Zantedeschia aethiopica). 

 
Potential Impact to Birds 

 
e. No nesting bird surveys are recommended if activity occurs in the non-breeding season 

(September to January). If development is to occur during the breeding season (February to 
August), a pre-construction survey is recommended within 14 days of the onset of construction 
to ensure that no nesting birds will be disturbed during development. 
 

f. If active special status bird nests are observed, no ground disturbance activities shall occur 
within a 100-foot exclusion zone. These exclusion zones may vary depending on species, 
habitat, and level of disturbance. The exclusion zone shall remain in place around the active 
nest until all young are no longer dependent upon the nest. A biologist should monitor the nest 
site weekly during breeding season to ensure the buffer is sufficient to protect the nest site from 
potential disturbance.  
 

g. Construction should occur during daylight hours to limit disturbing construction noise and 
minimize artificial light. 
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ATTACHMENTS: 
 
A. Location map 
B. Aerial Imagery (Vicinity) 
C. Aerial Imagery (Detail) 
D. Topographic Map 
E. Site Plan 
F. Zoning Display Map 
G. General Plan Classifications 
H. LCP Land Use Map 25: Point Arena 
I. LCP Land Capabilities & Natural Hazards 
J. LCP Habitats & Resources 
K. Adjacent Parcels 
L. Fire Hazard Zones & Responsibility Areas 
M. Wildland-Urban Interface Zones 
N. Wetlands 
O. Ground Water Resources 
P. Highly Scenic & Tree Removal Areas 
Q. Estimated Slope 
R. Western Soil Classifications 
S. Lands In Williamson Act Contracts 
T. Farmland Classifications 
U. Coastal Zone Application Form 
V. Floor Plans & Elevations – A1 
W. Floor Plans & Elevations – A2 
X. Floor Plans & Elevations – A3 
Y. Floor Plans & Elevations – A4 
Z. Floor Plans & Elevations – A5 
AA. Materials & Lighting 
BB. Ground Water Availability 
CC. Proof of Water 
DD.  Well Completion Report 
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Public Roads

ZONING DISPLAY MAP



PI
N

E
R

E
EF

IVE RSENAV E NUE

SCOT T
PLAC E

PORT
ROAD

M
A

IN
ST

R
E

ET

W
IN

D
Y

H
O

LLO
W

R
O

A
D

MIL L ST RE ET

R IVER SIDE DR IVE

EUREK A H IL L RO A D

CURL EY LA N E

SR 1

RL 160

RL 160

RMR 40
CASE:

OWNER:
APN:

APLCT:
AGENT:

ADDRESS:

μCDP 2021-0055
Edmund Jin and Eva Lu
027-291-16
Cally Dym
Amy Wynn, Wynn Coastal Planning & Biology
43350 Curley Lane, Point Arena

1:8,000

0 670335 Feet

0 0.10.05 Miles

M
EN

D
O

CI
N

O
 C

O
U

N
T

Y 
PL

A
N

N
IN

G
 D

EP
A

RT
M

EN
T-

 1/
6/

20
22

General Plan Classes

Public Roads

GENERAL PLAN CLASSIFICATIONS
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LCP HABITATS & RESOURCES
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FIRE HAZARD ZONES & RESPONSIBILITY AREAS
STATE RESPONSIBILITY AREA
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Critical Water Resources Bedrock

GROUND WATER RESOURCES
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HIGHLY SCENIC & TREE REMOVAL AREAS



SC O TT  P L AC E

PO RT
RO AD

M
A

IN
S

T
R

E
E

T W
IN

D
Y

H
O

LLO
W

R
O

A
D

M IL L  S TR EE T

R I VE R S I DE DR I VE
EU RE K A HI LL  RO A D

CU RL E Y L A N E

SR
 1

P
IN

E
R

E
E

F

Po int A r ena C r eek

CASE:
OWNER:

APN:
APLCT:
AGENT:

ADDRESS:

μCDP 2021-0055
Edmund Jin and Eva Lu
027-291-16
Cally Dym
Amy Wynn, Wynn Coastal Planning & Biology
43350 Curley Lane, Point Arena

1:8,000

0 670335 Feet

0 0.10.05 Miles

M
EN

D
O

CI
N

O
 C

O
U

N
T

Y 
PL

A
N

N
IN

G
 D

EP
A

RT
M

EN
T-

 1/
6/

20
22

Public Roads

Private Roads

0° - 14°

15° - 32°

33° - 72°

ESTIMATED SLOPE



139

132

219

226

183

246

144

161

117

145

106
CASE:

OWNER:
APN:

APLCT:
AGENT:

ADDRESS:

μCDP 2021-0055
Edmund Jin and Eva Lu
027-291-16
Cally Dym
Amy Wynn, Wynn Coastal Planning & Biology
43350 Curley Lane, Point Arena

1:8,000

0 670335 Feet

0 0.10.05 Miles

M
EN

D
O

CI
N

O
 C

O
U

N
T

Y 
PL

A
N

N
IN

G
 D

EP
A

RT
M

EN
T-

 1/
6/

20
22

Western Study Soil Types

Bishop Pine

WESTERN SOIL CLASSIFICATIONS
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LANDS IN WILLIAMSON ACT CONTRACTS
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