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PROJECT PLANNER CONTACT 
Liam Crowley 
860 N Bush Street 
Ukiah, CA 95482 
PHONE: 707-234-6650 
FAX: 707-463-5709 
crowleyl@mendocinocounty.gov 
 

PROJECT SUMMARY 
 
OWNER/APPLICANT: Martin Reimann & Oliver Schilke 

6353 W Sweetwater Drive 
Tucson, AZ 85745 

 
REQUEST:  Standard Coastal Development Permit to construct a 

single-family residence, landscaped berm, water 
catchment area, Accessory Dwelling Unit, storage shed, 
entry gate, and fence; improvements to an existing 
driveway and existing fencing; deepening an existing well; 
after-the-fact permitting of a driveway; and mitigation of 
impacts to wetlands due to the development of the 
unpermitted driveway. 

 
LOCATION:  In the Coastal Zone, 1.15± miles south of Albion, on the 

west side of State Route 1 (SR 1), located at 2300 N. Hwy 
1, Albion; APN: 123-290-03. 

 
TOTAL ACREAGE:  12.5± Acres 
 
GENERAL PLAN:  Rural Residential 5-Acre, Planned Unit Development 

(RR:5:PD)  
  General Plan (Chapter 7 – Coastal Element) 
 
ZONING:  Rural Residential 5-Acre, Planned Unit Development 

(RR:5:PD) 
  Mendocino County Code Title 20, Division II  
 
CODE REFERENCE:  Family Residential: Single-Family 
  Mendocino County Code (MCC) Section 20.376.010(A) 
 
APPEALABLE  Yes 
 
SUPERVISORIAL DISTRICT:  District 5 (Williams) 
 
ENVIRONMENTAL DETERMINATION:   Mitigated Negative Declaration 
 
RECOMMENDATION:  Approved with Conditions 
 
  

mailto:crowleyl@mendocinocounty.gov
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PROJECT BACKGROUND & INFORMATION 
 
PROJECT DESCRIPTION: The proposed development includes (1) the construction of a two thousand 
(2,000) square foot single-family residence, (2) the creation of a circular berm/knoll and landscaped area 
surrounding the residence, (3) the creation of a berm between the residence and an existing parking area, 
(4) a water catchment area, (5) the construction of a seven hundred forty-four (744) square foot “garage-
studio” which would be permitted as an Accessory Dwelling Unit (ADU), (6) the construction of a five 
hundred forty-three (543) square foot storage shed, (7) improvements to an existing driveway, (8) repairing 
and raising an existing wooden fence, (9) deepening an existing well, (10) a new entry gate, and (11) a new 
fence near the entrance to the property. The project would also involve after-the-fact permitting of a 
driveway and mitigation of impacts to wetlands due to the development of the unpermitted driveway. 
 

 
Fig 1. View of the western portion of the property looking west along the existing driveway. 

 
SITE CHARACTERISTICS: The property is a blufftop lot on a marine terrace about one (1±) mile south of 
Albion. According to a Geotechnical Investigation prepared for the project by Brunsing Associates, Inc., the 
bluffs are approximately one hundred forty (140) to one hundred sixty (160) feet in height. The property 
slopes downward towards the western edge. 
 
In 1981, the California Coastal Commission approved a Coastal Development Permit (CDP) to allow the 
construction of a single-family residence and installation of a well, septic system, and driveway on the 
property (1-81-85). The conditions of that permit required the applicant to construct a berm on the northern 
and eastern elevations of the residence to give the appearance of a knoll. The conditions also required the 
applicant to record an offer to dedicate both a vertical and lateral public access easement along the 
southern and western property lines. The conditions also required the recordation of a deed restriction 
related to geologic hazards. A fourteen (14) foot roadway easement runs along the westerly boundary of 
State Route 1 (SR 1) across the subject property, providing access to SR 1 from two (2) properties to the 
south (Mendocino County Official Records Book 736 Page 537). The offers to dedicate vertical and lateral 
public access easements were recorded in 1983. The deed restriction related to geologic hazards was also 
recorded in 1983. The offers to dedicate were accepted by the Coastal Land Trust in 2003 and 2004. Both 
public access easements were assigned to the Coastal Land Trust in 2005. The septic system was installed 
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in 1983 (Division of Environmental Health Septic Permit No. ST25022). The residence associated with CDP 
1-81-85 was never constructed. The documents for CDP 1-81-85 did not show the orientation of the 
driveway, but it was most likely extended across the southern property line based on 1998 aerial imagery 
(see attached Historical Aerial Imagery). Remnants of this driveway still exist on the property (see “grass 
path” on attached Plot Plan). Two (2) wells currently exist on the property. CDP 1-81-85 most likely 
authorized the eastern well shown on the current Plot Plan. Although not shown on the plot plan included 
in CDP 1-81-85, the map included in the wetland delineation for CDP 83-02 shows only the eastern well. 
 

 
Fig 2. View of the existing vertical access easement along the southern property boundary looking west. 

 
In 2003, the County approved a CDP to allow the installation of a chain link driveway gate, chain link fence, 
conversion of a test well into a production well, solar powered pump, water storage tank, and storage 
container on the property. The gate, fence, solar pump, and water tank were constructed under building 
permit BF_2005-0507. When staff visited the property in February 2024, portions of the chain link fence 
were observed. However, the chain link gate was not observed. A storage container was not observed. A 
water tank was observed in a similar location to that approved under CDP 83-02, though it was not clear 
whether this was the same water tank. 
 
In 2008, the County approved a Minor Subdivision, Use Permit, and CDP to divide the subject property into 
two (2) lots, to apply the Planned Unit Development (PD) Combining District to the property, and to construct 
a single-family residence and appurtenant development on one of the resulting lots. Ultimately, the permit 
expired before the subdivision could be finalized and the residence was never constructed. However, the 
PD Combining District was applied to the property. The tentative map for this subdivision showed both the 
eastern and western wells currently on the property. 
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Fig 3. View of the existing driveway looking north. 

 
In 2008, the Coastal Commission denied an appeal and upheld the County’s approval of a CDP for the 
Mendocino Land Trust to open a public access trail within the vertical and lateral easements, which included 
installation of signage, fencing, and a segment of raised boardwalk. When staff visited the site in February 
2024, fencing and signage along the easement was observed, but a boardwalk was not observed. 
 

 
Fig 4. Terminus of the lateral access easement along the western edge of the property. 
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Some time between 2019 and 2021, a new driveway was developed on the property without a permit (see 
attached Historical Aerial Imagery). In 2019, the County approved a building permit for trenching to bury 
underground electrical cable for both wells. The underground electrical cable follows the same path as the 
unpermitted driveway. Both the driveway and underground utilities cross a wetland previously mapped in 
2005 and 2007. The driveway is currently paved with gravel. 
 
Other existing development on the property includes electrical panels, underground water pipes, water 
tanks. According to the 2024 Biological Scoping Survey, Wetland Delineations, & Botanical Surveys 
prepared for the project, most of the site is vegetated with sweet vernal grass, slough sedge, horsetail, 
salal, Monterey cypress trees, and bishop pine trees. Some isolated areas of landscaping are also present, 
including fruit trees and Leyland cypress. An existing encroachment onto SR 1 was permitted by Caltrans 
under Permit #0119-6-RS-0443. 
 
Public Services:  
Access:  State Route 1 (SR 1) 
Water District: None 
Sewer District: None 
Fire District: Albion Little River 
 
RELATED APPLICATIONS: The following applications have occurred on the subject parcel or on the 
surrounding properties and are relevant to the proposed project. All projects listed below have already been 
approved, unless otherwise stated.  
 
Subject Parcel Projects: 
 

• 1-81-85: Coastal Development Permit for construction of a single-family residence and installation 
of a well, septic system, and driveway. Approved by Coastal Commission 10/03/1981. 
 

• CDP 83-02: Coastal Development Permit to install a 12’ x 4’ chain link driveway gate and a 50’ 
long chain link fence along the northeastern end of the property, convert a test well into a production 
well, install a solar powered pump and a water storage holding tank, and place an 8’ x 20’ storage 
container with a height of 10’ within a group of trees in the northeastern corner of the parcel. 
Approved 07/25/2003. 
 

• BF_2005-0507: Building Permit to install a chain link gate, fence, solar pump and water tank 
Finalized 06/07/2005. 
 

• CDMS 12-2005/CDU 14-2003/CDP 67-2006: Coastal Development Minor Subdivision to divide a 
12.5± acre parcel into two (2) parcels of 6± acres each; a Coastal Development Use Permit to 
implement the Planned Unit Development (PD) Combining District designation; and a Coastal 
Development Permit to construct a single-family residence on the eastern proposed 6± acre parcel 
(Parcel 2). The proposed 2,445± square foot single-story residence with an attached 640± square 
foot attached garage (3,085± square feet total) would have been 18 feet in height above natural 
grade. Associated development would have included the installation of an on-site septic disposal 
system, connection to an existing on-site water well, construction of a new encroachment onto 
State Route 1 (SR 1), and extension of underground utilities to the proposed building site. Approved 
01/10/2008. Expired 10/10/2010. 
 

• BF_2007-1035: Building Permit for a single-family residence and attached garage. Expired 
12/31/2008. 
 

• CDP 40-2006: Coastal Development Permit to open a public access trail along State Route 1 (SR 
1) to the ocean bluff within an easement on private property. The project would have included 
signage, fencing, and boardwalk areas to define the public trail. Approved 03/27/2008. Appealed 
to the Board of Supervisors 06/24/2008. Appeal denied and approval upheld by the Board of 
Supervisors. An additional condition of approval was added identifying the landowner as additional 
insured by the Mendocino Land Trust. Appeal to the Coastal Commission 07/07/2008. No 
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Substantial Issue found per staff recommendation on 09/12/2008. Permit issued 07/19/2008. 
Expired 07/19/2010. 
 

• CDPR 67-2006 (2009): Renewal of Coastal Development Permit CDP 67-2006. Approved 
11/12/2009. Resulted in a new expiration date of 01/10/2011. 
 

• CDPR 40-2006 (2010): Renewal of Coastal Development Permit 40-2006. Approved 08/25/2010. 
Resulted in a new expiration date of 07/19/2011. 
 

• BF_2019-0593: Building Permit for trenching to bury underground electrical cable for two (2) wells. 
Well one (1) has sub-feed and well two (2) has main panel. Finalized 05/11/2021. 

 
AGENCY COMMENTS: On August 22, 2024, project referrals were sent to the following responsible or 
trustee agencies with jurisdiction over the Project. Their submitted recommended conditions are discussed 
in this staff report and contained in Conditions of Approval. A summary of the submitted agency comments 
are listed below.  
 

TABLE 1: Referral Agency Responses 

REFERRAL AGENCIES COMMENT 

Planning Division (Fort Bragg) No Response 

Department of Transportation No Response 

Division of Environmental Health (Fort Bragg) No Comment 

Building Inspection (Fort Bragg) No Response 

Assessor No Response 

Air Quality Management District No Response 

Sonoma State University Comments 

Caltrans No Response 

CAL FIRE (Land Use) Comments 

California Dept. of Fish & Wildlife (CDFW) Comments 

California Coastal Commission Comments 

Regional Water Quality Control Board Comments 

Cloverdale Rancheria No Response 

Redwood Valley Rancheria No Response 

Sherwood Valley Band of Pomo Indians No Comment 

Albion Little River Fire District No Response 

 
On September 4, 2024, the Northwest Information Center at Sonoma State University (NWIC) noted that a 
2005 archaeological study covering 100% of the project area identified no cultural resources. NWIC 
recommended that local Native American tribes be contacted regarding the project. NWIC noted that the 
site has a low possibility of containing unrecorded archaeological sites and that no further study is 
recommended. 
 
On September 21, 2022, CAL FIRE issued State Fire Safe Regulations Conditions of Approval for the 
project. CAL FIRE requires that the Driveway Standard, Address Standard, and Maintain Defensible Space 
and Fuels Modification Standard be adhered to. 
 
On August 27, 2024, CDFW noted that they do not have sufficient information to comment on the project 
until the Restoration Mitigation and Monitoring Program (RMMP) is approved by the Regional Water Quality 
Control Board (RWQCB). RWQCB approved the RMMP on November 26, 2024. Subsequently, the 2024 
Biological Scoping Survey, Wetland Delineations, & Botanical Surveys and approved RMMP were sent to 
CDFW. On January 9, 2025, CDFW provided comments on the project (see attached CDFW Comments). 
Those comments are discussed in the “Environmentally Sensitive Habitats and Other Resources Areas” 
section below. 
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On December 13, 2023, the California Coastal Commission noted that the proposed project is within the 
County’s jurisdiction. The Coastal Commission also noted that the driveway and turnouts were constructed 
within or adjacent to wetlands without a Coastal Development Permit, which is inconsistent with Mendocino 
County LCP Policy 3.1-7 and County Code Section 20.496.020. The letter also states that “future 
application to Mendocino County Planning Department should include a proposal for removal of the current 
driveway and a restoration, mitigation and monitoring plan to address how areas impacted without the 
benefit of a permit will be restored to ensure that impacts are reduced to a less-than-significant level. The 
wetland mitigation plan should propose creation of new or expanded wetlands at a ratio of wetlands created 
or expanded to wetlands filled at a ratio large enough to compensate for temporal loss of wetland values 
and functions between the time the wetlands were filled or otherwise impacted by unauthorized driveway 
construction and the full establishment of wetland values and functions in the wetland area to be created 
or expanded.” 
 
On April 26, 2024, the North Coast Regional Water Quality Control Board (RWQCB) issued an Inspection 
Memo and Notice of Violation related to a March 27, 2024 inspection of the property that revealed 
unauthorized discharges to waters of the state (see attached RWQCB Inspection Memo and RWQCB 
Notice of Violation). To bring the site back into compliance, RWQCB recommended that the owner conduct 
a wetland delineation, prepare a restoration mitigation and monitoring plan (RMMP), submit the applicable 
permit application(s) to RWQCB, and implement the RMMP. 
 

PROJECT ANALYSIS 

 
LOCAL COASTAL PROGRAM CONSISTENCY: 
 
Land Use and Planning Areas: The property is within the Rural Residential (RR-5) land use classification. 
Per Mendocino County Coastal Element Chapter 2.2, the Rural Residential classification is intended, 
 

“…to encourage local small scale food production (farming) in areas which are not well 
suited for large scale commercial agriculture, defined by present or potential use, location, 
mini-climate, slope, exposure, etc. The Rural Residential classification is not intended to 
be a growth area and residences should be located as to create minimal impact on 
agricultural viability.” 

 
The Principal Permitted Uses within the RR land use classification include residential and associated 
utilities, light agriculture, and home occupation. Construction of a single-family residence and Accessory 
Dwelling Unit (ADU) is consistent with the residential Principal Permitted Use. The creation of a landscaped 
berm/knoll, water catchment area, storage shed, improvements to an existing driveway, repairs and 
improvements to fencing, deepening a well, new entry gate and fence, after-the-fact permitting, and 
mitigation to wetlands are consistent with utilities associated with the principally permitted residential use. 
Possible locations for the residential uses are constrained by other regulations such as ESHA buffers and 
setbacks from the bluff edge. Potential agricultural uses of the property are similarly constrained. According 
to the state’s Farmland Mapping and Monitoring Program (FMMP), the existing vegetation on the property 
is suited to the grazing of livestock. After accounting for undevelopable areas, the amount of potential 
pastureland on the property is very low. Residential use is appropriate. The development of an ADU is 
exempt from the density limits imposed by Chapter 2.2 (one dwelling per legally created parcel) in 
accordance with Mendocino County Code (MCC) Chapter 20.458. 
 
The property is within the Dark Gulch to Navarro River Planning Area described in Coastal Element Chapter 
4.9. However, none of the policies within this chapter apply to the project. 
 
Zoning: The property is within the Rural Residential (RR:5) zoning district. Per MCC Section 20.376.005, 
the Rural Residential zoning district is intended, 
 
“…to encourage and preserve local small scale farming in the Coastal Zone on lands which are not well-
suited for large scale commercial agriculture. Residential uses should be located as to create minimal 
impact on the agricultural viability.” 
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As noted in the Land Use and Planning Areas section above, the property has very low agricultural viability. 
Per MCC Section 20.376.010, the proposed residence is consistent with the “Family residential: Single-
family” principal permitted use. The other elements of the project are considered accessory uses in 
accordance with MCC Chapter 20.456. Per MCC Section 20.376.025, the proposed residence and ADU 
meet the maximum dwelling density requirements for the RR district. Per MCC Sections 20.376.030 and 
20.376.035, the minimum front, rear, and side yard setbacks for this property are fifty (50) feet. The 
proposed single-family residence, ADU, and storage shed would be located greater than fifty (50) feet from 
the nearest property line (see attached Plot Plan). Most portions of the fence and gate lie within the 
minimum setback. However, in accordance with MCC Section 20.444.015(E), view-obscuring fences in rear 
or side yards not having street frontage may be up to eight (8) feet in height. Fences in front yards may not 
exceed three and one half (3.5) feet. The project would raise the fence along the southern property 
boundary to six (6) feet, lower the fence along the western property boundary to about one (1) foot, and 
add a new fence and gate near southeastern corner of the property. However, some of these improvements 
would be located within wetland ESHA or ESHA buffers and may not be permitted, including the new gate 
and fence in the southeastern corner. Therefore, staff recommends that these features be removed from 
the scope of this Coastal Development Permit or moved to an area outside of ESHA buffers (see the 
Environmentally Sensitive Habitat and Other Resource Areas section below). This can be accomplished by 
requiring, as a condition of approval, that the applicant submit a revised plot plan and fencing plan showing 
that the proposed fencing development would either be removed from the scope of work or occur entirely 
outside of ESHA buffers, and that any view-obscuring fencing placed within fifty (50) feet of the eastern 
property boundary (front lot line) would not exceed three and one half (3.5) feet. 
 
Per MCC Section 20.376.045, the building height limit for this property is twenty-eight (28) feet above 
natural grade because it is not within a Highly Scenic Area. The proposed structures meet the height limit 
requirements (see attached Plot Plan and Floor Plans & Elevations). Per MCC Section 20.376.065 the 
maximum lot coverage for this property is ten (10) percent, or fifty-four thousand four hundred fifty (54,450) 
square feet. The proposed development would not exceed this limit. 
 
Though the property is within the Planned Unit Development (PD) Combining District, none of the 
regulations contained in MCC Chapter 20.428 apply to the proposed development because it consists only 
of single-family residential and accessory uses. 
 
Per MCC Section 20.444.020, a corridor preservation setback of forty (40) feet applies to the proposed 
development. All proposed development would be placed outside of the setback (see attached Plot Plan). 
 
Per MCC Section 20.456.015, the proposed ADU, storage shed, berms, water catchment area, driveway 
improvements, fencing, well improvements, and gate are accessory uses that are permitted in the RR 
zoning district. 
 
Per MCC Section 20.458.010, the proposed ADU would not cause the total number of permitted ADUs 
within the Coastal Zone to exceed five hundred (500) units. The ADU may be permitted simultaneously with 
the residence and other development in accordance with MCC Section 20.458.020(A). In accordance with 
MCC Sections 20.458.020(E) and (F), staff recommends that a condition of approval be adopted requiring 
the recordation of a deed restriction prohibiting the use of the property for transient habitation. A deed 
restriction prohibiting the construction of bluff protective devices has already been recorded against the 
property in accordance with CDP 1-81-85. The proposed ADU would be located more than one hundred 
twenty-five (125) feet from the bluff edge. Per MCC Section 20.458.025(E)(1), the floor space of the 
proposed ADU is less than one thousand two hundred (1,200) square feet. Per Section 20.458.040(B), (C), 
and (D), the Division of Environmental Health (DEH) responded to the proposed project with no comments. 
The septic system was designed for a total of three (3) bedrooms. The proposed development has a total 
of three (3) bedrooms. DEH policy requires a water supply of one gallon per minute per dwelling unit, or a 
minimum of one half (0.5) gallons per minute per dwelling unit when supplemented by at least two thousand 
five hundred (2,500) gallons of water storage capacity. The applicant provided a well test showing that the 
western well produces about one and three tenths (1.3) gallons per minute. The property contains three (3) 
existing water tanks that collectively exceed two thousand five hundred (2,500) gallons of water storage 
capacity. CAL FIRE has issued Fire Safe Regulations Conditions of Approval for the project. Per Section 
20.458.045, the proposed ADU (A) would not be located within ESHA or ESHA buffers (see Environmentally 
Sensitive Habitat and Other Resource Areas section below), (B) would not be located within one hundred 
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twenty-five (125) feet of the bluff edge, (C) would not be located within a Highly Scenic Area, (E) would be 
located more than two hundred (200) feet from any property with AG, RL, FL, or TPZ zoning, (G) would not 
interfere with the vertical or lateral public access easement on the property, and (I) would not be located on 
a property with any known archaeological resources (see Archaeological and Cultural Resources section 
below). Per Section 230.458.045(D), the proposed ADU may require more than twenty (20) cubic yards of 
grading because the structure would be located on a slope and construction would involve excavating 
directly into the slope (see attached Floor Plans & Elevations) and the applicant has indicated that 
approximately two thousand (2,000) cubic yards of cut and one thousand seven hundred (1,700) cubic 
yards of fill would occur for the entirety of the proposed development. However, the grading would comply 
with the standards established in Chapter 20.492 (see the Grading, Erosion, and Runoff section below). 
Per Section 20.458.050, the proposed garage attached to the ADU would provide adequate parking for the 
ADU. 
 
Per MCC Sections 20.472.010 and 20.472.015, ample space is available within the proposed turnaround 
and garage attached to the ADU to allow a total of three (3) parking spaces. 
 
Grading, Erosion, and Runoff: Per MCC Section 20.492.005, the Coastal Permit Administrator “shall 
determine the extent to which the following standards should apply to specific projects”. According to the 
application, the project will involve two thousand (2,000) cubic yards of cut, one thousand seven hundred 
(1,700) cubic yards or fill, and nine hundred (900) cubic yards of import or export. The maximum height of 
cut and fill slopes would be four (4) feet, and the location of borrow or disposal would be Geo Aggregates 
in Fort Bragg. According to the Geotechnical Investigation prepared for the project, the residence would be 
constructed four (4) feet below existing grade to reduce visibility from the surrounding area. The 
Investigation recommended that a minimum of eighteen (18) inches of material below the final subgrade 
be over-excavated and replaced with properly compacted fill, or that interior slab-on-grade floors be 
structurally designed to span between foundation elements. The Investigation also recommended that fille 
material should be free of perishable matter and rocks greater than three (3) inches in largest dimension 
and have an expansion index less than thirty (30). Fill should be placed in thin lifts (six to eight inches 
depending on compaction equipment), moisture conditioned and compacted to at least ninety (90) percent 
relative compaction. 
 
Staff recommends that the standards contained in Sections 20.492.010(C), (E), (G), 20.492.015(B), (C), 
20.492.020(A), (B), 20.492.025(D), and (I) be applied to the project. In addition, staff recommends a 
condition of approval requiring that runoff and drainage be directed away from the bluff face in accordance 
with Coastal Element Policy 3.4-9. As explained in the Environmentally Sensitive Habitat and Other 
Resource Areas section below, the water catchment area should be removed or repositioned so that it does 
not intersect with any ESHA buffers. A grading permit would be required for the work in accordance with 
MCC Chapter 18.70. 
 
Environmentally Sensitive Habitat and Other Resource Areas: MCC Chapter 20.488 establishes 
general review criteria that must be applied to all CDP applications, including that: 
 

(A) Development shall not significantly degrade, or destroy the habitat for, endangered 
plant and animal species, including native mammals and resident and migratory birds. 
Diversity, both functionally and numerically, shall be maintained. 

 
(B) The productivity of wetlands, estuaries, tidal zones and streams shall be protected, 

preserved, and, where feasible, restored. 
 
(C) Approved grading activities shall be conducted in a manner that will assure that 

environmentally sensitive habitat areas will be protected from adverse impacts that can 
result from mechanical damage and undesirable changes in the water table, 
subsurface aeration and impacts to the root system of riparian vegetation, the alteration 
of surface or subsurface drainage, or other environmental conditions. 

 
(D) Wetland buffer areas (the transition areas between wetland and upland habitats) shall 

be protected, preserved, and, where feasible, restored. 
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Additionally, Coastal Element Chapter 3.1 and MCC Chapter 20.496 contain protections for 
Environmentally Sensitive Habitat Areas (ESHAs). Per Section 20.496.010, ESHAs include “anadromous 
fish streams, sand dunes, rookeries and marine mammal haul-out areas, wetlands, riparian areas, areas of 
pygmy vegetation which contain species of rare or endangered plants and habitats of rare and endangered 
plants and animals”. 
 
Coastal Element Policy 3.1-7 and MCC Section 20.496.020 require that a one hundred (100) foot buffer 
area be established between proposed development and ESHA. Coastal Element Policy 3.1-4 and MCC 
Section 20.496.025 limit development or activities in wetlands to eleven (11) different uses. Residential use 
is not permitted in ESHA or wetlands. 
 
On April 26, 2024, the North Coast Regional Water Quality Control Board (RWQCB) issued an Inspection 
Memo and Notice of Violation related to a March 27, 2024 inspection of the property that revealed 
unauthorized discharges to waters of the state (see attached RWQCB Inspection Memo and RWQCB 
Notice of Violation). Wetlands on the property had been filled by the installation of the gravel driveway 
connecting the site entrance to the proposed site of the residence and ADU. To bring the site back into 
compliance, RWQCB recommended that the owner conduct a wetland delineation, prepare a restoration 
mitigation and monitoring plan (RMMP), submit the applicable permit application(s) to RWQCB, and 
implement the RMMP. 
 

 
Fig 5. View of unpermitted driveway looking west near where it intersects with the identified wetland. 

 
Subsequently, a wetland delineation, biological survey, and botanical survey was conducted on the property 
(see attached Biological Scoping Survey, Wetland Delineations, & Botanical Surveys). According to the 
report, no special-status plant species or plant communities were observed during the surveys. The wetland 
delineation revealed a one and one tenth (1.1) acre wetland on the property. No special-status animals 
were observed during the surveys. A one hundred (100) foot buffer was established around the identified 
wetland. The proposed single-family residence, berm/knoll, ADU, and storage shed would be located 
entirely outside of the one hundred (100) foot buffer. However, portions of the water catchment area, 
portions of the existing driveway, portions of the existing wooden fence, existing eastern well, new entry 
gate, and new fence would either be located directly within the wetland or the wetland buffer area. These 
features are not permitted within the wetland ESHA or wetland ESHA buffer area because they are 
accessory structures associated with residential development, which is not a permitted use within wetlands. 
 
Therefore, the proposed development located within ESHA or ESHA buffers should be removed from the 
scope of this CDP or reposition to avoid ESHA and ESHA buffers. Portions of the water catchment area, 
improvements to the existing driveway, portions of the proposed improvements to existing fencing, 
proposed deepening of the existing eastern well, new entry gate, and new fence can be removed or 



COASTAL PERMIT ADMINISTRATOR CDP_2024-0004 
STAFF REPORT – STANDARD CDP  PAGE 11 

repositioned without issue. However, the existing driveway is currently the sole means of access between 
the entrance to the property and the proposed site of the residence and ADU. The existing western well 
and septic system are also located in this western area of the lot. If development is to occur in the western 
area of the lot, access must be provided either from the existing driveway or an alternative path. The 
identified wetland and buffer area spans the entire width of the lot. The wetland and buffer area crosses the 
proposed driveway authorized by CDP 1-81-85. Therefore, there is no orientation of driveway that would 
allow access to the western section of the lot while simultaneously avoiding ESHA and ESHA buffers. This 
means that one element of the proposed development (after-the-fact permitting of a driveway) would be 
inconsistent with ESHA and ESHA buffer regulations. 
 
Staff recommends that a condition of approval be adopted which would require that the applicant provide a 
revised plot plan (1) showing the extent of the wetland ESHA and associated one hundred (100) foot buffer, 
and (2) showing that the portions of the water catchment area, proposed improvements to the existing 
driveway, proposed improvements to existing fencing, deepening of existing well, new entry gate, and new 
fence that overlap ESHA and/or ESHA buffers have either been removed from the scope of work or 
repositioned in a location further than one hundred (100) feet from the identified wetland ESHA, including 
the newly created wetland areas required by the RMMP. 
 
The Biological Scoping Survey, Wetland Delineations, & Botanical Surveys report asserts that “the potential 
effects on presumed ESHA, specifically the presumed wetland, can be significantly reduced or entirely 
circumvented by adopting the mitigation strategies outlined below”. The mitigation measures recommended 
by the biologist include (1) nest protection avoidance measures, (2) limiting construction to daylight hours, 
(3) contractor training, (4) pre-construction surveys for amphibians and insects, (5) debris management, (6) 
rain event protocol, (7) replanting lost wetland vegetation, (8) a staging area plan, (9) Best Management 
Practices (BMPs), (10) cleaning machinery, (11) planting only native species, (12) removal and replacement 
of non-native species, and (13) the implementation of a Restoration Mitigation and Monitoring Plan (RMMP) 
to mitigate prior impacts to wetlands and create new wetland areas. Staff recommends that these 
recommendations be adopted as conditions of approval. 
 
In accordance with RWQCB recommendation, the applicant prepared an RMMP that was approved by 
RWQCB on November 26, 2024. The plan would require the creation of approximately one hundred twenty-
two one thousandths (0.122) acres of new wetland area. The RMMP identifies the location where new 
wetlands would be created, the actions taken to grade the land and allow water to inundate, the source of 
water, and timeline for implementation. The RMMP also identifies monitoring, performance, and success 
criteria, adaptive management and long-term protection contingencies, and agency coordination, 
documentation, and reporting requirements. Staff recommends that the requirements of the RMMP be 
adopted as conditions of approval. 
 
The existing driveway’s placement within wetland ESHA and resulting LCP inconsistency could be resolved 
by either (1) denying that portion of the proposed development, (2) requiring the removal of the existing 
driveway and restoration of the areas in which it intersects ESHA, (3) requiring the removal, relocation, and 
restoration of the driveway to an area that would completely avoid ESHA and/or ESHA buffers, or (4) 
denying the entirety of the proposed development. Simply denying the after-the-fact permitting of the 
driveway would not resolve the inconsistency because the driveway would remain within ESHA and/or 
ESHA buffers. However, staff believes that requiring the removal of the existing driveway and restoring the 
areas in which it intersects ESHA or relocating the driveway to an area that would completely avoid ESHA 
and/or ESHA buffers would constitute a regulatory taking (see Takings Analysis section below). These 
options would eliminate access to the proposed location of the residence, ADU, existing septic system, and 
well. Therefore, these options would require that residential development occur only in the northeastern 
corner of the property where an alternative residence, septic system, well, driveway, encroachment onto 
SR-1, and electrical infrastructure could be developed. Indeed, the Biological Scoping Survey, Wetland 
Delineations, & Botanical Surveys report notes that the “positioning of the driveway, crucial for connecting 
the Shoreline Highway with the proposed residence, does not allow for relocation elsewhere on the property 
without compromising ecological integrity.” Therefore, the least environmentally damaging alternative would 
be to allow the existing driveway to remain but implement the RMMP and other mitigation measures to 
minimize inconsistencies with the LCP. 
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Fig 6. Looking west at a portion of the proposed driveway authorized by CDP 1-81-85. 

 
On January 9, 2025, CDFW provided several comments and recommendations for the project (see attached 
CDFW Comments). First, CDFW stated that the site’s resources are not reflected in the site plan. 
Accordingly, CDFW recommends that a revised site plan be submitted which shows the location of 
proposed seasonal wetland creation and the extension of ESHA buffer areas based on the new area of 
created wetlands, the full extent of ESHA and ESHA buffers, and the location of low, symbolic fencing. As 
such, staff recommends that a condition of approval be adopted which would require the applicant to include 
this information on a revised site plan prior to issuance of a building permit. CDFW has also expressed that 
they are unwilling to grant a reduced 50-foot buffer until such a map is received. Therefore, staff 
recommends a condition outlining the steps that would determine whether a 50-foot reduced buffer would 
be permitted. 
 
CDFW questioned whether the landscaped berm proposed for the project would be necessary and stated 
that the construction of a berm and associated fill could significantly increase the risk of introduction of 
invasive plant species. The landscaped berm was a requirement of the original CDP for this property but 
would no longer be required as visual resource mitigation because the site is not located in a designated 
Highly Scenic Area. However, County ESHA regulations would not require that the berm be removed from 
the scope of work because it would be located more than one hundred (100 feet from ESHA. However, 
staff recommends a condition of approval requiring that heavy construction equipment entering the site be 
cleaned to prevent invasive plant seeds or other materials attached to wheels be deposited onto the site. 
This would help prevent the introduction of invasive species due to construction of the berm. 
 
CDFW noted that the water catchment system shown on the site plan would encroach upon ESHA and/or 
ESHA buffers. Accordingly, the same condition of approval requiring the submittal of a revised site plan 
would ensure that the water catchment system is either relocated entirely outside of ESHA buffers or 
removed from the scope of work. 
 
CDFW also commented on CAL FIRE defensible space requirements. Defensible space can be maintained 
surrounding the proposed single-family residence, shed, and ADU without encroaching upon ESHA and/or 
ESHA buffers. 
 
CDFW noted that future development or maintenance of the eastern watercourse and its culvert would be 
subject to notification to CDFW under Fish & Game code section 1600 in addition to permitting by the 
RWQCB. Accordingly, staff recommends a condition of approval memorializing these permitting 
requirements. 
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CDFW recommends that Pacific reedgrass (Calamagrostis nutkaensis) be added to the proposed planting 
palette for the RMMP. Therefore, staff recommends that the recommended condition of approval for 
implementation of the RMMP be amended to include Pacific reedgrass within the list of plants to be 
established on the site. In accordance with CDFW comments, staff also recommends that a condition of 
approval be adopted encouraging the use of transects or plots to measure cover during the monitoring and 
reporting period for the RMMP. 
 
Per CDFW comments, staff also recommends that a condition of approval be adopted (1) establishing 
avoidance and minimization measure for the California red-legged frog and bat species, (2) requiring that 
fencing be of wildlife-friendly design, (3) that the landscaping notes and plans be revised to ensure that 
culinary plants and any plants used for the landscaped berm be properly separated from native vegetation 
and comprised of locally native species, respectively, (4) that invasive species be targeted for removal for 
a period of ten (10) years, (5) that the applicant install low symbolic fencing along the edges of the driveway 
that encroach upon ESHA and/or ESHA buffers and the areas where proposed development abuts ESHA 
and/or ESHA buffers and that this fencing be shown on the revised site plan, (6) that the annual monitoring 
report be amended to include the Obscure bumble bee, Western bumble bee, Townsend’s big-eared bat, 
White-tailed kite, Lotis blue butterfly, Northern red-legged frog, California red-legged frog, and Behren’s 
silverspot butterfly as target wildlife species, (7) that contingencies be added to recommended conditions 
should species be found during pre-construction surveys, (8) that mitigation measures be amended to 
ensure that only a qualified biologist conduct an annual review, and (9) that the hedges being established 
as physical barriers be comprised of native species and shall be shown on the revised site plan. 
 
Hazards Areas: Per MCC Section 20.500.015 and Coastal Element Policy 3.4-1, a Geotechnical 
Investigation was prepared for the project. Per Section 20.500.020(A), (C), (D), (E) and Coastal Element 
Policy 3.4-3, no evidence of active faulting was observed in the site vicinity and published references do 
not indicate faults on or trending towards the property. No active landsliding or erosion was observed on 
the property bluffs. The Investigation notes that the upper terrace deposits appear to be currently stable 
and well vegetated. The lower bluffs appeared stable with minor evidence of sloughing observed. Per 
Section 20.500.020(B) and Coastal Element Policy 3.4-7, the Investigation concluded that a bluff setback 
of forty-eight (48) feet would be sufficient. The bluff setback was based on a seventy-five (75) year economic 
lifespan of structures, a slope stability analysis, the projection of increased retreat rates resulting from sea 
level rise, and a safety factor of one and one half (1.5). The proposed development would be located 
approximately fifty (50) feet from the bluff edge. Per Section 20.500.020 and Coastal Element Policy 3.4-8, 
drought tolerant vegetation is required within the bluff setback. Therefore, staff recommends a condition of 
approval which would require that any proposed landscaping within the bluff setback be drought tolerant. 
 
Per MCC Section 20.500.025 and Coastal Element Policy 3.4-13, CAL FIRE has issued their State Fire 
Safe Regulations Conditions of Approval for the project, which would mitigate fire hazard risk. Staff 
recommends a condition of approval requiring that the proposed development implement the standards 
required by CAL FIRE. 
 
Visual Resources and Special Treatment Areas: Per MCC Section 20.504.015, the property is not within 
a Highly Scenic Area and is not subject to the associated development criteria. Per MCC Section 
20.504.035, the proposed development would include downcast and shielded exterior lighting (see attached 
Plot Plan). Nevertheless, staff recommends memorializing the standards contained in this section as a 
condition of approval. 
 
Agricultural Resources: Per MCC Section 20.508.020(A) and Coastal Element Policies 3.2-9 and 3.2-13, 
the proposed dwellings would be located more than eight hundred (800) feet from the nearest agriculturally 
designated parcel. 
 
Transportation, Utilities, and Public Services: Per MCC Section 20.516.015(A), (B), and Coastal 
Element Policies 3.8-1, 3.8-9, and 3.9-1, the proposed development would be served by an existing septic 
system, well, and water storage tanks. The septic system is designed for the same number of bedrooms 
that would be developed by the project. The well and water tanks combine to provide adequate water supply 
to the proposed development in accordance with DEH policy and as described in the Zoning section above. 
The Department of Transportation and Caltrans did not respond to referral of the project. Per Coastal 
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Element Policy 3.5-9, existing access directly onto SR 1 is already permitted on the site through a Caltrans 
encroachment permit. 
 
Archaeological and Cultural Resources: On September 4, 2024, the Northwest Information Center at 
Sonoma State University (NWIC) noted that a 2005 archaeological study covering 100% of the project area 
identified no cultural resources. NWIC recommended that local Native American tribes be contacted 
regarding the project. NWIC noted that the site has a low possibility of containing unrecorded archaeological 
sites and that no further study is recommended. The Mendocino County Archaeological Commission 
discussed the project at their meeting on June 12, 2024. The Commission determined that the existing 
survey was adequate and added the ‘discovery clause’ as a recommended condition. The ‘discovery clause’ 
has been incorporated as a recommended condition of approval for this CDP. Therefore, the project meets 
the requirements of MCC Chapter 22.12 and Coastal Element Policy 3.5-10. 
 
Public Access: Per MCC Section 20.528.010, 20.528.015, and Coastal Element Policies 3.6-9 and 3.6-
28, an existing vertical and lateral access easement exists along the southern and western boundaries of 
the property, which is managed by the Mendocino Land Trust. Provision of new access is unnecessary. 
The proposed development would not interfere with existing access because development would not occur 
within the access easement or between the easement and the bluff face. 

 
Fig 7. View of vertical/lateral access easement, including installed signage. 

 
Takings Analysis: As noted in the Environmentally Sensitive Habitat and Other Resource Areas section 
above, the proposed after-the-fact permitting of the existing driveway overlaps ESHA and/or ESHA buffers 
and is therefore inconsistent with the LCP. This inconsistency cannot be remedied by special conditions, 
siting the development in a different location, or reducing the scale of the project because such alternatives 
would either prevent adequate access to the location of proposed development or would result in a 
regulatory taking. 
 
Therefore, under normal circumstances, the County of Mendocino would deny after-the-fact permitting of 
the existing driveway. However, Coastal Act Section 30010 forbids the denial of a permit "in a manner which 
will take or damage private property for public use, without the payment of just compensation therefore." 
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Consequently, the Coastal Act imposes on the County the duty to assess whether its action might constitute 
a taking. If the County concludes that its action does not constitute a taking, then it may deny the project 
on finding that its actions are consistent with Section 30010. If the County determines that its action would 
constitute a taking, then it applies Section 30010 to consider how the project may be approved. In the latter 
situation, the County may propose modifications to the development to minimize any Coastal Act 
inconsistencies, while still allowing a reasonable amount of development. 
 
The Fifth Amendment of the United States Constitution provides that private property shall not “be taken 
for public use, without just compensation.” Article 1, section 19 of the California Constitution provides that 
“[p]rivate property may be taken or damaged for public use only when just compensation…has first been 
paid to, or into court for, the owner.” 
 
Federal courts have identified four types of regulatory takings, including (1) permanent physical invasions, 
(2) denials of all economically beneficial use, (3) general regulatory takings in which the regulation goes 
too far, and (4) land use exactions (Lingle v. Chevron U.S.A. Inc., 544 U.S. 528, 548 (2005)). For this 
project, the relevant types of regulatory takings include types (2) and (3). 
 
Regulation that denies all economic use is governed by the test first established in the case of Lucas v. 
South Carolina Coastal Council, 505 U.S. 1003, 1015-16 (1992). The Court has recognized that these 
cases are relatively rare because they are applicable only "in the extraordinary circumstance when no 
productive or economically beneficial use of land is permitted" or "where the government has deprived a 
landowner of all economically beneficial uses" or rendered the property "valueless". In California, courts 
have followed the "valuation rule", where the use of the property that remains after regulation determines 
whether an owner has been deprived of economically beneficial use (see Terminals Equip. Co. v. City and 
County of San Francisco, 221 Cal. App. 3d 234 (1990)). 
 
When applied to the proposed development, it appears that the applicable regulations would not deprive 
the owners of all economically beneficial uses because (1) the regulations do not deprive the owners of 
their right to exclude others from their land, (2) the regulations do not deprive the owners of their right to 
sell the property, and (3) the property would retain economic value due to the potential of developing 
economically beneficial uses in the northeastern corner of the property that does not intersect with ESHA 
and/or ESHA buffers. 
 
Even if the applicable regulations would not deprive the owners of all economically beneficial use, they may 
nonetheless go too far in placing a public burden on private owners. This category of regulatory takings is 
governed by the case of Penn Central Transportation Company v. City of New York, 438 U.S. 104 (1978). 
Though this case did not establish a rigid test for takings, it identified several factors of significance to 
determine whether a taking has occurred, including (1) the economic impact of the regulation on the 
landowner, (2) the extent to which the regulation interferes with distinct investment-backed expectations, 
and (3) the nature of the governmental action. In Kavanau v. Santa Monica Rent Control Board, 16 Cal. 4th 
761 (1997), the California Supreme Court listed 10 additional, nonexclusive factors that could be relevant 
to determine whether a taking would occur. The factors outlined in Kavanau need not be used as a checklist 
but applied only as appropriate. They include: 
 

(1) Whether the regulation interferes with interests that are sufficiently bound up with the reasonable 
expectations of the claimant to constitute property for Fifth Amendment purposes; 

 
(2) Whether the regulation affects the existing or traditional use of the property and thus interferes with 

the property owner’s primary expectation; 
 

(3) The nature of the State’s interest in the regulation and, particularly, whether the regulation is 
reasonably necessary to the effectuation of a substantial public purpose; 

 
(4) Whether the property owner’s holding is limited to the specific interest the regulation abrogates or 

is broader; 
 

(5) Whether the government is acquiring resources to permit or facilitate uniquely public functions such 
as government’s entrepreneurial operations; 



COASTAL PERMIT ADMINISTRATOR CDP_2024-0004 
STAFF REPORT – STANDARD CDP  PAGE 16 

 
(6) Whether the regulation permits the property owner to profit and to obtain a reasonable return on 

investment; 
 

(7) Whether the regulation provides the property owner benefits or rights that mitigate whatever 
financial burdens the law has imposed; 

 
(8) Whether the regulation prevents the best use of the land; 

 
(9) Whether the regulation extinguishes a fundamental attribute of ownership; and 

 
(10)  Whether the government is demanding the property as a condition for the granting of a permit. 

 
When analyzing the project under the Penn Central and Kavanau decisions, it appears that either (1) denial 
of the entirety of the proposed development, (2) requiring the removal of the existing driveway and 
restoration of the areas in which it intersects ESHA, or (3) requiring the removal, relocation, and restoration 
of the driveway to an area that would completely avoid ESHA and/or ESHA buffers would result in a 
regulatory taking. Each of these options would ultimately require that residential development of the 
property, and therefore an attempt at deriving economically beneficial use of the property, must occur in 
the northeastern corner of the property that does not overlap ESHA and/or ESHA buffers.  
 
To limit development to the northeastern corner of the property (an approximately two (2±) acre area) would 
impose a significant economic impact on the landowner because it would require that (1) a new septic tank 
be installed in the northeastern corner with septic transmission lines that do not cross through ESHA and/or 
ESHA buffers, and be located at least five (5) feet from the residence; (2) that a new leach field be designed 
and constructed in the northeastern corner that would be located at least eight (8) feet from the residence; 
(3) that a new well be drilled and tested that would produce sufficient quantities of water to allow residential 
development in the northeastern corner to avoid crossing water lines through ESHA and/or ESHA buffers, 
would be located at least fifty (50) feet from the septic tank, and would be located at least one hundred 
(100) feet from the leach field; (4) that a new driveway meeting CAL FIRE standards must be constructed 
in the northeastern corner; (5) that a new encroachment permit be obtained from Caltrans to allow a 
connection to SR 1 in the northeastern corner; and (6) that tree removal and grading occur to accommodate 
development in the northeastern corner. 
 
Additionally, the options described above would interfere with the investment-backed expectations of the 
property owner because they would eliminate the possibility of developing the western portion of the lot. As 
noted in a letter from the Coastal Commission, CDP 1-81-85 became vested in 1988 due to the installation 
of the septic system in 1983. This CDP authorized the construction of a residence in the western portion of 
the property. Therefore, the property owner would have expected that a residence of the same design, size, 
and location as that approved by CDP 1-81-85 could be constructed in the western portion of the property 
without obtaining a new CDP and therefore without the application of ESHA regulations. Though perhaps 
improperly, the County issued a building permit in 2019 that allowed trenching in the location of the existing 
unpermitted driveway to bring electricity to the western well. That building permit was finalized in 2021. 
Therefore, the property owner would have expected to have the ability to build within the western portion 
of the property due to County approval of the electrical trenching. If the County were to require that 
development occur only within the northeastern corner of the site or otherwise prevent access to the 
western portion, the vested right to develop in the western portion would be eliminated. 
 
In this case, the regulation does not affect existing or traditional use of the property, and the government is 
not acquiring resources to facilitate uniquely public functions. The County’s interest in the regulation is 
legitimate as a means to protect the delicately balanced Coastal Zone ecosystem and to prevent its 
destruction. However, in this case the County’s interest would become unreasonable if the owner’s vested 
rights were interfered with, particularly because the damage to the wetland has already occurred and the 
impacts can be sufficiently ameliorated by implementation of the RMMP and restricting further degradation. 
Due to the significant economic impact of the regulation on the owner, restricting development to the 
northeastern corner of the property would not allow the owner to obtain a reasonable return on investment 
and would not provide the owner with other benefits or rights that would mitigate those financial burdens. 
The regulation would not necessarily prevent the best use of the land if residential development were 
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feasible within the northeastern corner. If the County were to restrict development to the northeastern corner 
of the property, it would do so as a condition of the granting of this CDP. Therefore, the options described 
above are likely to result in a regulatory taking under the Penn Central and/or Kavanau tests. As such, 
existing access to the western portion of the property should be preserved. 
 
Nevertheless, the County may impose conditions that would maximize consistency with the LCP while 
simultaneously avoiding a taking. The implementation of the biologist’s recommendations in addition to the 
RMMP as authorized by the RWQCB would allow mitigation of the wetlands lost due to driveway 
construction while simultaneously allowing the western portion of the property to be developed. 
 
ENVIRONMENTAL DETERMINATION: An Initial Study for the proposed project was completed by staff in 
accordance with the California Environmental Quality Act (CEQA). Based on this initial evaluation, it was 
found that the Project would not produce any significant environmental impacts with mitigation incorporated. 
As such, a Mitigated Negative Declaration was prepared. It is noted in the Initial Study that the proposed 
project could result in some environmental impacts, but these were considered less-than-significant with 
mitigation incorporated. 
 

PROJECT FINDINGS & CONDITIONS OF APPROVAL 
 
Staff recommends, pursuant to the provisions of Chapter 20.532 and Chapter 20.536 of the Mendocino 
County Code, that the Coastal Permit Administrator approve the proposed project, adopts a Mitigated 
Negative Declaration, and adopt the following findings and conditions. 
 
FINDINGS: 
 
1. Pursuant to MCC Section 20.532.095(A)(1), the proposed development to construct a single-family 

residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; and mitigation of impacts to wetlands due to the development of the unpermitted 
driveway, if developed outside of ESHA and/or ESHA buffers, is in conformity with the certified local 
coastal program (LCP) with the exception of the after-the-fact permitting of the driveway, which is 
inconsistent with the LCP because it would authorize development within a wetland ESHA and/or ESHA 
buffers. However, denial or relocation of this driveway and the resulting restriction of development to 
the northeastern corner of the property would constitute a regulatory taking as described in the Takings 
Analysis section of the staff report. Therefore, after-the-fact permitting and preservation of access to 
the western portion of the property must occur to avoid a taking despite this inconsistency. However, 
conditions of approval have been adopted that would maximize consistency with the LCP and the 
proposed development, as amended, would be the least environmentally damaging feasible alternative; 
and 

 
 
2. Pursuant to MCC Section 20.532.095(A)(2), the proposed development to construct a single-family 

residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway will be provided with adequate utilities, access roads, 
drainage, and other necessary facilities. Access to the proposed structures would be provided by the 
existing gravel driveway. The dwellings would be served by adequate water supply and septic capacity 
by a well and water storage tanks that supply about one and three tenths (1.3) gallons per minute 
supplemented by more than two thousand five hundred (2,500) gallons of storage capacity and a septic 
system designed for three (3) bedrooms, the same as proposed. Electrical service exists at a subpanel 
near the site of proposed dwellings; and 
 

3. Pursuant to MCC Section 20.532.095(A)(3), the proposed development to construct a single-family 
residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway is consistent with the purpose and intent of the zoning 
district applicable to the property, as well as the provisions of this Division and preserve the integrity of 
the zoning district. The proposed development is composed of principal permitted uses and accessory 
uses. Possible locations for the residential uses are constrained by other regulations such as ESHA 
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buffers and setbacks from the bluff edge. Potential agricultural uses of the property are similarly 
constrained. According to the state’s Farmland Mapping and Monitoring Program (FMMP), the existing 
vegetation on the property is suited to the grazing of livestock. After accounting for undevelopable 
areas, the amount of potential pastureland on the property is very low. Residential use is appropriate; 
and 

 
4. Pursuant to MCC Section 20.532.095(A)(4), the proposed development to construct a single-family 

residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway, if completed 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. An Initial Study for the proposed project was completed by staff 
in accordance with the California Environmental Quality Act (CEQA). Based on this initial evaluation, it 
was found that the Project would not produce any significant environmental impacts with mitigation 
incorporated. As such, a Mitigated Negative Declaration was prepared. It is noted in the Initial Study 
that the proposed project could result in some environmental impacts, but these were considered less-
than-significant with mitigation incorporated; and  
 

5. Pursuant to MCC Section 20.532.095(A)(5), the proposed development to construct a single-family 
residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway will not have any adverse impacts on any known 
archaeological or paleontological resource. On September 4, 2024, the Northwest Information Center 
at Sonoma State University (NWIC) noted that a 2005 archaeological study covering 100% of the 
project area identified no cultural resources. NWIC recommended that local Native American tribes be 
contacted regarding the project. NWIC noted that the site has a low possibility of containing unrecorded 
archaeological sites and that no further study is recommended. The Mendocino County Archaeological 
Commission discussed the project at their meeting on June 12, 2024. The Commission determined that 
the existing survey was adequate and added the ‘discovery clause’ as a recommended condition. The 
‘discovery clause’ has been incorporated as a recommended condition of approval for this CDP; 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 to construct a single-family residence, landscaped berm, Accessory Dwelling Unit, 
storage shed; improvements to existing fencing; drilling a new well; after-the-fact permitting of a 
driveway; and mitigation of impacts to wetlands due to the development of the unpermitted driveway. 
The site is accessed directly from State Route 1. The effects of residential development on public 
roadway capacity, including the construction of an ADU, were contemplated when the Rural Residential 
classification was assigned to the site and when the ADU amendments to the LCP were adopted. 
Caltrans did not respond to the referral request for the project. Solid waste generated by the project 
could be taken to a nearby transfer station, which would then transport the waste to the Potrero Hills 
landfill in Solano County; and 

 
7. Pursuant to MCC Section 20.532.095(B)(1), the proposed development to construct a single-family 

residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway 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. Existing public access is located along the southern and western property boundaries in the form 
of a vertical and lateral public access easement managed by the Mendocino Land Trust. The proposed 
development would not interfere with access because it would not physically block access through the 
easement or place development between the easement and the bluff face; and 

 
8. Pursuant to MCC Section 20.532.100(A)(1)(a), the proposed development to construct a single-family 

residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway will not significantly degrade identified ESHA resources. 
No further impacts to ESHA resources would occur and implementation of the RMMP would create 
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new wetland ESHA areas. The biological report prepared for the project concluded that “the potential 
effects on presumed ESHA, specifically the presumed wetland, can be significantly reduced or entirely 
circumvented by adopting the mitigation strategies outlined”; and 

 
9. Pursuant to MCC Section 20.532.100(A)(1)(b), the proposed development to construct a single-family 

residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway is the least environmentally damaging feasible 
alternative. The Biological Scoping Survey, Wetland Delineations, & Botanical Surveys report notes 
that the “positioning of the driveway, crucial for connecting the Shoreline Highway with the proposed 
residence, does not allow for relocation elsewhere on the property without compromising ecological 
integrity”. The alternative of locating development in the northeastern corner of the property is not 
feasible due to the significant financial burden and other regulatory constraints placed upon the 
applicant, such as the construction of entirely new infrastructure and setbacks that limit the buildable 
area; and 

 
10. Pursuant to MCC Section 20.532.100(A)(1)(c), the proposed development to construct a single-family 

residence, landscaped berm, Accessory Dwelling Unit, storage shed; improvements to existing fencing; 
drilling a new well; after-the-fact permitting of a driveway; and mitigation of impacts to wetlands due to 
the development of the unpermitted driveway incorporates all feasible mitigation measures capable of 
reducing or eliminating project related impacts. The project would mitigate previously unpermitted fill of 
wetlands by implementing the RMMP approved by the RWQCB and would avoid or minimize other 
impacts through the adoption of conditions of approval recommended by the biologist; and 

 
CONDITIONS OF APPROVAL AND MITIGATION MEASURES (as indicated by “**”): 
 
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 
(10) 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/or use of the property in reliance on such 
permit has been initiated prior to its expiration. Such permit vesting shall include approved permits 
associated with this project (i.e. building permits, septic permits, well permits, etc.) and physical 
construction in reliance of such permits, or a business license demonstrating establishment of a use 
proposed under this project.  

 
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. To remain valid, progress towards completion of the project must be continuous. The Applicants have 

sole responsibility for renewing this application before the expiration date. The County will not provide 
a notice prior to the expiration date. 
 

4. 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. 

 
5. This permit shall be subject to the securing of all necessary permits for the proposed development from 

County, State and Federal agencies having jurisdiction. 
 
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. 

 
 



COASTAL PERMIT ADMINISTRATOR CDP_2024-0004 
STAFF REPORT – STANDARD CDP  PAGE 20 

 
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 property owner shall cease and desist from all further excavation and disturbances within 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 Code. 

 
9. Conditions approving this Coastal Development Permit shall be attached to or printed on any building 

permit application and shall be a part of on-site construction drawings. 
 

10. The development authorized by this Coastal Development Permit includes only (1) the construction of 
a single-family residence, (2) the creation of a landscaped berm/knoll surrounding the residence, (3) 
the creation of a berm separating the residence and existing parking area, (4) portions of a water 
catchment area outside of any ESHA and/or ESHA buffers, (5) the construction of an ADU with an 
attached garage, (6) the construction of a storage shed, (7) repairs and improvements to existing 
fencing only in areas outside of ESHA and/or ESHA buffers, (8) the drilling of one (1) test well and 
conveyance of water lines only outside of ESHA and/or ESHA buffers, (9) a new entry gate only outside 
ESHA and/or ESHA buffers, (10) new fencing only outside ESHA and/or ESHA buffers, (11) after-the-
fact permitting of an existing driveway, and (12) mitigation of impacts to wetlands due to the 
development of the previously unpermitted driveway, including implementation of the RMMP. 

 
11. To ensure that development will not overlap ESHA and/or ESHA buffers, the permittee shall submit a 

revised plot plan to Planning & Building Services prior to the issuance of any building permit associated 
with the project, which shall show the following: 

 
a. The location of the identified wetland ESHA, one hundred (100) foot buffer, fifty (50) foot 

buffer. The site plan shall show that all proposed development will be located outside of 
the ESHA and buffer areas. Excluding after-the-fact permitting of the existing driveway, 
any development that cannot be located outside of ESHA and/or ESHA buffers shall be 
removed from the revised plot plan. The revised site plan shall be transmitted to CDFW. If 
CDFW authorizes a reduced fifty (50) foot buffer at that time, the site plan may again be 
revised and submitted to show that proposed development would not encroach upon the 
fifty (50) foot buffer rather than the one hundred (100) foot buffer. 

 
b. The location of the proposed newly created wetlands, including additional ESHA buffer 

areas that would extend one hundred (100) and fifty (50) feet from the newly created 
wetlands. 

 
c. The location of low symbolic fencing. Low symbolic fencing should be placed along the 

edges of the portions of the driveway which encroach upon ESHA and/or ESHA buffers 
and the areas where proposed development abuts ESHA buffers. This includes area north 
of the proposed single-family residence and west of the proposed shed. 

 
d. Any hedges or other landscaped barriers between development areas and ESHA buffers. 
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12. Prior to the issuance of a building permit, a deed restriction, approved by the County, shall be recorded 

with the County Recorder’s office, which shall include: 
 

a.  The prohibition on the use of any dwelling for transient habitation. 
 

b. For ADUs or JADUs proposed within one hundred twenty-five (125) feet of the bluff edge 
that require the construction of a new structure, result in the expansion of an existing 
structure, or require repair or improvements to an existing structure to the extent that it 
constitutes a replacement structure pursuant to section 13252 of Title 14, California 
Administrative Code, a prohibition on the development of bluff or shoreline protective 
devices to protect the ADU or JADU from bluff retreat, erosion, or other coastal hazards in 
the future. 

 
c. A map exhibit showing the locations of identified ESHA and ESHA buffers on the property. 

 
d. That future use of the property within the identified ESHA shall be permanently restricted 

to open space. Any future use of the property within the identified ESHA buffer areas shall 
be limited to those uses allowed within ESHA and/or ESHA buffers as outlined in Coastal 
Zoning Code Section 20.496.025. No future development, as defined in Coastal Zoning 
Code Section 20.308.035(D), shall occur within ESHA buffer areas without the issuance of 
a Coastal Development Permit amendment or a subsequent Coastal Development Permit. 

 
The deed restriction shall run with the land, and be binding upon any future owners, heirs, or assigns. 

 
13. In accordance with MCC Chapter 20.492, the following standards shall be applied to the proposed 

development: 
 

a. Essential grading shall complement the natural landforms. At the intersection of a 
manufactured cut or fill slope and a natural slope, a gradual transition or rounding of 
contours shall be provided. 

 
b. The permanently exposed faces of earth cuts and fills shall be stabilized and revegetated, 

or otherwise protected from erosion. 
 

c. The area of soil to be disturbed at any one time and the duration of its exposure shall be 
limited. Erosion and sediment control measures shall be installed as soon as possible 
following the disturbance of the soils. Construction equipment shall be limited to the actual 
area to be disturbed according to the approved development plans. 

 
d. Existing vegetation shall be maintained on the construction site to the maximum extent 

feasible. Trees shall be protected from damage by proper grading techniques. 
 

e. Areas of disturbed soil shall be reseeded and covered with vegetation as soon as possible 
after disturbance, but no less than one hundred (100) percent coverage in ninety (90) days 
after seeding; mulches may be used to cover ground areas temporarily. In environmentally 
sensitive habitat areas, the revegetation shall be achieved with native vegetation. In buffer 
areas adjacent to environmentally sensitive habitats, non-native vegetation may be used if 
it is non-invasive and would not adversely affect the environmentally sensitive habitat area. 

 
f. Sediment basins (e.g., debris basins, desilting basins, or silt traps) shall be installed in 

conjunction with initial grading operations and maintained through the 
development/construction process to remove sediment from runoff wastes that may drain 
from land undergoing development to environmentally sensitive areas. 

 
g. To prevent sedimentation of off-site areas, vegetation shall be maintained to the maximum 

extent possible on the development site. Where necessarily removed during construction, 
native vegetation shall be replanted to help control sedimentation. 



COASTAL PERMIT ADMINISTRATOR CDP_2024-0004 
STAFF REPORT – STANDARD CDP  PAGE 22 

 
h. Retention facilities and drainage structures shall, where possible, use natural topography 

and natural vegetation. In other situations, planted trees and vegetation such as shrubs 
and permanent ground cover shall be maintained by the owner. 

 
i. The release rate of storm water from all developments that drains into wetlands shall not 

exceed the rate of storm water runoff from the area in its natural or undeveloped state for 
all intensities and durations of rainfall. The carrying capacity of the channel directly 
downstream must be considered in determining the amount of the release. 

 
j. To prevent erosion, storm water runoff and drainage shall be directed away from the bluff 

face. 
 

14. In accordance with Mendocino County Code Section 20.500.020(B)(2), and landscaping and vegetation 
located within the forty-eight (48) foot bluff setback shall be drought tolerant. 

 
15. The proposed development shall conform to the standards required by CAL FIRE State Fire Safe 

Regulations Conditions of Approval Number 114-22, including the Driveway Standard, Address 
Standard, and Maintain Defensible Space and Fuels Modification Standard. 

 
16. Per Mendocino County Code Section 20.504.035, the proposed development shall comply with the 

following standards: 
 

a. 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. 
 

b. 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. 

 
c. Security lighting and flood lighting for occasional and/or emergency use shall be permitted 

in all areas. 
 

d. Minor additions to existing night lighting for safety purposes shall be exempt from a coastal 
development permit. 

 
e. No lights shall be installed so that they distract motorists. 

 
17. **In accordance with the Biological Scoping Survey, Wetland Delineations, & Botanical Surveys report, 

the following mitigation measures shall be implemented to avoid or minimize potential impacts to birds, 
amphibians, and insects: 

 
a. Should active native bird nests be found, activities like vegetation removal or construction 

that could disturb nesting shall be prohibited within a one hundred (100) foot buffer zone, 
adjustable based on species, habitat and disturbance levels by a qualified biologist. The 
buffer zone must be maintained until the fledglings are independent. If an active nest is 
present, a qualified biologist shall monitor the nest site weekly during the breeding season 
to confirm the buffer’s effectiveness in preventing disturbances. If active bird nests are 
found, the California Department of Fish & Wildlife shall also be contacted to coordinate 
future actions. 

 
b. To reduce noise disturbance and the need for artificial lighting, construction activities shall 

be confined to daylight hours. 
 

c. Within two (2) weeks of the commencement of construction, contractors shall undergo 
training led by a qualified biologist on recognizing amphibians and insects native to the 
Mendocino coast, including the California red-legged frog (Rana draytonii) The training 
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shall cover distinguishing between species of special concern and more common species, 
along with the necessary steps and communication protocols if species of special concern 
are encountered. 

 
d. At the start of each day and before initiating ground-disturbing work, crews shall conduct 

visual inspections of the area to identify any species of special concern or common animals 
present. 

 
e. When removing construction debris and handling wood stockpiles, materials should be 

moved carefully by hand to prevent harming amphibians. 
 

f. Construction shall pause for forty-eight (48) hours following a rain event to protect the 
habitat during wet conditions. After this period, a trained crew member shall inspect the 
area for any species of special concern before resuming work. 

 
18. **The permittee shall implement the Revised Restoration and Mitigation Monitoring Plan (RMMP) 

prepared for the project, including the following measures: 
 

a. The permittee shall use the Annual Monitoring Report template within the RMMP to 
biannually observe and record the conditions of the wetland and surrounding areas. The 
property owner will utilize a combination of visual inspections, photographic records, and 
biological surveys to detect any invasive species or ecological changes and record the 
outlined metrics. Based on this monitoring schedule, a consulting biologist will prepare an 
annual report each year to summarize these metrics and will make necessary adjustments 
to planning strategies and/or management practices based on annual performance to 
ensure ongoing success. A response plan to manage invasive species will be implemented 
promptly as they are detected, including physical removal. The sizing of the existing 
culverts will be checked annually to omit any risk of plugging and potential crossing failure, 
and fine sediment discharge. No chemical treatment will be performed. Invasive species 
will be manually removed. 

 
b. After 2 years of monitoring, cover of wetland species should be >60% and increase by 2-

5% yearly until the goal of 80% within the restoration area is reached by the end of the 
monitoring period (i.e., 5 years). In addition, the area covered by other non-invasive 
species will be reduced to <10%. 

 
The following list of wetland species will be established, based on actual plant observations 
in the Biological Scoping Survey, Wetland Delineations, & Botanical Surveys dated August 
11, 2024: 

• Horsetail (Equisetum telemateia and Equisetum arvense, which was observed at 
Sampling Point SP05 close in proximity to the new wetland) 

• Yarrow (Achillea millefolium, which was observed at SP05) 

• Toad rush (Juncus bufonius, which was observed at SP05) 

• Rushes (Juncus spp, which was observed by the Regional Water Control Board 
near SP02) 

• Slough sedge (Carex obnupta) 

• Pacific reedgrass (Calamagrostis nutkaensis)  
 
The planting will be a mix of seeds of the aforementioned native plants. 
 

c. After 5 years of monitoring, cover of wetland species should be >80% and cover of non-
invasive species should be reduced to <10%. A wetland delineation will be conducted at 
the end of the 5 years to determine that 0.122 acres of wetlands have been created. A 
qualified restoration ecologist will assist the wetland construction and monitoring efforts 
through plant identification, their wetland mitigation expertise, and assessing the resulting 
new wetland delineation after 5 years. 
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d. Data will be collected from regular monitoring to identify trends or issues that may require 
intervention. The property owner is prepared to adjust restoration techniques, plant species 
selection, or management practices based on observed data and external factors like 
climatic changes. The property owner has also started to implement physical barriers 
(hedge) to protect sensitive areas from human disturbances. 

 
e. The North Coast Regional Water Quality Control Board and the County of Mendocino 

Department of Planning and Building Services will be kept informed of project progress 
through updates and consultation meetings. The property owner ensures all construction 
and restoration activities comply with relevant permits and regulations. Monitoring reports 
will be sent in annually to NorthCoast@waterboards.ca.gov and the Department of 
Planning & Building Services. At the end of five years, a comprehensive review of the 
project’s success against these criteria will be conducted and reported to the project 
stakeholders (i.e., Regional Water Control Board). 

 
f. The property owner shall maintain detailed records of all restoration mitigation, planting, 

monitoring, and management activities, and shall submit regular reports to the appropriate 
agencies, detailing progress, compliance with permits, and any challenges faced. 

 
g. Transects or plots should be used to measure cover during the monitoring and reporting 

period. 
 

19. **In accordance with the Biological Scoping Survey, Wetland Delineations, & Botanical Surveys report, 
the following mitigation measures shall be in addition to the requirements of the RMMP to further protect 
and restore wetland ESHA: 

 
a. All construction materials and vehicles shall be positioned in upland areas and shall 

maintain a distance of over one hundred (100) feet from all ESHA. 
 

b. Best Management Practices (BMPs) shall be applied to reduce erosion from construction. 
Ground disturbance shall be limited and disturbed areas shall be stabilized promptly using 
native seeds or biodegradable materials. 

 
c. Invasive species shall not be planted. Only non-invasive, native vegetation shall be 

planted. Some invasive plants commonly found on the Mendocino coast that should be 
avoided include: lceplant (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), montbretia (Crocosmia sp.), 
redhot poker (Kniphofia uvaria), periwinkle (Vinca major), bulbil bugle lily (Watsonia 
meriana), and callalily (Zantedeschia aethiopica). 

 
d. The property owner shall continue to remove non-native Pinus radiata and replace it with 

Pinus muricata. The creation of open space will also allow natural recruitment of native 
species. Active removal of targeted invasive species shall continue, with particular 
emphasis on CAL-IPC (California Invasive Plant Council) listed species including: Bromus 
spp., Cirsium vulgare, Cirsium arvenses, and Digitalis purpurea. 

 
 

 
20. This entitlement does not become effective or operative and no work shall be commenced under this 

entitlement until the California Department of Fish and Wildlife filing fees required or authorized by 
Section 711.4 of the Fish and Game Code are submitted to the Mendocino County Department of 
Planning and Building Services. Said fee of $3,018.75 or current fee shall be made payable to the 
Mendocino County Clerk and submitted to the Department of Planning and Building Services within five 
(5) days of the end of any appeal period. Any waiver of the fee shall be on a form issued by the 
Department of Fish and Wildlife upon their finding that the Project has “no effect” on the environment. 
If the Project is appealed, the payment will be held by the Department of Planning and Building Services 

mailto:NorthCoast@waterboards.ca.gov
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until the appeal is decided. Depending on the outcome of the appeal, the payment will either be filed 
with the County Clerk (if the Project is approved) or returned to the payer (if the Project is denied). 
Failure to pay this fee by the specified deadline shall result in the entitlement becoming null and void. 
The applicant has the sole responsibility to ensure timely compliance with this condition. 

 
21. **To prevent the accidental discharge or invasive plant seeds or other materials, any heavy equipment 

vehicles entering or leaving the site shall be cleaned offsite. 
 

22. **Future development or maintenance of the eastern watercourse and its culvert is subject to 
notification to California Department of Fish and Wildlife under Fish and Game code section 1600 in 
addition to permitting by the Regional Water Quality Control Board. 

 
23. **Construction should occur outside of bat pupping season (from June to August). If these activities 

cannot be done in the non-pupping season, a qualified biologist shall perform preconstruction surveys 
within 14 days of the onset of ground disturbing impacts or clearing of vegetation. If active roost sites 
are observed, no ground disturbance activities shall occur within a minimum 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 
roost. A biologist should monitor the nest site weekly during the breeding season to ensure the buffer 
is sufficient to protect the nest site from potential disturbances. As with birds, bat roost and hibernation 
sites can change from year to year, so pre-construction or demolition surveys are usually necessary to 
determine the presence or absence of bat roost sites in a given area. Pre-construction bat surveys do 
not need to be performed if ground disturbing work or vegetation removal is conducted between 
September 1 and October 31, after young have matured and prior to the bat hibernation period. 
However, if it is necessary to disturb potential bat roost sites between November 1 and August 31, pre-
construction surveys should be conducted. Pre-construction bat surveys involve surveying trees, rock 
outcrops, and buildings subject to removal or demolition for evidence of bat use (guano accumulation, 
or acoustic or visual detections). If evidence of bat use is found, then biologists shall conduct acoustic 
surveys under appropriate conditions using an acoustic detector, to determine whether a site is 
occupied. If bats are found, a minimum 50-foot buffer should be implemented around the roost tree. 
Removal of roost trees should occur in September and October, or after the bats have left the roost. 

 
24. **All fencing including that proposed along the coastal access trail shall be of a wildlife-friendly design. 

 
25. **Any culinary plants and fruit trees, etc. shall be planted in designated areas where they cannot escape 

into the native natural communities onsite or result in competition to native species proposed to 
vegetate the landscaped berm. Culinary herbs should be established separately from the native 
vegetation that is proposed to vegetate the berm. 

 
26. **The berm’s planting palette shall consist of locally native species. Yellow bush lupine is not a locally 

native species and may be a problematic species. The California Native Plant Society Dorothy King 
Young chapter recommends not planting yellow bush lupine. More information can be found at this link: 
https://www.dkycnps.org/. 

 
27. **Invasive species shall be targeted for removal property-wide for a period of no less than ten (10) 

years. If non-native trees including Monterey pines are removed, they shall be replaced with locally 
appropriate, native species. Non-native trees and shrubs that have been planted along the driveway 
should be removed. 

 
28. **To reduce potential for incidental encroachment into ESHA and ESHA buffers, the applicant shall 

install low symbolic fencing at the outside edge of ESAH buffers and where development occurs within 
ESHA and/or ESHA buffers. The fencing shall be installed at the edge of development including along 
the edge of the driveway. 

 
 
 
 

 

https://www.dkycnps.org/
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28. **To reduce potential for incidental encroachment into ESHA and ESHA buffers, the applicant shall 
install low symbolic fencing at the outside edge of ESAH buffers and where development occurs within 
ESHA and/or ESHA buffers. The fencing shall be installed at the edge of development including along 
the edge of the driveway. 

29. **The RMMP Annual Monitoring Report should be amended to include all of the wildlife species 
identified within the Biological Scoping Survey, Wetland Delineations, & Botanical Surveys that have a 
"High Potential" to occur in the study area within the "targeted wildlife species", including the Obscure 
bumble bee, Western bumble bee, Townsend's big-eared bat, White-tailed kite, Lotis blue butterfly, 
Northern red-legged frog, California red-legged frog , and Behren's silverspot butterfly . 

~ I 
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Appeal Fee: $2,674 .00 
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Assessors Parcel 123-290-03
2300 N Hwy 1, Albion, CA 95410
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PERMITS AND APPROVALS INFORMATION
Coastal Development Permits: 1-81-85 (vested); 2024-0004
Septic Operations Permit: ST25022 (permitted, inspected and approved; current operations permit)
Underground Utilities, Power, Irrigation: BF_2019-0593 (permitted, inspected and approved)
Water Well Permit: 10965F - 12225F (operational)
California DoT Highway Encroachment Permit: 0119-6-RS-0443 (approved and current)
California State Fire Safe Regulations Conditional Approval: 114-22 (approved)
2023 Biological Scoping Survey by Dark Gulch Environmental Consulting: 5-4-2023
2023 Geotechnical investigation by Brunsing and Associates: 13264.01

GENERAL NOTES
· All exterior lighting shall be downcast and shielded to prevent light and glare beyond the parcel boundaries.
· The discharge of pollutants to any storm drainage system is prohibited.
· No solid waste, petroleum byproducts, soil particulate, construction waste materials, or wastewater generated on construction sites or by construction

activities shall be placed, conveyed or discharged into the street, gutter or storm drain system.
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PROPERTY INFORMATION
Assessors Parcel 123-290-03
2300 N Hwy 1, Albion, CA 95410
12.52 Acres

PERMITS AND APPROVALS INFORMATION
Coastal Development Permits: 1-81-85 (vested); 2024-0004
Septic Operations Permit: ST25022 (permitted, inspected and approved; current operations permit)
Underground Utilities, Power, Irrigation: BF_2019-0593 (permitted, inspected and approved)
Water Well Permit: 10965F - 12225F (operational)
California DoT Highway Encroachment Permit: 0119-6-RS-0443 (approved and current)
California State Fire Safe Regulations Conditional Approval: 114-22 (approved)
2023 Biological Scoping Survey by Dark Gulch Environmental Consulting: 5-4-2023
2023 Geotechnical investigation by Brunsing and Associates: 13264.01

GENERAL NOTES
· All exterior lighting shall be downcast and shielded to prevent light and glare beyond the parcel boundaries.
· The discharge of pollutants to any storm drainage system is prohibited.
· No solid waste, petroleum byproducts, soil particulate, construction waste materials, or wastewater generated on construction sites or by construction

activities shall be placed, conveyed or discharged into the street, gutter or storm drain system.
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SCALE:05 SECTION 02
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NOTES:
1. Main House FFL = ± 0'0'' is equal to elevation 161'
2. While the maximum area of 2,000 sqf conditioned space will be adhered to,

the exact dimensions of the dwelling may be subject to minor changes
during the executive design and building application process.

3. The discharge of pollutants to any storm drainage system is prohibited. No
solid waste, petroleum byproducts, soil particulate, construction waste
materials, or wastewater generated on construction sites or by construction
activities shall be placed, conveyed or discharged into the street, gutter or
storm drain system.

4. Berms are vegetated with natural grasses.
5. Any nighttime lighting is of low intensity and directed towards the structure.

All exterior lighting shall be downcast and shielded to prevent light and
glare beyond the parcel boundaries.

6. Surfaces located on the northern and eastern elevations are not highly
reflective.

7. The foundation plan shall indicate the lowering of the foundation four feet
below the existing grade at the development site.
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EXECUTIVE ARCHITECT

DESIGN ARCHITECT

REIMANN-SCHILKE
RESIDENCE

2300 N HIGHWAY 1, ALBION, CA 95410

MARTIN REIMANN
OLIVER SCHILKE

GARAGE & STUDIO
STORAGE SHED

PLANS
SECTIONS

NEW PERMIT APPLICATION

ALBH-NEW-PERMIT.dwg

D

C

-

14/03/2024

06/01/2024

14/10/2022

DC

DC

DC

DT

DT

DT

A03
14/03/2024
D

1/8" = 1'

0303

SCALE:03 GARAGE & STUDIO - SECTION 01
1/8"=1'

SCALE:02 GARAGE PLAN + 0'-0''
1/8"=1'

N

SCALE:04 GARAGE & STUDIO - SECTION 02
1/8"=1'

NOTES:

1. Garage & studio FFL = ± 0'0'' is equal to elevation 164'-6''
2. Storage shed  FFL = ± 0'0'' is equal to elevation 205'
3. The discharge of pollutants to any storm drainage system is prohibited. No

solid waste, petroleum byproducts, soil particulate, construction waste
materials, or wastewater generated on construction sites or by construction
activities shall be placed, conveyed or discharged into the street, gutter or
storm drain system.

4. Berms are vegetated with natural grasses.
5. Any nighttime lighting is of low intensity and directed towards the structure.

All exterior lighting shall be downcast and shielded to prevent light and glare
beyond the parcel boundaries.

6. Surfaces located on the northern and eastern elevations are not highly
reflective.

7. The foundation plan shall indicate the lowering of the foundation four feet
below the existing grade at the development site.

SCALE:05 STORAGE SHED + 0'-0''
1/8"=1'

N

N

SCALE:06 STORAGE SHED SECTION 03
1/8"=1'
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Assessors Parcels

123-370-03
FUNKE BRUNHILDE K TTEE
103.5 A±

123-280-16
SCHNEIDER NEIL /
10.5 A±

123-290-03
REIMANN MARTIN /
12.52 A±

123-290-07
GOLDEN COAST CAPITAL LLC
11 A±

123-280-15
SURLES TERRENCE TTEE /
12.55 A±

123-290-04
HALL KEITH D
4.5 A±

123-320-15
PERCH WEST LLC
12.71 A±

123-300-05
GARRISON MICHAEL F TTEE
13 A±

123-290-06
HAWLEY TTEE ERIC
5.66 A±

123-300-03
JONES ROBERT LEE TTEE 1/2
5 A±

123-300-04
GLICKFELD BRUCE AND MADELYN
6 A±

123-320-02
FUNKE BRUNHILDE K TTEE
5 A±

123-280-07
LILLIS JOHN H AND CAROL TTEE
3.05 A±

123-280-12
SCHOEN MARC LYNN AND DEANNA
2.53 A±

123-320-05
ELAC MIGUEL /
6.43 A±

123-280-08
CADD LARRY R AND CANDANCE B
1.95 A±

123-280-04
ROBERTS RICHARD J AND KATHLE
1.95 A±

123-280-17
HENRY TTEE  MAUREEN
1.23 A±

123-280-06
HARDIN MATTHEW W
0.98 A±

123-340-20
FALK  DONALD M
0 A±

123-280-18
WESELA JR TTEE  KENNETH R
1.23 A±

123-280-03
CADD ALVIN R AND ALICE J TTE
1.1 A±

123-340-23
KENYON KIRK P
0 A±

123-280-05
BENSON TTEE  SALLY MERRICK
0.98 A±

123-340-21
HOLLOWED JAMES J AND SHIRLEY
0 A±

123-290-05
BURROWS TTEE PATRICIA ELLEN
1 A±

123-300-02
STATE OF CALIFORNIA
0 A±

123-320-14
STATE OF CALIFORNIA
1.07 A±

123-280-14
NONELLA SILVIO L AND MARTHA
0 A±

123-340-36
LAWRENCE DAWN R SUCCTTEE 3
0 A±
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High Fire Hazard

Moderate Fire Hazard

County Fire Districts

Assessors Parcels
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1% Annual Chance Flood Hazard

Tsunami Inundation Zones

Assessors Parcels

 Zone V

AREA OF MINIMAL FLOOD HAZARD Zone X
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Assessors Parcels

Estuarine and Marine Deepwater

Estuarine and Marine Wetland

Riverine

Freshwater Emergent Wetland

Freshwater Pond

Freshwater Forested/Shrub Wetland
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Critical Water Resources

Assessors Parcels
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March 2024 

Reimann-Schilke Residence, Albion, CA 
LANDSCAPING NOTES 

OVERVIEW 

The following landscaping notes are intended to support and complement the Coastal Development Permit 
(CDP) Amendment Application No. CDP 1-81-085-A2 submitted by the Owners, by providing further 
information on the landscaped areas of the project, such as proposed interventions, proposed planting 
types and species and areas to be retained without intervention. Additionally, the notes include a 
description of the proposed fences. All these notes and proposals are aimed at complying with the 
applicable policies regarding fencing, approved species for planting and general landscaping works in the 
property. 

OBJECTIVES 

The general landscaping approach for this project seeks to minimize the interventions to those required for 
both accessing and maintaining the different areas of the property as well as creating usable areas around 
the main house. These interventions seek to conform with policies related to minimizing impact of new 
construction on the views from Highway 1 towards the Ocean.  

Some of the strategies and interventions considered are: 

• Limiting height of cuts and fills to avoid major civil works in the landscaped terraces around the
main house.

• Using species compatible with the local habitat, as per list of recommended species, including the
use of drought-tolerant species where required.

• Creation of planted berms and setting of the main house in a way that that is partially blocked
from views from Highway 1.

• Repairing and raising of fence along the south property line for increased privacy to the public
trail.

• Repairing and lowering of the fence along the ocean side of the property to reduce obstruction of
views.

The plan attached to this document includes notes on the types of interventions. Areas not marked in the 
plan are intended to retain existing vegetation and landforms. 

ELEmEnTAL SPARANO+MOONEY 
ARCHITECTURE 
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LANDSCAPING NOTES

2 of 6 

PLAN INDICATING LOCATION OF LANDSCAPING NOTES 
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ABOUT FENCING 

1. Between points A and B in plan, there is an existing fence that defines the bluff trail separating it
from the rest of the property. The proposal considers repairing and lowering this fence to
approximately 12-14” to reduce the blocking of views towards the ocean.

2. Between points B and C in plan, the fence separates the property from the trail along the
neighboring plot. The proposal considers repairing and raising this fence to 6ft, to provide privacy
to the main residence.
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ABOUT LANDSCAPING 

Most of the site is left in its natural condition and preserving existing vegetation. Around the main house 
there is a circular area marked as landscaped. The purpose of the landscape area is two-fold. First, to 
create the horizontal terrace required to build the house and accommodate the interface between the 
house terrace and the natural slope of the site. Second, to create usable exterior areas around the house. 
A series of smaller terraces with heights between 2 and 3 feet allow to distribute the height difference 
between the house’s flat terrace and the site’s slope in smaller increments, minimizing the impact and 
volume of cuts, fills and major civil works. 

Towards the south and southeast side, the terrace is cut not exceeding 4ft in height. These cuts allow to 
create a natural berm effect and hide part of the house façade. The top of the cut is planted with native 
vegetation to blend with what is already naturally growing on the site. 
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Towards the north and northwest, the terraces meet the natural terrain with a back fill not exceeding 3ft in 
height. The back fill slope follows the natural slope of the fill material and is stabilized with planting of 
species already growing on the site so that it blends more naturally. 
 

 
 

The interior terraces are made from dry-set stone walls and are limited and vary in height, from half foot to 
3 feet, hence not requiring any structural foundation. The flat terraces are planted with drought-tolerant 
grasses and ground cover. 
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SELECTED SPECIES 

Medium Shrubs – Native plants 
These species will be used on the exterior side of the circular area to help mark the border and plant 
berms and landforms to conceal the residence from the Highway and trail. These species should also 
blend well with existing vegetation. 

Options for base groundcovers 
The terraces inside the circular area will be planted with drought-tolerant grasses native to the Northern 
West Coast. The purpose is to create a homogeneous base texture for different outdoor uses right next to 
the residence. 

Small Flowering Shrubs, Groundcovers – Culinary use 
In addition to the base grasses in the terraces, patches of small flowering and scented plants for culinary 
use or medicinal purposes will be planted so that they are easily reachable from the main house. 

Thymus sp. 
Thyme 

Satureja douglasii 
Yerba Buena 

Salvia sp. 
Sage 

Lupinus arboreus 
Yellow Bush Lupine 

Romneya coulteri 
Matilija Poppy 

Baccharis pilularis v. 
consanguinea 
Coyote Brush 

Agrostis pallens 
California Bentgrass 

Calamagrostis nutkaensis 
Pacific Reedgrass 
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DESIGN NOTE 
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May, 2023 

The following design note is intended to support and complement the Coastal Development Permit (CDP) 
Amendment Application No. CDP 1-81-085-A2 submitted by the Owners, by providing further information 
on how the project conforms to the visual resource protection policies of the Mendocino County LCP. 
Specifically, there has been a question on whether the proposed exterior materials described as "wood 
board formwork concrete cast-in-place" would be consistent with the aforementioned policies. 

RESIDENCE MATERIAL CONCEPT 

Project References 

In addition to selecting a setting for the residence that will protect the views towards the ocean and 
minimize the alteration of natural land forms, the material palette seemed a relevant aspect to allow the 
project to be visually compatible with the character of surrounding areas. As part of the early design 
studies, the Owners and the Architects set out to investigate the Mendocino County area for natural and 
architectural references that could inform the character of a contemporary design and relate it to the 
natural and vernacular architecture context of the site and surrounding areas. 

Vernacular buildings in Mendocino 

Consistent with the historical relevance of the Mendocino County in the wood industry, wood construction 
is typical of vernacular architecture, found both in residential and farm buildings. Weathered wood has the 
ability to tone down the natural color of wood and blend it with the environment, while also giving buildings 
a solid appearance. Natural weathering though, is difficult to control and is sometimes associated with 
derelict buildings . Complying with the purpose of the Mendocino County LCP regarding the protection of 
ocean scenic areas requires -in addition to all specific provisions in the code, a material that can blend and 
weather nicely, remaining structurally sound for a longer period. 
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Reimann-Schilke Residence 

MATERIAL CONCEPT 

The proposed material for opaque walls is cast-in-place concrete. This material performs simultaneously 
as structural elements as well as surface finish . To achieve a wood siding finish effect, all exposed 
concrete surfaces will be board formed from rough sawn boards. The use of rough sawn lumber will 
ensure that the finished concrete surfaces will be highly textured as a result of accentuated wood grain 
patterning, knots and saw marks left in the concrete surface from the board formwork. It will not easily 
"read" as concrete but more like wood especially like the naturally weathered (grey) wood common in the 
Mendocino area. 

The image below shows the result of this type of formwork construction in a previous project designed by 
ELEMENTAL. In addition to the texture provided by saw cut and wood grain, the concrete achieves 
different tonalities giving it a more natural look compared to synthetic or painted siding boards. 

Rough-saw board form work concrete in a project by ELEMENTAL. 

In addition to the texture of the concrete, surfaces formed in this way will promote the growth of lichen on 
many of them because the imperfection of the texture will hold very small amounts of moisture. This 
phenomenon will further promote the contextualization of the material in the Mendocino microclimate as 
lichen is prevalent on wood left to age outside in many locations in the area as well as rock used in 
construction and naturally occurring. 

Mendocino and California coast lichen and groundcovers. 
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Project site bluff at sunset 

Reimann-Schilke Residence 

MA TE RIAL CONCEPT 

External material palette (bottom-right, clockwise): Wood-board textured concrete, 
natural wood for window frames, downlighting (wall mounted and floor mounted for 
paths), vegetated berms. 

The concrete design also looks into the coastal bluff and Mendocino coast rock formations as a reference 
of the material qualities and color that will help the project blend into its natural setting. 

Finally, through the right selection of materials and construction methods, the proper landscaping including 
the construction of the required berms and, the right setting of the residence in the south area of the site 
close to a densely wooded area , the project ensures that the requirements and aims of the Mendocino 
LCP are satisfied. 
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GAVIN NEWSOM, GOVERNOR 

CONDITIONS OF ,APPROVAL 

3-290,0-

lihe CAL FIRE 'Mendocino lllnit has reviewed this Building IJ2ermit application. Based upon the,Unit's 
o'review, the following conditions shall be incorporat.ed prlop to,approval Qf permit issuance as· required 
1by litle 1'4 of the California Code of, Regulations, IDivislonlll .5, Chapte~ "• Sub-chapter 2, /.1.rtlcle 1, 

, §12_70.03' • 

NDARD §1213.0l-§l!2:Z3.06, §12?3.09 •· • . • • • . 
:1\\ ·"' i, , . , :\: r , 

ds shJII 'be construof tliaific· lanes, not i,ncluding shoutder and' striping. , 
C , H ' .. 

i .shall .6e des\gnedf uppor:t ;zs,@00lb ar1d pro,vide an aggregate case. 
applfcf nt stiall provi ific~fionf to ~~f:,port design if request,ecf, -

• I' ' 

des for; all roads, str:eets, ·private laffes, and driveways shall not exceed 16%. 
' ~ . 

adway shall have an inside r;adius curva'turie o,fi less than so: and additional width of 4'shall be 
fto cuwes oft so~ 100' .· ' ·i. • 

rnar:ounds alie requiJied on driveways <!nd deacf-end roads."lihe minimum turning radius 1shall be 4 

eet n'ot ir:icluding pariking. If a hammerhead "J" is used the top of the "J" shall be a minimu~ of 60' 
' ' • '. f' ,. 

ength. ' .' · •. . • .• • • . . . , , , 

linout • inimum of lE2' wide by 30' long and 25' tapers on· each end. 

II P,rovide a minirn,um 112' tr;atficlane, not-including shoulders. All dne-wa¥ rb ,. ' ' 
-lane· r;oa'd1 at bo;h ends. In no case shall it exceed 2640' in length,·and a turn 

id-point. 



ST A TE OF CALIFORNIA- THE NATURAL RESOURCES AGENCY 
DEPARTMENT OF FORESTRY AND FIRE PROTECTION 
MENDOCINO UNIT ' 
17501 N, HWY 101 
WILLITS, CA 95451 

Maximum lengths for dead end roads: 

• Parnels zoned less th art 1 acre- 800' 

• 

1

Parcels zoned 1-4.99 acres-1320' 

• Parcels zoned 5-19.99 acres-2640' 

Palicels zoned 20 aGres or larger- 5280'. 

GAVIN NEWSOM, GOVERNOR 

• Where parcels are zoned 5 acres or larger turnarounds shall be provided at maximum 1320' Intervals. 

• Each dead-en'd road shall have turn around constructed at its a terminus . 

• igj DRIVEWAY S'FANDARD §1273.0l(c), §1213.02(b); §1273.03, §1273.05, §12'73.06, §:1!27,,3,09 
., 

• Minimum 10' wide with :1!4' unobstructed horizontal clearance and 11.5' unobstructed vertical 

cleariahce\ '\ , ,. 
"Driveway sh~II have ·an all-weather surface, with n"'o more than 16% grade, and minimum 50' radius 

inside curvature on all turns. 

Dril.veways exceeding 150' but:less t~an 800' requlrie a turnout near the '.midpoint, driveways exceeding 

800' shall provide turnouts no ~or:e than 400' apar:t, Turnout shall be a minimum of 12'' wlde, 30' long 
with 25' tapers on each end. ,, 

~ turmaround shall be provided to all bulldln~ sites on,dr,iveways more. than 300' in11ength and shall be 

within 50' of. the building, a 40' ~adius turnaround or 60' hammerihead ";r" shall be utilized. 

Gates shall be a minimum !14' wide, all gates providing access shall be lo~ated at least 30' from the 

• roadw~v,. Security gates. shall have an 'a~pr.ov,e~ mea'ns ofi,emergency'operation. 

ID ROADWAY: STRUCTURE/BRIDGE.5'JiANDARD §l!2:Z3.07 
~ ' ·, ' 

\ , ' al • l ' ' :.;_ ~( 

All roadway strnctures shaii be ·constr,ueted _to Ciiar,1¥,at leasHhe maxim.um load and,minimum vertical 

. clearance as required by Vehicle Code Sections 35250, 35550, and 351So'. , 

llhe bridge shall be constructed ahd maintained in accordance with the American Association of State 
: •. •,; ~ :.;. r,;. ' • ' 

and Higflway llransportation Officials Standar,d Specifications for lflighway Bridges, 1l 7th Edition. 

Bridges and elevated· surfaces sharl be deslgr;ied'for a live l~ad sufficient to car(¥ the imposed loads of 

fire appar:atus. --
Vehicle· load limits shall oe, posted at both entrances to b~idges. 

• A bridge with only one lane sha'II provide for unobstructed view from one end to the other with 
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D, SIGN STANDARD §1274.01- §1274.02 

GAVIN NEWSOM, GOVERNOR • 

• Size of letters, nu~bers, and symbols for street and road signs shall be a minimum.4" letter height,½" 

stroke, reflectorlzed,. and contrasting with background color of sign. Visible from both djrections of· 

travel for at least 100' .. 
• Height of street and road signs shall be unifor:m county-wide, newly constructed, or approved public 

and private roads must be identified by a name 011 number through a consistent countywlde system. 

\),Signs sh.all be :placed at the lnter,section of thos~ roads, str~ets, or p~lvate lanes. • 

.A sign identlfying tr;affk access or flow,llmltaticms, lnoludlng but not limited to weight or, ·vertical 

• 'cle,ar,an~~ lir~itatlon~i .de~d end rpad, ()~e WBY, rnpd, 'or single Ian~ condit,ions shall be plac~:d at'the 

intersection preceding tne access·lhpltatlon and no more than a.oo' before such access limitation. 
-, .~, ,-\, • 't' ,. • 

TANDARD §1274.03- §1274.04 

• Address must be posted at .beginning of'constructlon and ·maintained thereafter. 
I )1 • t. 

• . fv!inimum 4" letter;.hei~ht, ½" stlioke, reflecto~ized with contra.sting back~round/ vlsible from both 
. dire.ctio,ns of..tr;avel. ., • .-. 1 , . . • ' 
J: · ► ,>' i •\ • 'S • I , ' ,e l 

• Multiple addre.sses on .a singJe d~ivewa')l shall l:>emo,unted ona single post. 
,t/l_t , -1 • O, ,, , • , • 1 

-~ddr,ess shall be pl c~d at eacfi dr,ive~a',l.entrance 
' ' 

GENCY,WATERSTAND~RD §1275.0]:':. §1275 

ateri system~ equaling or exce~ding the National Elrie Pr.otection ~ssociation (NFPA) 1142, 2012 
it.iora, and California fir;e €ode ©€R 2~ part 9, shall be accepted as meeting the requirements ot'thls 

'. • , , I 
.( -,. \~ 

i • ' f 

) ' ' . ·1 ' • 
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ocrnted1at a turnout or turnaround a ong e driveway to that building or along a road that intersects 
~ith'drivew • 

lh"e h¥drant al! be 2 ½" National lfose male tnr:e • ca or, pressure and gravit',l 'flow 

systems; an r draft svste he stiall h tlon. 

~• mar;Rer mlnl fire-retal'.da·nt postwithi 

• 1 e marR ' 



RNIA• THE NA I!. RESOURCES AqE 
ORE~TRY AND, FiRE PROTEC'flON 

. E ~ND FtJEtS MODIFICATION STANDARD §l:216~0! - § 
, ' 

,it_ , .,: • t ', , . ;1 'f , • , l,.'l 

. All parcels ~!Jail, provfde, a niihl~ um i30' .se.tbackJbr: al buildings f,r,om property, I Irie: and}
1

p,: th,e ~e?'" 
of the mad, ,, , . . J.l• , 

F.u~l~modification an~. dlsposai of flammable ~egetatlon an,d fuels·causediby, site development and ' 
constr,uctior;i , shall be,completed·p'111ort~ road construction o,r {ina,I inspection of buildi~g perm'it. 

'.Maintain defensible space 1001 from e~ch :Side and front- and. riea r: of.the strudu~e(sf; but not be¥O 
' -i.. • • - _. \>"' - ~-, • ·:r 1' -~ - " 

. tf,~1ptopelityd,ine\ rl'l ·, ' slty o( fuels maaageme~'t 1ma>{ Va rty, Within ti\; ¼00' pe11imeter, 
•· r;e, t lile ,-.,ost I ·w ithin 30' of the slr.uoture. . • ~ " , 

• . ',t\ ' .• ' f • '\ . ' ' . ' . , ' 

., ' nds wltpfn .l Of eet <lf a. thlmn,e-,i ori stove,pli? 
al . ~J~oept:t9 ori @VerinangJng a.st~}'ot~r~. , • 
I . ·;s, ~•; eclles or oth~r:veg~t-; tive materials 

' 
•· See atta0hed letter, ' 



Mendocino County ,Environmental Health 
860 North Efitsh 'Street, Wktah, CA 95~82 

120 West Fir Street, Fort Bragg, CA ·95437 
www.mendoclnocounty.goy/eh 
enviroh@mendocinocounfY.,gPY 
(707) 234,-6625 / (707) 961-2~14 

Operation ,Permit , 
Non-StandardSewage System Perimit 

publtc 
health 

Date Printed, .oc.tobeli F, 2023 " Permit Number: Sif'25022 

l 

,PERMlift ISSUEID ifOi 
M~RtlN REIMANN/01!.IVERSCHll!.KE 
(;_353 W SWEEiliWAT.ER DR . 
TUCSON, AZ 857,45 

"., ... 

m Site Address and Assessor's Parcel 

on October 29, ocino'Oouhty, Code Secli 
,r· 

.Construction permit finaled on October 29, 202~ 

sign ·Flow (gal/d) 
sorption Media 

HDe • • \ 

ecifications 
Permit 1fype 

•: .Waste Strength 
. Septic f ank Volume (gal) 

Tani< Material 

1
• Calculated Surface.~rea (sq.ft) 

fume (gal) 

121 
Conc~ete 



I0/1J 
10/ZJ 
10/1.J 
1012;-

WF:ST t.lELL. 

W~TER ..s1Di1tf£ CA-/'Ac l'"'N ,· 2 kJ,OOOGAtLo,4,'t: <,ooo ,~1.1..01/J 

MENDOCINO OUNTY Environmental Health 

Water Quantity Report 

Owner amc ,'t;df?n /ti ;?t-,"1A.NN Test Date f 0 / l.J / l.ol.] - /O/ t.~/ lo 'Z..J 
itcAddre s 2.3oo ,Ma-,y, AL.1'1oN rA Recorded by Oi-l llf:e ..!'~H I Li(~ 

AP 12l-110-o.3
1 1 

BoreDia. 'I" 
ubdi ision # /,I/A Casing Dia. s• 

\ ell Location (allnch a ca led Map)Sa., cot,\lt"~Vol/Ft. I ,02 GA Lt Q/,1.J 
Total Depth or Well 2..0C ' Depth to Stat ic Water 

Time Elapsed Total Depth lo Draw Meter Total GPM GPM 
Time Time 1-120 down Reading Gallons per FT 

':1. • al Ar- 0:00 ~ .. oo l) () 
'f:Z.2 ,,_ ' "' : 2.0 I 11·2.o I, f>r"I I, 6rt /. "' 
1: ~cPR- 2 IJ · 1, 1,.~, 0 I, 6rl 
~:O'I "° '2-1 :31 ,l),0~ lMfl 17i'1 f. $, I , 

Show calculations for volume of the developed wel l in Gallons per Foot: 

I tErl.T,F"f ,~'rT i+tf ~eu ,~, IN ;..y oPt/ltON, ff"'"AT1ve oF 
WAre~ re~SI B 11..,rY ON iitE) 1VtS1 ON. 

I ceni fy the test was carr ied out by the procedures specified by the Mendocino County Division of Environmental Health. 
I declare under penally of perjury tha t the foregoing is true and correcl. 

Signed: ~ 
P \Repon Forrna1\WatcrQua111 11y-f-orm#26-05 Rcv- 11-2006.doc Revised November 2006 
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Planning and Building Services Permit # __ ~ ~--L----0~ ,-----

BUILDING PERMIT APPLICATION 

I. Al RESIDENTIAL LI COMMERCIAL □ AGRICULTURAL 0 INDUSTRIAL 
...J ~? _)M New □ Addition □ Remodel/Replace □ Demolition ...J ll. . 
<ci. 
:.::< 3. D Single Family D Mobile Home D Grading D Window Change D Reroof w/Sheathing gg Electricol 0 Other: 0:: I-
<< D 2-4 Unit Residential D Monufoctured D Fire Repair D Swi mming Pool D Photovoltaic D Closs K 
:i:~ D 5+ Unit Re sidential OModulor D Garage/Storage 0 Siding D Mechanicol D Ag Exempt 

D Second Residence D Foundation Only D Deck/Potio Cover D Reroof D Plumbing D Occupancy Change 

Project Address: 2 3 DD IV, Ii w r 1-

Driving Directions f "\ 5 \- fv t'J vi e ) l Ot. La~e... 

Residential 
□ Livin sf 
□ Gar e sf 
□ Deck sf 
□ Porch sf 
□ Car art sf 
□ Remodel sf 
□ Other: sf 
Commercial/Industrial 
□ Office sf 
□ Medical sf 
□ Retail sf 
□ Restaurant sf 
□ Warehouse sf 
□ Other: sf 
Agricultural 
□ Other: sf 
Size of Structure: sf 

Total# of Bedrooms: ___ Existing ___ Proposed 

If Mobile Home, Year: ___ Make: _______ _ 
Model: ________ Serial #: ______ _ 

Grading 

Cut (cy) --~<c"'"y~) Slope _____ _ 
Area of disturbance ___________ --'-'s= 

Utilities /f Well D Septic D Public: _______ _ 

Will you or your contractor perform any of the following? 
□ Construct/upgrade a fence? 
□ Construct/upgrade driveway? 
□ Construct new road or upgrade an existing approach? 
□ Install/replace culvert in roadside ditch? 
□ Install utilities/services in County Right-of-Way? 
□ . Trim/remove any trees within County Right-of-Way? 
~ Will not be performing any of the above actions. 
Are there an other buildin s on the site? If so lease describe: 

,:e;; 

Are there any other adjoining properties owned? If so, list APN 's: 

Applicant Information: Please check the appropriate box for the primary contact 

,,®. PROPERTY OWNER □ AGENT □ CONTRACTOR 

~ OWNER/BUILDER? *P_roof of qwnership will be require9 

Property Owner Name: f-'\q,.- ·-hi,, P-e1;i,,..t:=.i-i.., Phone: (r-20) ~?c., - -z.n, Email :T½i::;rh ... (?f'\,\ar~..,vr-';.-\'\&;>o ... co....., 

Address : 6~Y-} w _[IIVRf±wa,-+-e-r lh-, T'1,cs-~ "'-, Av'i--+i>...,_A rr~(j::S-

'-'A__,q=e~n~t~N=a=m~e=: ________________ Phone: __________ Email : __________ _ 

Address: _________________________________________ _ 

~C~o~n=tr~a~c~to~r'--N~a~m~e~: ______________ Phone: __________ Email :'--_________ _ 

Address: ______________________________ License # & Class: ____ _ 

Waste Management-Recycl ing Plan 
D Yes -I understand that a Construction Waste Management Plan is required for all construction permits of 1,000 sf or more and all 

demolition permits. 50% diversion of your waste may be required . 



LICENSED CONTRACTOR DECLARATION: I hereby affirm under penalty of perjury that I am licensed under the provisions 
of Chapter 9 (commencing with Section 7000) of Division 3 of the Business and Professions Code, and my license is in full 
force and effect. 
Date: _________ Contractor Signature: _________________________ _ 

OWNER/BUILDER DECLARATION: I hereby affirm under penalty of perjury that I am exempt from the Contractors ' State 
License Law for the reason(s) indicated below by the checkmark(s) I have placed next to the applicable item(s) (Section 
7031 .5, Business and Professions Code: Any city or county that requires a permit to construct, alter, improve, demolish , or 
repair any structure, prior to its issuance, also requires the applicant for the permit to file a signed statement that he or she is 
licensed pursuant to the provisions of the Contractors ' State License Law (Chapter 9 (commencing with Section 7000) of 
Division 3 of the Business and Professions Code) or that he or she is exempt from licensure and the basis for the alleged 
exemption . Any violation of Section 7031 .5 by any applicant for a permit subjects the applicant to a civil penalty of not more 
~ 9 five hundred dollars ($500).) 
_P( I, as owner of the property, am exclusively contracting with licensed Contractors to construct the project (Section 7044, 
Business and Professions Code: The Contractors ' State License Law does not apply to an owner of property who builds or 
improves thereon , and who contracts for the projects with a licensed Contractor pursuant to the Contractors ' State License 
~aw.). 

I, as owner of the property, or my employees with wages as their sole compensation , will do :_( ail of OR (_) portions of 
the work , and the structure is not intended or offered for sale (Section 7044, Business and Professions Code: The 
Contractors' State License Law does not apply to an owner of property who, through employees' or personal effort, builds or 
improves the property, provided that the improvements are not intended or offered for sale. If, however, the building or 
improvement is sold within one year of completion , the Owner-Builder will have the burden of proving that it was not built or 
improved for the purpose of sale.). 
D I am exempt from licensure under the Contractors ' State License Law for the following reason: ________ _ 

By my signature below I acknowledge that, except for my personal residence in which I must have resided for at least one 
year prior to completion of the improvements covered by this permit, I cannot legally sell a structure that I have built as an 
owner-builder if it has not been constructed in its entirety by licensed contractors . I understand that a copy of the applicable 
law, Section 7044 of the Business and Professions Code, is available upon request when this application is submitted or at 
the followin~ Web S)te: http://www.leginfo.ca.gov/calaw.html. 1-4 hv 

.Y Date: ::J- I I\) / 2 0 I~ Owner Signature: _ __,, .... a ........ ✓ .... (fl-"'--------------------

WORKER S' COMPENSATION DECLARATION: Please read carefully and check the applicable statement below: 
WARNING: FAILURE TO SECURE WORKERS ' COMPENSATION COVERAGE IS UNLAWFUL, AND SHALL SUBJECT 
AN EMPLOYER TO CRIMINAL PENALTIES AND CIVIL FINES UP TO ONE HUNDRED THOUSAND DOLLARS 
($100,000), IN ADDITION TO THE COST OF COMPENSATION, DAMAGES AS PROVIDED FOR IN SECTION 3706 OF 
THE LABOR CODE, INTEREST, AND ATTORNEY'S FEES. 
I hereby affirm under penalty of perjury one of the following declarations: 
D I have and will maintain workers ' compensation insurance, as required by Section 3700 of the Labor Code, for the 
performance of the work for which this permit is issued. My workers ' compensation insurance carrier and policy number are: 
Carrier _______________ Policy No ____________ Expiration Date _______ _ 
Name of Agent _____________________ Phone Number ____________ _ 
□ I certify that, in the performance of the work for which this permit is issued, I shall not employ any person in any manner 
so as to become subject to the workers' compensation laws of California, and agree that, if I should become subject to the 
workers ' compensation provisions of Section 3700 of the Labor Code, I shall forthwith comply with those provisions. 
D I have and will maintain a certificate of consent to self-insure for workers ' compensation , issued by the Director of 
Industrial Relations as provided for by Section 3700 of the Labor Code, for the performance of the work for which this permit 
is issued. Policy Number _____________ _ 

CONSTRUCTION LENDING AGENCY: 
I hereby affirm under penalty of perjury that there is a construction lending agency for the performance of the work for which 
this permit is issued (Section 3097, Civil Code). D N/A 

Lender's Name---------------------------------------
Lender's Address _______________________________ -,,,,c.------

By my signature below, I certify to the following : I am (_) a California licensed contractor or ( he property owner* or U 
authorized to act on the property owner's behalf**. I have read this construction permit application and the information I have 
provided is correct. I agree to comply with all applicable city and county ordinances and state laws relating to building 
construction . I authorize representatives of this city or county to enter the above-identified property for inspection purposes. 

TIME LIM/TA TIONS OF APPL/CAT/ON: An application for a permit for any proposed work shall be deemed to have been 
abandoned 1 year after the date of filing, unless a permit has been issued. The destruction of documents may occur 180 
days after application expiration date. J () 

__)< Date: :+fto / lo ( G SIGNATURE OF APPLICANT:--1-/1---'-,..,._]:'R'_.,.._- _-_--=_ _____________ _ 

* Requ ires Separate Owner Verification **~equires Separate Agent Authorization Form 





COUNTY OF MENDOCINO 

DEPARTMENT OF PLANNING AND BUILDING SERVICES 
860 N BUSH STREET • UKIAH • CALIFORNIA • 95482 
120 W FIR STREET· FORT BRAGG· CALIFORNIA· 95437 

Well Electrical Service Agreement 

Property owners name: M~v-hn Re I MO!V///7 
Address: '2-.300 IV L±w Y I . 
Parcel number: • l 1- J - 2- '1 0 -- 0 3 

PHONE: 707°234-6650 
FAX: 707-463-5709 

FB PHONE: 707-964-5379 
FB FAX: 707-961-2l!27 

pbs@co.mendocino.ca.us 
www.co.mendocino.ea.us/planning 

As owner, owner's contractor and/or agent of the land mentioned above, I 
understand that the authorization of this electrical service meter panel by 
the Mendocino County Building Official is only for the stated use above. I 
also understand that any connection to any other use requiring the 
connection electrical power from this service prior to obtaining permits and 
approvals from the Building Official is justification for the power source of 
this electric service panel to be disconnected from it's power source by 
order of the Building Official. 

Signature: ft 4 ,--, Dated: ·+- / lo } 2.o 17 

Permit# 5C ;;)-Q)Cj~ 05 93 
Witnessed By: /114-f:2/c_ Dated: 7/a/;;t 



 

 

North Coast Regional Water Quality Control Board 
Inspection Memo 

 
To: Gil Falcone, Senior Environmental Scientist, Southern Non-point Source 

and 401 Certification Unit 
 
From: Emma Tracy, Environmental Scientist, Southern Non-point Source and 

401 Certification Unit 
 
Date:  April 26, 2024 

Subject: March 27, 2024, inspection of unpermitted fill at 2300 N Hwy 1, Albion 

File: Martin Reimann, 2300 N Hwy 1, Albion, Mendocino County, CA 95410 
(APN 123-290-03); ECM PIN: CW-894571, WDID No. 1B24050WNME  

Background 

On February 28, 2024, North Coast Regional Water Quality Control Board (Regional 
Water Board) staff Gil Falcone and Emma Tracy received a complaint investigation 
referral and notification from the County of Mendocino (County) for an unpermitted 
gravel driveway on the property at 2300 N Hwy 1, Albion (Property). The referral 
included descriptions of the existing unpermitted road constructed through previously 
mapped and delineated wetlands, a list of the property’s permit history including County 
Building Permits, Coastal Development Permits, and a site plan dated June 6, 2023, for 
a proposed residence project. Within the referral, Liam Crowley of the County, states 
that “the current driveway configuration was not previously approved by the County”. A 
call was scheduled for March 7, 2024, to discuss the site in further detail with the 
County and California Department of Fish and Wildlife (CDFW) staff. During this call, 
Liam shared additional site photographs and several maps and plans that the County 
has on file from previous County permits. Liam also noted that the existing unpermitted 
driveway had an underground electrical cable installed in May 2021, under an approved 
2019 County Building Permit. Regional Water Board staff noted that we had not issued 
any permits for filling of wetlands on the Property.  

The inspection property is located between Highway 1 and the Pacific Ocean about one 
mile north of the Navarro River and is located within the Mendocino Coast Hydrologic 
Unit 113.50. The property is owned by Martin Reimann.  

Water Boards e 

HECTOR BEDOLLA, CHAIR I VALERIE QUINTO, EXECUTIVE OFFICER 

GAVIN N EWSOM 
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SECRETARY FOR 
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5550 Skylane Blvd., Suite A, Santa Rosa, CA 95403 I www.waterboards.ca.gov/northcoast 



2300 Highway 1 - 2 - April 26, 2024 

 
Figure 1: Property Location map from a 2007 report on the Property from County files, 
north of the Navarro River and south of the town of Albion. 

A site visit was scheduled for March 27, 2024, over email between staff from the 
County, CDFW, Regional Water Board, and the property owner’s consultant. On March 
13, 2024, Liam Crowley of the County received permission from the property owner for 
the multiple agencies in attendance to access the property. The focus of the inspection 
is the gravel driveway area, corresponding culverts within the driveway area, other 
areas where fill was placed within potential wetlands on the property, and any other 
wetlands or waters of the state on the property. The month of March, 2024, was slightly 
higher than a normal precipitation year, within 125-150% of normal according to the 
Quantitative Precipitation Estimates of NOAA’s National Weather Service. 
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2300 Highway 1 - 3 - April 26, 2024 

Inspection 

On March 27, 2024, Regional Water Board staff Gil Falcone and I arrived at the site at 
10:30 am. Liam Crowley of the County, Jenn Garrison of CDFW, and Sarah Bradley 
who was the representative for the owner met us on the property driveway. The five of 
us began the inspection by walking from the beginning of the driveway adjacent to 
Highway 1 in the Southeast corner along the southern boundary, past a section where 
fig trees had been planted, and then north to meet the gravel driveway. In the southern 
section of the property, we observed a variety of wetland plants (see Photo 2 below), 
saturated soils, and surface water pooling in tire ruts and areas of lower topography.  

 
Photo 1: Facing west, walking along the southern border of the property with the public 
trail located to the left of the trees. Surface water and wetland vegetation are seen in the 
center of the photo. 
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Photo 2: Facing west, as we continue to walk towards the gravel driveway. Wetland 
vegetation of rushes (Juncus sp.) are growing throughout the southern portion of the 
property. 

The southern portion of the property that we began our inspection with was where 
documents from the County dated 1985 show a driveway originally planned to be 
constructed. It is likely that this area now contains wetlands, waters of the state, and 
would require appropriate permits from the Regional Water Board prior to any impact, 
including placement of fill or planting non-native vegetation.  
 
We approached the gravel driveway on the western section of the property (see Photo 
3) and Sarah Bradley, the property owner’s representative, commented on the location 
of the septic system being west of the end of the gravel driveway. At this location, we 
expressed concern with a septic system potentially being placed without an appropriate 
buffer from the wetlands that could cause excess nutrients to infiltrate and impact the 
wetlands. After this site inspection, in a video call meeting with the property owner on 
April 10, 2024, we were informed that the septic system utilizes aerobic treatment and 
does not leach toward the wetlands.   
 



2300 Highway 1 - 5 - April 26, 2024 

 
Photo 3: Facing west, the end of the gravel driveway is visible. 
 
North of the gravel driveway, within an area that has mowed vegetation and within the 
surrounding taller shrubs and grasses, we observed saturated soils, wetland vegetation 
species (see Photo 4), and pools of surface water. We also observed a picnic table and 
areas with wetland plants that had been recently and repeatedly mowed suppressing 
wetland plant growth. We walked east on the gravel driveway over a culvert measuring 
20 feet long (Photo 5). The culvert appeared undersized. Properly sized and installed 
culverts are at reduced risk of plugging and potential crossing failure, and fine sediment 
discharge. As plans for this culvert were not reviewed by Regional Water Board staff, it 
is unknown what flow the structure currently has capacity for. Upstream of the culvert 
we observed altered site hydrology due to the installation of the gravel driveway. The 
edges of the driveway have begun to erode due to water being concentrated to a 
narrower channel, as opposed to spreading and sinking into a vegetated area as pre-
gravel driveway would have allowed. Incision of the edge of the gravel driveway is seen 
in Photo 6 below. 
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Photo 4: Facing east, wetland vegetation (Juncus sp.) is seen growing through an area 
that has been mowed. The gravel driveway is seen in the background.  
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Photo 5: Outlet of the culvert under the gravel driveway. 
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Photo 6: Facing east. Surface water is traveling on the edge of the gravel driveway and 
incising the vegetation and soil of the adjacent land. 
 
As we approached the eastern part of the driveway, where our inspection began, we 
crossed a second culvert. This second culvert measured 20-feet long with a 1.5-foot 
diameter, made of corrugated high density Polyethylene (HDPE) material, had a rocked 
inlet, and was perpendicular to the water flowing alongside the gravel driveway. It could 
not be determined if this culvert was properly sized or installed as it was not permitted 
by the Regional Water Board.  
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Photo 7: Facing west, corrugated HDPE culvert underneath gravel driveway.   
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Photo 8: West of the corrugated HDPE culvert. 

Next to the gravel driveway, on the eastern side of the property, water flows through the 
culvert and rocked outlet to a vegetated area. Rushes, shrubs, and trees are growing in 
this section of the property. From the observed vegetation and hydrology indicators, this 
area likely contains wetlands, however, a wetland delineation would need to be 
conducted in order to determine the location and extent of wetlands on the property. 
Water that is flowing through the culvert has begun to incise and create a channel for 
surface water flow at a lower elevation than the rest of the vegetated ground. This 
altered hydrology is a result of the unpermitted driveway and culvert installation. 
 
As we walk further east of the gravel driveway, we observe a water pump, trenching and 
water tank placed in an area with saturated soils and ponding of surface water, 
potentially a wetland. Placement of infrastructure within wetlands requires a permit from 
the Regional Water Board. 
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Photo 9: On the east side of the driveway facing west. Saturated soils and wetland 
vegetation are seen in the foreground east of the driveway where the truck is seen 
parked in the background.  
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Photo 10: Water tank on the eastern side of the property. 
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Photo 11: Water pump with saturated soils and some ponding on the right hand side. 
 

Historical Site Analysis 

After the site visit, a historical analysis of the site using aerial Google Earth imagery was 
conducted. Four aerial images are shown below that document various stages of 
development on the property. In the 2021 photo, tire tracks of exposed dirt are visible in 
a similar place to the installed gravel road, within wetland areas. In the 2018 photo 
below, no dirt roads or tire ruts are visible. In the 2009 photo below, no roads pass 
through the northern section of the property, however, a dirt road is visible on the 
property’s southern edge in a similar location to the original placement proposed in 
1985. By 2018, vegetation had grown over this path. In all the photos below a channel 
on the northernmost side of the property is visible and has remained undisturbed.  

Water within the watershed that may have flowed in a dispersed manner through the 
property soils and vegetation has been intercepted in several places with the 
unpermitted gravel driveway. The incision adjacent to the driveway and as a result of 
the two installed culverts directing flow can be seen in the most recent aerial image, but 
not in images prior to the driveway installation. If continued, the altered hydrology from 
installing the driveway and culverts resulting in more channeled surface water flow 
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increases the risk of dewatering wetland areas that existed under the previous 
hydrologic regime.  
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Image 12-15: Aerial images of the site in order from top to bottom: 2023, 2021, 2018, 
2009. 
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Conclusions and Recommendations 

During the inspection, Regional Water Board staff observed unpermitted fill of gravel, 
underground electrical utilities, and culverts within wetlands, waters of the state. Work 
within creeks, riparian areas, and wetlands, such as placing fill or installing 
infrastructure of pumps (trenching), water tanks, or culverts need the appropriate 
permits from the Regional Water Board. The landowner did not go through the 
appropriate permitting pathways for work within Waters of the State and or Waters of 
the U.S. 

The Regional Water Board staff informed the attendees that violations of the California 
Water Code had been observed and recommended that the owner halt additional 
impacts to wetlands as well as stop mowing the areas that had vegetation mowed so 
that an aquatic resource delineation could be performed in the near future. The 
Regional Water Board staff recommends a Notice of Violation to be issued to the 
property owner that contains further assessment of these violations and 
recommendations to get the site back into compliance. 
 
 



 

 
 
North Coast Regional Water Quality Control Board 

 

Notice of Violation 

April 26, 2024 

Certified Mail No. 7018-1130-0000-5963-8143 
 
Martin Reimann  
6353 W Sweetwater Dr 
Tucson, Arizona 85745 
martinreimann@icloud.com 
 
Dear Martin Reimann, 
 
Subject: Notice of Violation and Transmittal of Site Inspection Memo, 2300 N 

Highway 1, Albion; APN 123-290-03 
 
File: Martin Reimann, 2300 N Highway 1, Albion, Mendocino County, CA 9 

5410 (APN 123-290-03); ECM PIN: CW-894571, WDID No. 
1B24050WNME 

 
This letter is to notify you (the Discharger) of observed and documented violations of the 
requirements listed below for unauthorized discharges to waters of the state from 
Sonoma County Assessor's Parcel Number 123-290-03 (Property): 
 
1. California Water Code (Water Code) sections 13260, 13261(a), 13264(a), 13265(a), 

and 13377.  

2. Possible Clean Water Act section 301 (a) (33 U.S.C. 1311), section 401 (33 U.S.C. 
1341), and section 404 (b)(1) (33 U.S.C. 1344), pending federal jurisdictional 
determination 

The North Coast Regional Water Quality Control Board (Regional Water Board) is the 
public agency with primary responsibility for the protection of ground and surface water 
quality for all beneficial uses within the north coast portion of the State of California.  
The Regional Water Board issues permits for discharges or threatened discharges of 
waste to waters of the state and Water Quality Certifications for dredge or fill activities 
within Waters of the United States, including wetlands. 
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On March 27, 2024, Regional Water Board staff participated in a site inspection of the 
Property (see Attachment 1, Site Inspection Memo, inspection of 2300 N Highway 1, 
Albion, APN 123-290-03). The inspection report documents and provides evidence of 
unpermitted activities that impact waters of the state and possibly waters of the United 
States at the site. 

By this letter, we are providing you notice that such activities violate provisions of the 
Water Code due to the unpermitted discharges and/or threatened discharges of material 
or fill into wetlands, waters of the state and possibly waters of the United States (see 
Exhibit A, Regulatory Citations). 

Property Background 

Regional Water Board staff (Gil Falcone and Emma Tracy) received a complaint 
investigation referral from the County of Mendocino (County) regarding unpermitted fill 
that had been placed within wetlands on the property at 2300 N Highway 1, Albion, 
95410 (Site). 

On March 27, 2024, Regional Water Board staff inspected the Site with Jennifer 
Garrison Sr. Environmental Scientist Specialist of CDFW, Liam Crowley Planner from 
the County, and Sarah Bradley the owner’s representative. The purpose of the 
inspection was to determine if wetlands were present and if fill had been placed without 
a permit. The property is located within the Mendocino Coast Hydrologic Unit 113.50. 
The property is owned by Martin Reimann (landowner). 

Relevant Requirements 

During the inspection, Regional Water Board staff observed features and conditions on 
the Property that represent violations of water quality requirements and regulations.  
Exhibit A – Regulatory Citations, provides references to these requirements and 
regulations. 

Observed Violations 

Regional Water Board staff inspected the Site (latitude 39.20798 ° N, longitude 
123.76856 ° W) and confirmed the unpermitted fill and excavation of gravel road 
material, culverts and electrical utilities within areas exhibiting jurisdictional wetland 
characteristics. A recent wetland delineation of the site was not completed prior to 
placement of the fill, however two of the three necessary wetland parameters 
(dominance of hydrophytic plants and hydrology) were observed on the site during the 
inspection. A historical analysis of aerial images indicates the unpermitted gravel 
driveway was constructed at a point in time after June 2021 and before October 2023, 
which aligns with the information provided by the County as the Building Permit for 
trenching to bury underground electrical cable for two wells under the driveway was 
finalized May 11, 2021. A wetland delineation conducted in 2007 indicates wetlands 
present on the site and documents listed Obligate (OBL), Facultative Wetland (FACW), 
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and Facultative (FAC) plants within the U.S. Army Corps of Engineers 2020 National 
Wetland Plant List. Although this delineation is outdated, evidence of previously existing 
wetland hydrology, soils, and vegetation, in addition to observed wetland hydrology and 
vegetation from the site visit, indicates that there is a high likelihood that wetlands were 
present at that time. Previously delineated wetland areas are now filled at the site 
impacting their beneficial uses. 

Dredge and fill activities or discharge of a waste in the wetland area were not authorized 
by the Regional Water Board. These activities might also have required permits from 
U.S. Army Corps of Engineers or the California Department of Fish and Wildlife. Any 
jurisdictional determination and permitting requirements for fill within waters of the 
United States would be made by the US Army Corps of Engineers. These unauthorized 
impacts have caused ecological degradation and loss of functions within the wetland 
area.  

Placement of fill material within a water of the state including wetlands requires 
authorization from the Regional Water Board under section 13260 of the Water Code 
(see Exhibit A). You did not obtain authorization prior to this discharge and are currently 
in violation of these regulations. Attachment 1 clearly documents your activities have 
discharged prohibited materials into areas that are likely waters of the state (wetlands) 
and are in violation of these prohibitions.  

Navarro River Hydrologic Area 113.50 

The wetland is located within the Mendocino Coast Hydrologic Unit, Navarro River 
Hydrologic Area 113.50. The existing Beneficial Uses freshwater wetlands include: 

• Flood Peak Attenuation/ Flood Water Storage 
• Wetland Habitat 
• Water Quality Enhancement 

 
Activities that may directly or indirectly impact beneficial uses of waters of the state 
require you to apply for a Clean Water Act section 401 Water Quality Certification 
and/or Waste Discharge Requirements (WDRs). These activities might also require 
input, consultation, and permits from other federal, state, and local agencies. 

For information on permits for fill and excavation within waters of the state and/or United 
States, please consult our website here: 
(https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certif
ication/). 

Non-compliance and Enforcement 

Please note that correcting the conditions of non‐compliance at the site does not 
preclude enforcement for the violations alleged in this notice. The following sections of 
the Water Code may apply to the activities: 13260, 13261(a), 13264 (a), 13265(a), 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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13377 (See Exhibit A). The Regional Water Board reserves its right to fully enforce the 
law against any violation by taking enforcement actions. Discharges or threatened 
discharges of waste, including fill of wetlands, waters of the state and/or United States 
that create a condition of nuisance or pollution may subject a person to a Cleanup and 
Abatement Order pursuant to Water Code section 13304. An actual discharge to waters 
of the state, including allowing fill to remain within a water of the United States, may 
subject a person to an administrative liability up to $5,000 per day of violation for each 
violation, or $10 for each gallon of waste discharged pursuant to Water Code section 
13350. Unlawful discharges to waters of the United States and/or violations of the Clean 
Water Act may subject a person to up to $10,000 per day of violation for each violation, 
and up to $10 per gallon of waste discharged over 1,000 gallons not cleaned up 
pursuant to Water Code section 13385. The Regional Water Board retains its discretion 
to refer this matter to the Attorney General for enforcement.  We will contact you upon 
further assessment of these violations to discuss any potential associated civil liability or 
other enforcement actions. 

Recommendations 

The March 27, 2024, Site Inspection Memo documents and provides evidence of 
unpermitted impacts to waters of the state and/or United States at the site. To address 
conditions that impact water quality described in the inspection report, get the site back 
into compliance, and avoid enforcement actions we recommend that the landowner 
propose to take action to restore and/or mitigate the wetlands by submitting a permit 
application to conduct the restoration and mitigation, including monitoring to show 
success criteria are met.  

1. Contact the Regional Water Board within 30 days of receipt of this Notice of 
Violation to discuss actions you will take to get the site back into compliance. 

2. Conduct a forensic wetland and waters delineation within 90 days of receipt of 
this Notice of Violation to determine location of all aquatic resources (waters of 
the state) including wetlands and quantify the impacts to resources on the 
property including those that may have been filled without a permit. Submit this 
for review by the Regional Water Board upon completion. 

3. Using results from the forensic wetland and waters delineation and the U.S. Army 
Corp of Engineers Mitigation Calculator (12501-SPD.06), develop a restoration 
mitigation & monitoring plan (RMMP) that includes at a minimum: identified and 
mapped wetland areas to be created or restored, meets or surpasses the 
quantity of creation and/or restoration required to account for temporal and 
functional losses from all unpermitted impacts, develop a planting palate with 
dominant wetland plants appropriate to the site, propose implementation 
methods to relocate infrastructure if necessary and grade and plant wetland 
creation and/or restoration areas, invasive species controls, propose annual 
performance criteria and 5-year success criteria (wetland species diversity 
enhancement, invasive reduction, delineation after completion of monitoring), any 
adaptive management anticipated and long-term wetland protection measures. 
This plan should meet the requirements of all agencies involved. If you do not 
propose sufficient mitigation for the unpermitted impacts to remain, the fill 
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material will need to be removed and resources restored in addition to mitigation 
for temporal losses. 

4. Submit an application for the appropriate permit from the Regional Water Board 
and all other applicable agencies to conduct these restoration and mitigation 
activities.  

5. Implement the restoration, mitigation, and 5-year monitoring plan and 
demonstrate success criteria is being met to get the impacted site back into 
compliance.  

The Regional Water Board reserves its right to fully enforce the law against any 
violation and threatened violation by taking enforcement actions. Discharges or 
threatened discharges of waste, including gravel, earthen material, utilities and other 
infrastructure into waters of the state and possibly waters of the United States that 
create a condition of nuisance or pollution may subject a person to a Cleanup and 
Abatement Order.  

If you have any questions regarding this matter, please contact Gil Falcone at 
Gil.Falcone@waterboards.ca.gov or (707) 576-2830 or Emma Tracy at 
Emma.Tracy@waterboards.ca.gov or (707) 576-2834. 

Sincerely, 
 
 
 
 
Gil Falcone 
Senior Environmental Scientist, Supervisor Southern 401 Certification Unit 
 
Exhibit A:  Regulatory Citations 
  
Attachment 1: Site Inspection Memo, March 27, 2024, inspection of unpermitted 

fill at 2300 N Hwy 1, Albion 
 
cc:  Jenn Garrison, California Department of Fish and Wildlife, 

jennifer.Garrison@wildlife.ca.gov  
 Liam Crowley, County of Mendocino, crowleyl@mendocinocounty.gov  
 Tatiana Garcia, CA Coastal Commission, tatiana.garcia@coastal.ca.gov  

U.S. Environmental Protection Agency, R9cwa401@epa.gov 
Nathan Jacobsen, State Water Resources Control Board, Office of Chief 
Counsel, Nathan.Jacobsen@waterboards.ca.gov 
Jeremiah Puget, North Coast Regional Water Board, 
Jeremiah.Puget@waterboards.ca.gov 
USACE, CESPN-Regulatory-Info@usace.army.mil 
 
 

 

mailto:Gil.Falcone@waterboards.ca.gov
mailto:Emma.Tracy@waterboards.ca.gov
mailto:jennifer.Garrison@wildlife.ca.gov
mailto:crowleyl@mendocinocounty.gov
mailto:tatiana.garcia@coastal.ca.gov
mailto:R9cwa401@epa.gov
mailto:Nathan.Jacobsen@waterboards.ca.gov
mailto:Jeremiah.Puget@waterboards.ca.gov
mailto:CESPN-Regulatory-Info@usace.army.mil
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Exhibit A: Regulatory Citations: 

Regulatory Section Citation 
California Water 
Code Section 13260 

“(a) Each of the following persons shall file with the appropriate regional board 
a report of the discharge, containing the information that may be required by the 
regional board:  
(1) A person discharging waste, or proposing to discharge waste, within any 
region that could affect the quality of the waters of the state, other than into a 
community sewer system. 
(2) A person who is a citizen, domiciliary, or political agency or entity of this 
state discharging waste, or proposing to discharge waste, outside the 
boundaries of the state in a manner that could affect the quality of the waters of 
the state within any region.” 

California Water 
Code Section 
13261(a) 

“A person who fails to furnish a report or pay a fee under Section 13260 when 
so requested by a regional board is guilty of a misdemeanor and may be liable 
civilly in accordance with subdivision (b).” 

California Water 
Code Section 
13264(a) 

“No person shall initiate any new discharge of waste or make any material 
changes in any discharge, or initiate a discharge to, make any material changes 
in a discharge to, or construct, an injection well, prior to the filing of the report 
required by Section 13260 and no person shall take any of these actions after 
filing the report but before whichever of the following occurs first:” 

California Water 
Code Section 
13265(a) 

“Any person discharging waste in violation of Section 13264, after such 
violation has been called to his attention in writing by the regional board, is 
guilty of a misdemeanor and may be liable civilly in accordance with subdivision 
(b). Each day of such discharge shall constitute a separate offense.” 

California Water 
Code section 13377 

“Notwithstanding any other provision of this division, the state board or the 
regional boards shall, as required or authorized by the Federal Water Pollution 
Control Act, as amended, issue waste discharge requirements and dredged or 
fill material permits which apply and ensure compliance with all applicable 
provisions of the act and acts amendatory thereof or supplementary, thereto, 
together with any more stringent effluent standards or limitations necessary to 
implement water quality control plans, or for the protection of beneficial uses, or 
to prevent nuisance.” 

Clean Water Act Section 301 (a) (33 U.S.C. 1311), section 401 (33 U.S.C. 1341), and section 
404 (b)(1) (33 U.S.C. 1344) of the Clean Water Act 
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REVISED RESTORATION  

AND  
MITIGATION MONITORING PLAN 

(RMMP) 
 

for 
 

2300 N Hwy 1 
Albion, California 95410 

 
APN: 123-290-03 Mendocino County 

 
Property Owners:  

Mar>n Chris>an Reimann and Oliver Siegfried Schilke 
PO Box 331 

Albion, California 95410-0331 
 
This Revised Restora>on Mi>ga>on and Monitoring Plan (RMMP) represents an update to the 
RMMP reported in the BIOLOGICAL SCOPING SURVEY, WETLAND DELINEATIONS, & BOTANICAL 
SURVEYS, dated August 11, 2024. This project intends to meet the defini>ons of an “Ecological 
Restora>on and Enhancement Project” set forth in the State Wetland Defini>on and Procedures 
for Discharge of Dredged or Fill Materials to Waters of the State, adopted by the State Water 
Board on April 2, 2019. 
 
The property owners, Mar>n Chris>an Reimann and Oliver Siegfried Schilke, have adopted the 
outlined mi>ga>on measures and are fully commi`ed to carrying out the crea>on of the new 
wetland and the subsequent 5-year monitoring. 
 
All feasible mi+ga+on measures capable of reducing or elimina+ng project related impacts have 
been adopted by the property owners. 
 

                                                                            11/12/2024 
Mar>n Reimann Oliver Schilke 
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7.4.  
 
This restora>on mi>ga>on and monitoring plan (RMMP) is designed to comprehensively 
address how this Ecological Restora>on and Enhancement Project will be carried out and how 
the recommended restora>on mi>ga>on measures (see 7.3.1. the BIOLOGICAL SCOPING 
SURVEY, WETLAND DELINEATIONS, & BOTANICAL SURVEYS dated August 11, 2024) will be 
monitored, ensuring ecological func>onality and compliance with regulatory standards. The 
plan’s flexibility allows for adap>ve management strategies to effec>vely respond to monitoring 
outcomes and evolving site condi>ons. This RMPP is based on the regula>ons set in Mendocino 
County Code Sec. 20.532.065 – Wetland Restora>on Plan Procedures. This RMPP also addresses 
point 3 of the Recommenda>ons made by the North Coast Regional Water Quality Control 
Board in its le`er from April 26, 2024 and is intended to ensure compliance with the California 
Water Code and the Clean Water Act, as referenced in the le`er. In addi>on, it addresses the 
CEQA Guidelines Sec>on 15126.4(a)(1)(B), as referenced by the Mendocino Planning and 
Building Services Department. 
 

• Where will the wetlands be created? As shown in Figure RMMP-1, the newly created 
wetland will be adjacent to a naturally occurring wetland to establish ecological 
con>nuity between exis>ng and new wetlands. As per instruc>ons from the Regional 
Water Control Board, this new wetland will be an extension of the exis>ng wetlands, 
and will be outside of the buffer from the proposed development area. The new 
wetland sits at the same eleva>on as the adjacent wetland for water to ooze from the 
exis>ng to the new wetland. It sits lower than an adjacent grass field and, therefore, is 
ideal for allowing addi>onal water to ooze to the naturally occurring depression in the 
land to create hydric soils during seasonal rainfall. The size of the wetland will be 0.122 
acres as per instruc>ons from the Regional Water Control Board from October 29, 2024. 
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Figure RMMP-1: Bright Green Circle Represents the Approximate Loca>on of the Newly 
Created Wetland in Rela>onship to the Presumed Seasonal Wetland ESHA & Exis>ng and 
Proposed Development  

 
 

What ac+ons will be taken to grade the land and allow water to inundate to create 
hydric soils? The exis>ng contour of the land will be carefully and minimally graded by 
using a small excavator/tractor to scrape the topsoil and thus achieve the same 
eleva>on of the adjacent exis>ng wetland for water to ooze over to the new wetland. 
The scraped topsoil be evenly spread at a higher-level on the property loca>on, outside 
the ESHA buffer. Grading will be conducted on no more than 0.122 acres to facilitate the 
naturally appearing depression in the land that collects rainwater and promotes the 
natural growth of na>ve wetland vegeta>on. Grading will not result in standing water or 
a pond. The area will be accessed from the site of the proposed development (i.e., from 
the south; see Figure RMMP-1), and will thus have no impact on any of the exis>ng 
wetlands. The work will be conducted by a professional contractor, highly 
knowledgeable in grading. 
 

• Iden+fy where the water is coming from. The primary sources of water for the new 
wetland will be seasonal rainwater, including from the exis>ng adjacent wetland and a 
higher-eleva>on grass field. This water will help maintain the minimum 14 consecu>ve 
days of satura>on required to support hydric soils and wetland vegeta>on and ensure 
that the wetland receives adequate water year-round. 
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• Time table of when the crea+on is desired to occur, construc+on methods, +ming, and 

sequence: The crea>on of the new wetland will occur toward the end of the 2025 dry 
season in October of 2025. The total dura>on of grading and plan>ng will be 
approximately 1 week. The area will be staked to measure 0.122 acres, then graded with 
a small excavator/tractor to the same eleva>on as the exis>ng adjacent wetland. 
Plan>ng of na>ve species will take place immediately thereamer to prevent the growth 
of invasive species and for plants to receive adequate water supply from rain storms 
during the following wet season. 

 
7.4.1. Regular Monitoring: A regular monitoring schedule (see report template 
a`ached) has been set up, biannually, to observe and record the condi>ons of the 
wetland and surrounding areas. The property owner will u>lize a combina>on of visual 
inspec>ons, photographic records, and biological surveys to detect any invasive species 
or ecological changes and record the outlined metrics (see report template a`ached). 
Based on this monitoring schedule, the property owner and/or a consul>ng biologist will 
prepare an annual report each year to summarize these metrics and will make necessary 
adjustments to plan>ng strategies and/or management prac>ces based on annual 
performance to ensure ongoing success. A response plan to manage invasive species will 
be implemented promptly as they are detected, including physical removal. The sizing of 
the exis>ng culverts is checked annually to omit any risk of plugging and poten>al 
crossing failure, and fine sediment discharge. No chemical treatment will be performed. 
Invasive species will be manually removed. 
 
7.4.2. Performance and Success Criteria: Amer 2 years of monitoring, cover of wetland 
species should be >60% and increase by 2-5% yearly un>l the goal of 80% within the 
restora>on area is reached by the end of the monitoring period (i.e., 5 years). In 
addi>on, the area covered by other non-invasive species will be reduced to <10%. These 
specific values meet the CEQA Guidelines Sec>on 15126.4(a)(1)(B), which recommends 
to adopt specific performance standards the mi>ga>on will achieve.  
 
The following list of wetland species will be established, based on actual plant 
observa>ons in the BIOLOGICAL SCOPING SURVEY, WETLAND DELINEATIONS, & 
BOTANICAL SURVEYS dated August 11, 2024: 

o Horsetail (Equisetum telemateia and Equisetum arvense, which was observed at 
Sampling Point SP05 close in proximity to the new wetland)  

o Yarrow (Achillea millefolium, which was observed at SP05) 
o Toad rush (Juncus bufonius, which was observed at SP05) 
o Rushes (Juncus spp, which was observed by the Regional Water Control Board 

near SP02) 
o Slough sedge (Carex obnupta)  

 
 The plan>ng will be a mix of seeds of the aforemen>oned na>ve plants. 
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7.4.3. 5-Year Success Criteria: Amer 5 years of monitoring, cover of wetland species 
should be >80% and cover of non-invasive species should be reduced to <10%. These 
specific values meet the CEQA Guidelines Sec>on 15126.4(a)(1)(B), which recommends 
to adopt specific performance standards the mi>ga>on will achieve. A wetland 
delinea>on will be conducted at the end of the 5 years to determine that 0.122 acres of 
wetlands have been created. A qualified restora>on ecologist will assist the wetland 
construc>on and monitoring efforts through plant iden>fica>on, their wetland 
mi>ga>on exper>se, and assessing the resul>ng new wetland delinea>on amer 5 years. 

 
7.4.4. AdapGve Management and Long-Term ProtecGon: Data will be collected from 
regular monitoring to iden>fy trends or issues that may require interven>on. The 
property owner is prepared to adjust restora>on techniques, plant species selec>on, or 
management prac>ces based on observed data and external factors like clima>c 
changes. The property owner has also started to implement physical barriers (hedge) to 
protect sensi>ve areas from human disturbances. 

 
7.4.5. Agency CoordinaGon: The North Coast Regional Water Quality Control Board and 
the County of Mendocino Department of Planning and Building Services will be kept 
informed of project progress through updates and consulta>on mee>ngs. The property 
owner ensures all construc>on and restora>on ac>vi>es comply with relevant permits 
and regula>ons. Monitoring reports will be sent in annually to 
NorthCoast@waterboards.ca.gov. At the end of five years, a comprehensive review of 
the project’s success against these criteria will be conducted and reported to the project 
stakeholders (i.e., Regional Water Control Board).  
 
7.4.6. DocumentaGon and ReporGng: The property owner maintains detailed records of 
all restora>on mi>ga>on, plan>ng, monitoring, and management ac>vi>es, and is 
prepared to submit regular reports to the appropriate agencies, detailing progress, 
compliance with permits, and any challenges faced. 

 
AddiGonal response to checklist on page 14-15 of the 401 ApplicaGon: 
 

• Responsible ParGes: Mar>n Reimann and Oliver Schilke (Phone: 520-330-2335) will 
oversee implementa>on, star>ng May 16, 2025, managing all ac>vi>es at Albion. 

• Metrics: See a`ached report which will be filled out each year. 
• RaGonale for Success: The ra>onale for success of this Revised Restora>on Mi>ga>on 

and Monitoring Plan (RMMP) at 2300 N Hwy 1, Albion, California, is based on a robust 
design that integrates ecological con>nuity, targeted hydrology, adap>ve management, 
and rigorous monitoring. By situa>ng the new wetland adjacent to an exis>ng natural 
wetland, the project leverages the ecological stability and biodiversity of nearby 
habitats, crea>ng an interconnected environment that supports a range of wetland 
func>ons, from hydric soil development to species habitat. The site’s natural 
topography, with its lower eleva>on near a grass field, ensures consistent seasonal 
inunda>on from groundwater and rainwater, which in turn supports necessary soil 
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satura>on and vegeta>on growth. Furthermore, environmentally sensi>ve grading 
techniques are employed to form a natural depression and thus foster hydric condi>ons 
that encourage the establishment of na>ve wetland species. Regular biannual 
monitoring and adap>ve management prac>ces, including invasive species control and 
performance adjustments, will allow for proac>ve response to any environmental 
changes or challenges over the 5-year monitoring period. These strategies, combined 
with rigorous adherence to the performance criteria of 80% na>ve wetland cover by 
year five, build a strong case for the long-term success and ecological viability of the 
wetland, mee>ng both regulatory and environmental goals. 

• CompleGon of Ecological RestoraGon and Enhancement Project: October/November 
2025 

• CompleGon of Monitoring Period: Mar>n will no>fy send a final report to 
NorthCoast@waterboards.ca.gov upon project comple>on, ensuring that the Regional 
Board confirms and documents the success.
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ANNUAL MONITORING REPORT 
Email to: NorthCoast@waterboards.ca.gov 
Date to be submi`ed by November 30 of each year (2025-2030) 
 

Responsible party: Mar>n Reimann 
Phone: (520-330-2335) 
 

Date recorded (between February-May and 
between August-November): 
 

 
 

Metrics: 
 
% naGve plant cover (Measurement of the 
percentage of area covered by na>ve wetland 
plant species through visual surveys or photo 
documenta>on) 
 

 
 
February-May:          ________________ 
 
August-November:  ________________ 
 

Invasive species presence (Recording of the 
presence and percentage cover of invasive 
plant species within the wetland area to 
monitor for unwanted growth) 
 

February-May:          ________________ 
 
August-November:  ________________ 
 

Water depth and duraGon (Measurement of 
water depth in specific loca>ons over >me to 
track inunda>on dura>on and seasonal 
changes) 
 

February-May:          ________________ 
 
August-November:  ________________ 
 

Wildlife presence (Recording of sigh>ngs of 
target wildlife species such as bird nes>ng, 
amphibian presence as indicators of a 
healthy habitat) 
 

February-May:          ________________ 
 
August-November:  ________________ 
 

Notes:  
 
 
 
 
 
 

 
A`ached photos: 
 
________________________________________________ 
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NCRWQCB Revised December 10, 2020. Questions, contact the 401 Certification Unit Supervisor at (707) 576-2220. 
To download this form in MS Word visit https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/  

WATER QUALITY CERTIFICATION AND/OR 
WASTE DISCHARGE REQUIREMENTS (Dredge/Fill Projects) 

What is it? A Clean Water Act Section 401 Water Quality Certification (401 Certification) is an order 
(findings with a conditional permit) issued by the State Water Resources Control Board and Regional 
Water Quality Control Boards.  Applicants for federal permits that involve dredge, fill or excavation 
activities within waters of the United States (including wetlands) are required to obtain certification from 
the state.  The most common of these federal permits are referred to as federal Clean Water Act 
Section 404 permits issued by the Army Corps of Engineers (Army Corps) and Rivers and Harbors Act 
Section 9 and 10 permits.  A 401 Certification is an order certifying that the proposed project will comply 
with CWA Sections 301 (Effluent Limitation), 302 (Water Quality Related Effluent Limitations), 303 
(Water Quality Standards and Implementation Plans), 306 (National Standards of Performance) and 
307 (Toxic Pretreatment Effluent Standards), applicable state laws, and will be protective of beneficial 
uses identified within the region’s basin plan.  In accordance with section 404(b)(1) of the Clean Water 
Act (33 U.S.C. 1344) and the California Environmental Quality Act (CEQA), the discharge of dredge or 
fill materials, and the design and implementation of any project that requires a 401 Certification, shall 
avoid, minimize, and mitigate impacts to aquatic resources and the environment.  Where impacts are 
determined to be unavoidable, mitigation projects are required to compensate for the loss of aquatic 
resources.  Individual 401 certification applications need to comply with The State Wetland Definition 
and Procedures for the Regulation of Discharges of Dredged or Fill Material to Waters of the State 
(Procedures), that can be found here: 
https://www.waterboards.ca.gov/water_issues/programs/cwa401/docs/procedures_conformed.pdf   
Under the California Water Code Section 13260, Waste Discharge Requirements (WDRs) are 
necessary for any persons discharging or proposing to discharge waste, including Dredge and/or Fill 
materials, that could affect the quality of the waters of the State.  Projects that receive a 401 
Certification are also granted general WDRs.  
   
Who Needs It?  Anyone proposing to conduct a project that requires a federal permit or that may 
result in a discharge to waters of the United States and/or waters of the state, including wetlands (all 
types), rivers, streams (including perennial, intermittent, and ephemeral streams) lakes, estuaries, 
harbors, bays, and the Pacific Ocean.  
 How do you get it? Electronically submit 

(preferred) a completed 401Water Quality Certification 
/Waste Discharge Requirements application to: 
Northcoast@waterboards.ca.gov 
 
Or mail to: 
North Coast Regional Water  
Quality Control Board 
5550 Skylane Blvd., Suite A 
Santa Rosa, CA 95403 
 
What happens after application 
submittal? Staff review your application. You 
will be contacted within 30 days of submittal 
informing you if the application is complete or 
incomplete. A site inspection may be scheduled. 
Staff are available for assistance throughout the 
application process. 

 
 

CALIFORNIA 

Water Boards 
STATE WATER RESOURCES CONTROL BOARD 

REG I ONAL WATER QUALITY CONTROL BOARDS 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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Application for 401 Water Quality Certification 
and/or Waste Discharge Requirements (Dredge/Fill) 

 
 

The following application must be submitted to the Regional Water Quality Control Board for dredge/fill projects that 
require Water Quality Certification and/or Waste Discharge Requirements. Submit this application and the appropriate 
documentation* electronically to: NorthCoast@waterboards.ca.gov  or send to address below. Submit current 
Application Fee as required according to the CCR 23 Section 2200 
(a)(2) Fee Schedule** to: 

 
North Coast Regional Water Quality Control Board 
5550 Skylane Blvd., Suite A 
Santa Rosa, CA 95403 
(Make checks payable to: State Water Resources Control Board) 
 
Information about paying fees online can be found at 
https://www.waterboards.ca.gov/resources/fees/index.html#wdr 

 
*Clarification of information may be requested by  
Regional Water Quality staff during application review. 
**Application Fee calculator available at 
https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/    
Fees are subject to change, use current fee schedule when application is submitted. 

 
SECTION ONE – Applicant Information & Agent Authorization 
Important Note! The applicant listed shall be the party responsible for compliance with the Clean Water Act, 
California Water Code, Basin Plan, and 401 Certification Conditions and is typically the property/facility owner.  The 
authorized agent is the individual or team that is authorized to provide information to the Regional Water Board on 
behalf of the applicant (responsible party). 

 
APPLICANT/PROPERTY OWNER(S) NAME 
Martin Christian Reimann and Oliver Siegfried Schilke 

AUTHORIZED AGENT NAME AND TITLE (an agent is not required) 

APPLICANT/PROPERTY OWNER(S)  MAILING ADDRESS 
6353 W Sweetwater Dr, Tucson, Arizona 85745 
 

AUTHORIZED AGENT MAILING ADDRESS 

APPLICANT/PROPERTY OWNER(S)  PHONE NUMBER  
(520) 330-2335 

AUTHORIZED AGENT PHONE NUMBER 

APPLICANT/PROPERTY OWNER(S) EMAIL 
martinreimann@icloud.com 

AUTHORIZED AGENT EMAIL 

STATEMENT OF AUTHORIZATION (Required when Applicant is designating an authorized Agent ) 
 
I hereby authorize         to act on my behalf as my Agent in the processing of this 
application and to furnish, upon request, supplemental information in support of this permit application. 
Signature of Applicant or agent is also required on final page of application. 
 
 
                                   Martin Christian Reimann and Oliver Siegfried Schilke 
                                                   
             PRINT NAME OF APPLICANT (NOT THE AUTHORIZED AGENT) 
 

                                                                                                          11/2/2024 
                                                                   
                              SIGNATURE OF APPLICANT (NOT THE AUTHORIZED AGENT)       DATE 

For Internal Office Use Only 
 

WDID# Check # $ 

-------=-- ____ _J 

-

-

/!#IW-~/t---

' -
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SECTION TWO – Project Information 
Please refer to the attached Project Plan Checklist (Attachment A) for guidance and attach additional supporting 
documentation as necessary.  When attaching supporting documentation the pertinent information shall be clearly 
identified by corresponding tabs, page numbers, etc., such that pertinent information is easily located.  Please do not 
indicate “see attached” without identifying the attached document and the specific location within the document.  
Supplying detailed information will aid the review process; however, a complete application for water quality 
certification need not contain unnecessarily duplicative information.  Applications containing multiple descriptions with 
conflicting data or other conflicting information will delay processing and may result in denial without prejudice.  
Electronic submittals preferred, send to: Northcoast@waterboards.ca.gov Required contents of a complete 
application can found in the Procedures and the California Code of Regulations (CCR) Title 23, Section 3855  CCR 
Link - http://www.calregs.com/  

 
PROJECT NAME OR TITLE 
Wetland creation to mitigate impact on an existing driveway on a residential property. 

PROJECT STREET ADDRESS (if applicable) 
2300 N Hwy 1 

PROJECT LOCATION  (Attach a site location map) 
COUNTY                                                       CITY/TOWN (nearest) 
Mendocino County                                      Albion, CA 
 

CITY/STATE/ZIP (or nearest city/town) 
Albion, CA 954010 

 LATITUDE (Decimal Degrees)                   LONGITUDE (Decimal Degrees)       
39.2078279                                                   -123.7709439                                    
 

ASSESSORS PARCEL NUMBER(S) 
230-190-0300 

SECTION, TOWNSHIP, RANGE, USGS QUADRANGLE MAP (Optional Information) 
 
 
 

DIRECTIONS TO THE SITE 
From the center of Albion, CA, drive south on Hwy 1, then turn right onto property (see fire department sign) 
PROJECT PURPOSE AND FINAL GOAL OF ENTIRE ACTIVITY (See Project Planning Checklist -Attachment A for guidance.  Attach additional 
information as necessary. 
To create a small circular wetland adjacent to a riparian area and to plant and over time establish native 
wetland vegetation.  

PROJECT DESCRIPTION See Project Plan Checklist - Attachment A for guidance.  Provide a full, technically accurate description of the entire 
activity and associated environmental impacts. Please do not indicate “see attached” without identifying the attached document and the specific 
location within the document. Attach additional pages as necessary. 
 
See attached RMMP for a detailed project description. 

PROPOSED START AND END DATES 
May 16, 2025-October 14, 2025 

ESTIMATED DURATION 
1 week grading and planting 
within the time span, then 5-
year monitoring. 

Will ground disturbance take place during the wet season 
months of October 15 through May 15?       YES   X  NO 
If YES, please discuss the proposed winterization strategies 
on Page 6, Avoidance of Indirect Impacts. 

 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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SECTION THREE – Additional Documentation Required (CCR Title 23, Section 3855) 
Provide copies of any final and signed federal, state, and local licenses, permits, and agreements (or copies of the 
draft documents, if not finalized) that will be required for any construction, operation, maintenance, or other actions 
associated with the activity.  If no final or draft document is available, a list of all remaining agency regulatory 
approvals being sought shall be included. 
 

FEDERAL PERMIT(S) OR COMPLETED FEDERAL APPLICATIONS   
 
U.S. Army Corps of Engineers - Staff Contact: Name                               Ph. #                            E-mail 
 Individual Permit  
 Nationwide Permit Number _____  Non-Reporting  or  Reporting 
 Regional General Permit / Number______ 
 
U.S. Fish and Wildlife Service - Staff Contact: Name                               Ph. #                            E-mail 
 Biological Assessment  
 Biological Opinion 
 
U.S. National Marine Fisheries Service - Staff Contact: Name                               Ph. #                            E-mail 
 Biological Assessment  
 Biological Opinion 

 
STATE PERMIT(S) OR COMPLETED STATE APPLICATION (A COPY OF EITHER OF THESE MUST BE SUBMITTED WITH THIS 
APPLICATION (applied for or approved, i.e. Lake or Streambed Alteration Agreement (1600-1608) or Coastal Development Permit) 
STATE PERMIT TITLE                                                        FILE DATE                                                  FILE NUMBER 

     Coastal Development Permit; 1/12/2024; CDP 20240004. 
     Coastal Development Permit; 2/17/1988; Vested CDP 1-81-85. 

 
 

STATE PERMIT TITLE                                                        FILE DATE                                                   FILE NUMBER 

LOCAL PERMIT(S) (applied for or approved, i.e. grading permit, building permit) 
PERMIT TITLE                                                                     FILE DATE                                                   FILE NUMBER 
Grading permit for utilities, irrigation, driveway; 8/19/2019; BF 2019-0593. 
 

CALIFORNIA ENVIRONMENTAL QUALITY ACT COMPLIANCE (The project must comply with California Environmental Quality Act (CEQA) 
before a Water Quality Certification Order may be issued unless an exemption pursuant to CEQA is applicable.  Although final CEQA 
documentation is not required for a complete application, the Regional Water Board shall be provided with a completed, approved, and/or certified 
CEQA documentation prior to issuing a Water Quality Certification Order. In accordance with the Permit Streamlining Act Section 65952 Final 
action must be taken on a 401 Certification project within (1) 180 days from when the CEQA lead agency approves the project, or (2) 180 days of 
the date the application was deemed “complete” by the SWRCB/RWQCB; whichever is longer) 
 
TYPE OF CEQA DOCUMENT (EIR, Negative Declaration, Notice of Exemption)                     LEAD AGENCY  

 
 
 

STATE CLEARING HOUSE NUMBER                          STATUS (pending, complete, etc.)               DATE COMPLETED (or anticipated date)   

CUMULATIVE IMPACTS (List and describe other projects implemented within the past 5 years or planned within the next five years that are 
related to the proposed project, or that may impact the same watershed. Attach additional pages as necessary.) 

PROJECT NAME 
Wetland creation to mitigate 

impact on an existing 
driveway on a residential 

property. 

DESCRIPTION 
See attached RMMP for a detailed 

project description. 

DATE  
IMPLEMENTED/PLANNED 
May 16, 2025-October 14, 

2025 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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SECTION Four – Affected Waters and Mitigation 
Please refer to the provided Project Plan Checklist – Attachment A for guidance and attach additional supporting 
documentation as necessary. Supplying detailed information will aid in expediting the review process. 

 

 

Hydrologic Unit Information can be found at: http://svctenvims.dot.ca.gov/wqpt/wqpt.aspx ; or 
http://www.waterboards.ca.gov/northcoast/water_issues/programs/basin_plan/083105-bp/03_bu.pdf 
 

DESIGNATED BENEFICIAL USES(s)  Please check all that apply. 
AGR  CUL  GWR  NAV  REC-2  WET  
AQUA  EST  IND  POW  SAL  WILD  
ASBS  FISH  MAR  PRO  SHELL  WQE  
COLD  FLD  MIGR  RARE  SPWN    
COMM  FRSH  MUN  REC-1  WARM    

Beneficial Uses are listed within the North Coast Regional Water Quality Control Board Basin Plan available at: 
http://www.waterboards.ca.gov/northcoast/water_issues/programs/basin_plan/  
 

AQUATIC RESOURCE DELINEATION INFORMATION 
NAME OF PERSON DELINEATING EXTENT OF WATERS OF US 
AND STATE 

Sarah Bradley 
Contractor’s License #1118278 & General A & C-12  
 

DATE(S) OF AQUATIC RESOURCE DELINEATION 
August 11, 2024 

TITLE 
CEO/Principal Biologist 

DATE OF WETLAND VERIFICATION BY U.S. ARMY CORPS – IF 
APPLICABLE 

AFFILIATION 
Dark Gulch LLC, Environmental Consul>ng and 
Water Works 

An aquatic resource delineation map should be submitted identifying all waters 
of the US and State that would be impacted or avoided. If a wetland delineation 
has been verified by the U.S. Army Corps, please submit the verification letter as 
well as a verified wetland delineation map.  

PROJECT HYDROLOGIC INFORMATION 
Receiving Water(s) impacted: 

Hydrologic Unit(s):   
Water Body Type(s):   

Creation of new wetland. 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
http://svctenvims.dot.ca.gov/wqpt/wqpt.aspx
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POTENTIAL FOR IMPACTS TO THREATENED AND ENDANGERED SPECIES  
(Attach all Biological Assessments, Surveys, Formal Consultation Determination letters, and Mitigation Proposals as necessary.) 

SPECIES AND/OR HABITAT 
 

 

BIOLOGICAL 
ASSESSMENT 

(Y/N) 

SURVEY 
CONDUCTED 

(Y/N) 

DATES OF SURVEY CONDUCTED 

n/a as determined by BIOLOGICAL SCOPING 
SURVEY, WETLAND DELINEATIONS, & 

BOTANICAL SURVEYS, August 11, 2024. 
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DREDGE AND FILL INFORMATION (The following must be completed for each action where dredging activities, fill material or other activities (e.g. excavation) will result in disturbance 
and/or discharge to a wetland or other waterbody. Add rows for multiple types of disturbance within the same waterbody type.  Attach additional pages as necessary. Provide maps showing the location 
of project and of all impacts with the corresponding impacts in the format below. Provide all temporary and permanent impacts to waters of the U.S. and waters of the State.) 

TYPE OF WATERBODY  
(i.e. stream, wetland, ephemeral drainage) 

Type of FILL and/or 
EXCAVATION VOLUME  

(CUBIC YARDS) 

FILL and/or EXCAVATION 
 SURFACE AREA 

(SQUARE FEET OR ACRE) 

FILL and/or EXCAVATION 
LENGTH 

 (LINEAR FEET) 

DREDGE VOLUME  
(CUBIC YARDS) 

TYPE OF IMPACT 
(Temporary* or 
Permanent**) 

Waters of the US – Fed jurisdiction      

 Wetland      
 Stream channel (OHWM and below)      
 Lake/Reservoir       
 Ocean/Estuary/Bay 
 

     

 Other 
 

     
Sub-total Waters of the U.S.      
Waters of the State only       
X Riparian area No external fill will be placed. The 

existing contour of the land will be 
graded. Grading will be conducted 

on 0.122 acres to create a 
naturally appearing depression in 

the land that collects seasonal 
rainfall and promotes the natural 

growth of native wetland 
vegetation. 

 Assuming the depth of this 
depression to be between ½ foot 

to 1 foot, then the volume is 
approximately between 90 

and 180 cubic yards. 

0.122 acres A circular depression will 
have 258 linear feet. 

X Permanent 

 Stream channel/bank (Above OHWM) 
 

     
 Vernal Pool or isolated wetland      
 Spring/Seep/Headwaters 
 

     
 Other      
Sub-total Waters of the State      
Total Waters of U.S. and State 180 cubic yards (maximium) 0.122 acres 

(5,314.32 square feet) 
258 linear feet X Permanent 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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AVOIDANCE OF DIRECT Dredge/Fill/Excavation IMPACTS (Attach additional information if necessary) 
Describe the actions taken to avoid and minimize direct impacts to waters of the U.S. and State pursuant to the Procedures section IV.A.1.h and 
IV.B.). Attach additional pages as necessary. 
 
Direct impacts to waters of the U.S. and State will be avoided. The new wetland will be created adjacent to 
these waters. 

ALTERNATIVES ANALYSIS 
Has an Alternatives Analysis (A.A.) been prepared?     YES   X  NO       (See Procedures section IV. A.) 
 
If no, list exemption that applies _______________________________________ 
If yes, submit A.A. and check which Tier applies to your project     Tier 1          Tier 2         Tier 3 

 

AVOIDANCE OF INDIRECT IMPACTS (Attach additional information if necessary)   
 
(1) Describe the methods proposed for erosion control and re-vegetation, including winterization strategies to stabilize all bare soils. 
 
 
The graded area will be planted at the beginning of the season, which will establish growth before the winter season. 
 
 
(2) Submit a map indicating the approximate locations and area of soil, land, and vegetation disturbance and proposed best management practices. 
 
 
See attached RMMP. 
 
 
(3) Describe the methods proposed to reduce sources of pollutants such as petroleum hydrocarbons, oil and grease, fertilizers, pesticides, sediment, 

etc., from entering the water system 
 
None of these pollutant are present on the site. 
 
 
(4) Describe any additional efforts to monitor, avoid and minimize potential indirect impacts to waters of the U.S. and State which might affect water 

quality. 

WATER QUALITY IMPACT DESCRIPTION 
(Report the nature and extent of temporary and permanent impacts to waters of the U.S. and/or State, such as turbidity, settleable matter, other 
pollutants, and beneficial uses associated with the proposed project.  Attach a map that clearly depicts the anticipated area of proposed Permanent and 
Temporary direct impacts overlaying on the aquatic resources) 
 
Naturally occurring rain water will be captured through a graded depression in the land to promote vegetation 
growth. The water quality not be impacted. 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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Water Quality Monitoring, Diversions and Dewatering 
 
Does the proposed project include any dewatering, work in standing or flowing water, and/or constructing diversions of 
water?      YES   X  NO        
 
If yes, a water quality monitoring plan to monitor compliance with water quality objectives of the applicable water quality 
control plan may be required. 
 
Describe the water diversion and dewatering plan, or indicate where information is located within an 
attachment (Procedures section IV.A.2.c):  
If there are discharges to detention ponds or upland treatment facilities (such as temporary settling basins, filter bags, 
storage and/or treatment containers, etc.) then include their location and indicate if detention pond or treatment facility is 
on-site or off-site; if there are stream-channel diversions, include estimated flow rates, diversion system capacity, 
location, including upstream diversion points and downstream discharge point, and a diversion plan that provides 
measures to prevent erosion and turbidity, maintain fish passage, etc. If there are proposed discharges of water to 
surface waters, include receiving water body name, estimated volume, flow rates and proposed management 
measures. 
n/a 

Ecological Restoration and Enhancement Projects 
 
Is this application for a project that meets the definition of an Ecological Restoration and Enhancement Project 
(Procedures section V)?    YES   X  NO     
 
Applications for Ecological Restoration and Enhancement Projects require a Draft Assessment Plan 
including information outlined in Procedures section IV.A.2.e. The Plan shall include: project objectives, 
description of performance standards to attain objectives, protocol and timeframe for conditions assessment and 
monitoring schedule.   
 
 
Please identify the name and location of Draft Assessment Plan: 

 
TEMPORARY IMPACT Draft Restoration Plan 
 
A draft restoration plan for restoring temporarily impacted areas to project restoration or enhancement objectives is 
required per Procedures section IV.A.2.d and should include where applicable: project objectives or outcomes for 
restoration or enhancement, description of performance measures and standards used to evaluate attainment of 
objectives, protocols for assessment, the timeframe and responsible party for performing assessment monitoring and 
reporting to resource agencies. Other plan components may include: project need and basis of design, project objectives, 
plans for grading impacted areas to pre-project contours, a planting palette with plant species native to the area, seed 
collection locations, an invasive species management plan. When passive restoration is proposed, a draft restoration plan 
should include an explanation of how passive restoration will restore the area to proposed objectives, assessment 
components, and an estimated date for expected restoration. 
 
Please identify the name and location of Draft Restoration Plan: 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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Option 1 - Applicant Provided Mitigation Information 

Waterbody Type Acres / Linear Feet 
Established 

Acres / Linear Feet 
Restored 

Acres / Linear Feet 
Enhanced 

Acres / Linear Feet 
Preserved 

Wetland         
Stream         
Riparian         
Vernal Pool         
Lake         
Other         

Option 2 - Mitigation Bank Credits 

Waterbody Type Acres / Linear Feet 
Established 

Acres / Linear Feet 
Restored 

Acres / Linear Feet 
Enhanced 

Acres / Linear Feet 
Preserved 

Wetland         
Stream         
Riparian         
Vernal Pool         
Lake         
Other         
Mitigation Bank Name: 
Name of Mitigation Bank Operator: 

PERMANENT IMPACT MITIGATION INFORMATION (Pursuant to Executive Order W-59-93, the wetlands “No Net Loss Policy”, 
the Regional Water Board requires a mitigation plan for permanent impacts to wetlands and waters.  When permanent impacts to Wetlands 
and waters of the state occur a Draft Compensatory Mitigation Plan developed using a watershed approach is required as described in Procedures 
section IV.A.2.b . Address all project impacts in the Dredge and Fill Table and describe the applicable mitigation.  Provide the location, size, type, 
functions, and values of the proposed mitigation. Describe success criteria, monitoring, long-term funding, management, and site protection 
instrument for the mitigation site. Attach Mitigation Bank Bills-of-Sale for purchase credits if applicable.  For guidance on a complete mitigation plan 
see Attachment B- Stream and Riparian Area Mitigation Checklist and Attachment C - Wetland Mitigation Checklist.  If application check lists are not 
completed or incorporated into the mitigation plans the application may be deemed incomplete or denied.   
 

Does the project permanently impact wetlands?                   X  NO     YES  
(If yes complete mitigation information table Option 1 and/or Option 2, and attach mitigation plan or bank credit bill of sale).  
 
Does the project permanently impact waters of the State?  X  NO     YES 
 (If yes complete mitigation information table Option 1 and/or Option 2, and attach mitigation plan) 
  
 
MITIGATION SUMMARY (Provide brief summary of mitigation proposal, references attached documents, sections, page numbers, etc.) 
 
 
Mitigation Site Location(s): 
 
 
Mitigation Site Lat/Long(s): 
 
 
Name of Watershed & Hydrologic Unit:   

 
 
Mitigation Site City and County: 

 
 
Mitigation Project Summary: 

 
 
Climate Assessment if necessary (see Procedures section I.V.A.2.b.viii) 
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SECTION FIVE – Low Impact Development 
The State Water Resources Control Board Resolution (SWRCB) No. 2008-0030 “Directs Water Boards’ staff to 
require sustainable water resources management such as Low Impact Development (LID) and climate change 
considerations, in all future policies, guidelines, and regulatory actions.”  For reference please refer to the SWRCB 
LID webpage at http://www.swrcb.ca.gov/water_issues/programs/low_impact_development/index.shtml  

 
 
 
SUB-SECTION (A) 
DOES THE PROPOSED PROJECT: 

 
1) Increase and/or replace 5,000 square feet or more of impervious surface? X  NO     YES – Total impervious surface 

added:__________   Total impervious surface replaced:__________     
 

2) Discharge Stormwater to an Area of Special Biological Significance? X  NO     YES  
 

3) Discharge stormwater to a water body listed as impaired on the Clean Water Act 303 (d) list? X  NO     YES  
 

4) Discharge stormwater within a watershed with a total daily maximum load (TMDL)? X  NO     YES  
 

5) Construct a new stormwater outfall to state waters, excluding outfall replacements? X  NO     YES  
 

If you checked YES to any question 1-5 above, complete the remainder of this checklist including Sub-Section B 
 

6) Implement post-construction stormwater control measures per Phase I, II, or CGP permit requirements? X  NO     YES 
–  If YES, attach your stormwater mitigation plan and provide all information requested in Sub-Section B 

 
SUB-SECTION (B) 
POST-CONSTRUCTION STORM WATER CONTROL REQUIREMENTS  
Provide a summary for staff review of the methods proposed to treat and retain storm water from the project site 
prior to entering the storm drainage system and/or waters of the State.  Attach detailed responses to the question 
below and relevant design information and calculations.     
 
1) Identify proposed site design and structural stormwater control measures to retain and treat stormwater runoff. 
2) Include design calculations to indicate that the proposed methods will comply with either the Phase I or Phase 

II MS4 permit, or the CGP post-construction requirements, as appropriate. Projects not otherwise subject to 
the post-construction requirements of these permits shall treat and retain the runoff from the 85th 
percentile/24-hour storm event, or one-inch of rainfall/24-hours. Projects within the Russian River watershed 
and not within the Phase II MS4 permit boundary shall use the City of Santa Rosa Storm Water Calculator, 
design criteria, and approved stormwater control measures at www.srcity.org/stormwaterLID. 

3) Provide maps that illustrate the project drainage patterns, watershed catchments, and overall design details of 
the appropriate storm water control measures.  

4)  Provide the dimensions of the proposed stormwater control measures (slopes, width, length, depth) and 
specific calculations for velocity, volume treated, residence time, depth of flow, etc.  

5)  Provide information on the soil type underlining infiltrative stormwater control measures and the associated 
vegetation type(s). 

6)  For projects adding and/or replacing one acre or more of impervious surface, describe LID measures to meet 
hydromodification requirements of the appropriate MS4 Permit. If the project is not in an MS4 jurisdictional 
boundary, and where the post-project hydrograph would exceed the pre-project hydrograph by 10 percent or 
more for the 2-year 24/hour storm event in volume and/or time of concentration, describe LID measures to 
correct the hydrograph.  

7)  Provide the post-construction stormwater control operations and maintenance plan. 
 
n/a 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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SECTION SIX – Waste Disposal 
Pursuant to California Water Code 13260 and California Code of Regulations Title 27, which regulate land disposal 
activities, the Regional Water Board requires proof that placing non-hazardous waste or inert materials (which may 
include discarded product or recycled materials) will not result in degradation of water quality, human health or the 
environment.  Degradation of water quality can be defined in terms of beneficial uses and/or in terms of numerical or 
narrative limits adopted to protect those uses.   

 
DESCRIBE THE TYPE OF WASTE GENERATED BY THE PROPSED PROJECT (such as dredge spoils, excess soil, construction and demolition 
debris, excess slurries, grindings, concrete contact water, etc.) 
 
n/a 

PROPOSED WASTE DISPOSAL (Describe the methods proposed to handle and dispose non-hazoudous and hazardous materials, or present 
plan to reincorporate or recycle excess materials) 
 
n/a 

 
SECTION SEVEN – Application Signature 
Application is hereby made for a permit or permits to authorize the work described in this application. I certify, under 
penalty of perjury, that this application is complete and accurate to the best of my knowledge. I further certify that I 
possess the authority to undertake the work described herein or am acting as the duly authorized agent of the 
applicant.  In addition, I certify property owner responsibility and liability for compliance with permit conditions issued 
for this project for compliance with any future authorization or amendments thereto. 

 
 
Martin Christian Reimann and Oliver Siegfried Schilke 
 
         
PRINT NAME AND TITLE OF APPLICANT (Property Owner) 
 
 
PRINT NAME OF APPLICANT (NOT THE AUTHORIZED AGENT) 
 

                                 11/2/2024 
                        
SIGNATURE OF APPLICANT          DATE 
 
 
 
         
PRINT NAME AND TITLE OF AGENT (if applicable) 
 
             
SIGNATURE OF AGENT       DATE 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/


- 12 - 
 
NCRWQCB Revised December 10, 2020. Questions, contact the 401 Certification Unit Supervisor at (707) 576-2220. 
To download this form in MS Word visit https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/   

  

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/


- 13 - 
 
NCRWQCB Revised December 10, 2020. Questions, contact the 401 Certification Unit Supervisor at (707) 576-2220. 
To download this form in MS Word visit https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/   

Attachment A - Project Plan Checklist 
 

A detailed project plan is required with every application. Clarification of information may be requested by 
Regional Water Quality Control Board (Regional Water Board) staff during application review. This checklist is 
provided to aid applicants in providing a thorough project plan. Not all items on the checklist apply to each and 
every project, rather they are to be used as general guidelines for required information to be included. In addition, 
there may be items not covered on this checklist that may be requested on a project by project basis. 
 
Project Description 
 

X Project Description 
X Summary of overall project area (i.e., housing subdivision, highway widening) 

• Size and description of project area; type(s) of receiving water body(ies); brief 
list/description of applicant’s previous and future projects related to the proposed activity or 
that may impact the same receiving water body(ies) 

X Responsible Parties  
• Names and phone numbers of anyone participating in the project 

X Jurisdictional Waters to be impacted 
• Include a detailed site plan clearly indicating proposed impacts and mitigation site areas, 

including acreages 
X Type(s) of water body, flow duration (i.e. intermittent/perennial), inundation period,  

functions and values 
X Location and size of project area 
X Include site map and regional map of project location 
X Species present within project site and/or upstream/downstream 
X Threatened or endangered species present  

X Existing functions, values, and condition of resources 
• Physical, hydrologic, and biological attributes, substrate composition and condition, 

complexity, effective shade, canopy cover,   
X Current conditions at the site (mostly natural, degraded, heavily impacted) 

 X Construction methods to be used 
X Adverse impacts 

• Include whether the adverse impacts will be temporary or permanent, and include amount 
of area to be affected (acres or linear feet) 

X Schedule of construction activities 
• Include start and end dates for proposed activities 

 Stockpile summary 
• Include amount of stockpile and proposed areas for storage 

X Best management practices 
• Practices to be implemented to reduce potential water quality impacts during and after 

construction activities, aside from proposed mitigation activities 
 Site dewatering 
 Solid waste disposal for dredged or excess construction/demolition materials 

X Mitigation and monitoring plans (refer to Stream, Riparian, and Wetland Mitigation Checklists) 
 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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Attachment B - Stream and Riparian Mitigation Checklist 
 

If it is determined that a watercourse (intermittent and/or perennial) or vegetation within the riparian area will be 
permanently impacted by the proposed project, mitigation will likely be necessary to preserve the function and 
beneficial uses of the site. Clarification of information may be requested by Regional Water Board staff during 
application review. This checklist is intended to aid applicants in submitting complete and proper information 
regarding mitigation plans, to enable staff to effectively evaluate the project for Water Quality Certification or 
Waste Discharge Requirements. Not all items on the checklist apply to each and every project, rather they are to 
be used as general guidelines for needed information to be included. In addition, there may be items not covered 
on this checklist that may be requested on a project by project basis. Also see Procedures. 
 
1) Goals of Mitigation  

 Use a watershed approach to evaluate environmental effects of project and create mitigation that 
supports the sustainability or improvement of aquatic resources in a watershed. 

 Variety of habitats to be created/restored 
• Pools, rearing sites, spawning sites, riparian habitat, etc. 

  Functions and values of habitat to be created 
• Wetted channel width, pool/riffle ratio, mean/maximum depths, complexity, substrate 

composition, effective shade, canopy cover, large woody debris recruitment, etc. 
 Other mitigation steps taken  

• Avoid, minimize, compensate  
 Functions and values of the created/restored habitat 

• Wildlife habitat, streambank stabilization through riparian habitat establishment, water 
quality improvement, etc. 

 Schedule for mitigation implementation, monitoring and reporting 
 Work plan 

• Project start date; length mitigation activities will take place; specific work to be done at 
particular times, area of stream-channel profile receiving mitigation  

 
2) Proposed Mitigation Site 

 Location and size of mitigation area 
 Include site map and regional map of mitigation project 
 Existing functions and values 
 Current conditions at the site (mostly natural, degraded, heavily impacted)  
 If the site is degraded, explain past uses and land stressors leading to degradation 
 Present and proposed uses of mitigation area 

• Provide habitat for flora/fauna (plants/animals), recreation, open space, etc. 
 Current uses of the area 

• Agriculture, development, recreation, open space, etc. 
 Assessment of reasonably foreseeable impacts to the compensatory mitigation associated with 

climate change, and any measures to avoid or minimize those potential impacts, See procedures. 
 

3) Implementation Plan 
 Responsible Parties 
 Rationale for expecting success 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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 Site Preparation Plan 
 Planting Plan 

• Dates of proposed plantings, native species to be planted, density of plantings, etc. 
 Irrigation Plan (if applicable) 
 Timetable for implementing the compensatory mitigation plan 

 
4) Maintenance During Monitoring Period 

 Responsible Parties 
 Maintenance activities 
 Names and phone numbers of anyone performing maintenance activities at or near the site 
 Schedule 

 
5) Monitoring Plan 

 Responsible Parties 
 Names and phone numbers of individuals/contractors performing monitoring duties 
 Performance Criteria 

• Physical, hydrologic, and biotic attributes, plant survival, plant health, percent native and/or 
invasive, increase in percent effective shade, substrate composition and/or condition,    

 How will success be judged? 
• Increase in pool depths, decreased erosion rates, establishment of riparian species, 

recruitment of flora and fauna, increased pool/riffle ratio, increased shade, decreased water 
temperatures, increased water quality, increase in biotic diversity or structure, hydrologic 
improvements, and/or improvements in physical structure condition, etc. 

 Is there a reference site? 
• If a reference site is incorporated in the plan, include where it is located and what the 

current conditions are (see performance criteria above)  
 Monitoring methods 

• Describe in detail how the site will be monitored 
 Reports 

• Detail a reporting program and schedule 
 Schedule 

• How often will the site be monitored? How long will the site be monitored? 
6) Completion of Mitigation 

 Notice of completion (i.e. agencies to be contacted) 
 Regional Board confirmation  

7) Final Success Criteria 
 Target functions and values achieved 

• Ultimate target functions and values or condition of the mitigation (i.e. wetted channel 
width, pool/riffle ratio, complexity, canopy cover, effective shade, flora/fauna recruitment, 
physical structure, biotic structure, hydrology, etc.) 

 Target hydrologic scheme achieved 
• Wetted width, bankfull width, mean/maximum depths, flow regime, etc. 

 What are the ultimate hydrologic conditions for the site? 
• Based on conditions prior to any degradation or human impacts (best case scenario) 

 Target jurisdictional acreage created/restored 
 Total acres restored or created through mitigation project 

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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 Establishment of native riparian species 
• Based on monitoring, reviewed after determined number of years  
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Attachment C - Wetland Mitigation Checklist 
 

Wetlands should not be disturbed if at all possible. If it is determined that a wetland will be permanently 
impacted by the proposed development, mitigation will need to be done a ratio to meet regulatory requirements to 
establish, restore, enhance or preserve the functions and values of wetlands and associated beneficial uses. 
Clarification of information may be requested by Regional Water Board staff during application review. This 
checklist is intended to aid applicants in submitting complete and proper information regarding mitigation plans, to 
enable staff to effectively evaluate the project. Not all of the items on the checklist will apply to each and every 
project, rather they are to be used as general guidelines for needed information to be included. There may be 
items not covered on this checklist that may be requested on a project by project basis. Also, see Procedures. 
 
1) Goals of Mitigation  

X Use a watershed approach to evaluate environmental effects of project and create mitigation that 
supports the sustainability or improvement of aquatic resources in a watershed. 
X Variety of habitats to be created/restored 

• What type of wetland will be created/restored? (i.e. seasonal, freshwater, saltwater, swale,  
vernal pool, etc.) 

X Functions and values and/or condition of habitat to be created 
• What are the functions and values and/or of the created/restored wetland? (i.e. wildlife 

habitat, native plant communities, increased water quality, physical structure, biotic 
structure, etc.) 

X Create the appropriate size and type of wetland feature to meet regulatory requirements (consult 
procedures and staff) 
X Time schedule for mitigation 
X Work plan 

• Project start date; length mitigation activities will take place; specific work (exotic species 
removal, native species plantings, etc.) to be conducted during particular times of the year 

 
2) Proposed Mitigation Site 

X Location and size of mitigation area  
X Include site map and regional map of mitigation project 
X Existing functions and values 

• What are the functions and values and/or of the created/restored wetland? (i.e. wildlife 
habitat, native plant communities, increased water quality, physical structure, biotic 
structure, etc  

• Include a copy of delineation report of mitigation site 
X Current conditions at the site (mostly natural, degraded, heavily impacted) 
X If the site is degraded explain past uses and current land stressors leading to degradation 
X Present and proposed uses of mitigation area  

• Provide habitat for flora/fauna, recreation, open space, etc.  
X Current uses of the area 
XAssessment of reasonably foreseeable impacts to the compensatory mitigation associated with 
climate change, and any measures to avoid or minimize those potential impacts, see procedures. 

 
3) Implementation Plan 

X Responsible Parties 
X Rationale for expecting success 
X Site Preparation Plan 
X Planting Plan 
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• Dates of proposed plantings, native species to be planted, density of plantings, etc. 
X Irrigation Plan (if applicable) 
X Timetable for implementing the compensatory mitigation plan 

 
4) Maintenance During Monitoring Period 

X Responsible Parties 
X Maintenance activities 
X Names and phone numbers of anyone performing maintenance activities at or near the site 
X Schedule 

 
5) Monitoring Plan 

X Responsible Parties 
X Names and phone numbers of individuals/contractors performing monitoring duties 
X Performance Criteria 

• Percent native species duration and season of water inundation, hydrology, physical 
structure, biotic structure, percent native/invasive, etc. 

X How will success be judged? 
• Establishment of native flora/fauna, ponding of water during appropriate portion of season, 

increased water quality, improvement of condition, etc. 
X Is there a reference site? 

• If a reference site is incorporated in the plan, include where it is located and what the 
current conditions are (see performance criteria above) 

X Monitoring methods 
• Describe in detail how the site will be monitored 

X Reports 
• Detail a reporting program and schedule 

X Schedule 
• How often will the site be monitored? How long will the site be monitored? 

6) Completion of Mitigation 
X Notice of completion (i.e. agencies to be contacted)  
X Regional Board confirmation 

7) Final Success Criteria 
X Target functions and values 

• Ultimate target functions and values and/or condition of the mitigation (i.e. native 
flora/fauna recruitment, inundation of water during appropriate season, biodiversity, special 
species habitat)  

X Target hydrologic scheme 
• Inundation period of area 

X What are the ultimate target conditions for the site? 
•  Percent native species duration and season of water inundation, hydrology, physical 

structure, biotic structure, percent native/invasive, water quality improvement, etc. 
X Target jurisdictional acreage to be created/restored 
X Total acres restored or created through mitigation project 
X Establishment of native wetland species 

• Based on monitoring, reviewed after determined number of years  

https://www.waterboards.ca.gov/northcoast/water_issues/programs/water_quality_certification/
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1. PROJECT SUMMARY 
 
A forensic wetland delinea>on and a floris>c botanical presence/absence survey were 
conducted on the subject parcel iden>fied by Assessor’s Parcel Number (APN) 123-290-03 
between March and June by Dark Gulch LLC, Environmental Consul>ng and Water Works. These 
efforts were undertaken to assess the current hydrological and ecological status of the parcel in 
ques>on. This project complements the earlier comprehensive biological scoping survey, which 
was executed in May 2023 by the same firm (Appendix A). 

 
The objec>ve of this inves>ga>on was threefold: 
 

First, this inves>ga>on aimed to revisit and evaluate the findings of the 1998 report 
>tled “Delinea'on of Poten'al Jurisdic'onal Wetlands and Waters of the United States” 
by Wetlands Research Associates, Inc., as well as the “Botanical Survey” conducted in 
1996 by Gordon E. McBride, Ph.D., Botanical Surveys. In addi>on, another wetland 
delinea>on of the subject parcel from 2007 >tled “Wetland Delinea'on Subject to the 
California Coastal Act and the Mendocino County Local Coastal Program” by Redwood 
Coast Associates was scru>nized. The purpose was to verify or challenge previous 
wetland delinea>ons and floris>c botanical findings concerning the subject parcel.  
 
Second, this inves>ga>on sought to iden>fy any new Environmentally Sensi>ve Habitat 
Areas (ESHAs) that may have emerged since the last assessments. This includes the 
presence of special-status plants and plant communi>es, wetlands and riparian zones, as 
well as habitats of special-status wildlife. The findings aim to ascertain whether these 
areas would be directly or indirectly impacted by proposed or exis>ng developments on 
the parcel. 
 
Three, this inves>ga>on addresses the Recommenda>ons made by the North Coast 
Regional Water Quality Control Board in its leoer from April 26, 2024 and its results are 
intended to ensure compliance with the California Water Code and the Clean Water Act. 
 

This inves>ga>on was carried out in strict adherence to the current regulatory frameworks and 
guidelines. This includes compliance with the Mendocino County Local Coastal Program (LCP) at 
the county level, the California Environmental Quality Act (CEQA), the California Water Code 
(CWC), the California Coastal Act (CCA), and relevant sec>ons of the California Fish and Game 
Code at the state level, and the Clean Water Act (CWA) at the federal level. The wetland 
delinea>on was performed to meet the defini>on of the State of California, including a mapping 
of all of poten>al waters of the State of California and the United States. The wetland 
delinea>on followed the methodology prescribed by the 1987 U.S. Army Corps of Engineers 
Wetlands Delinea>on Manual and the 2010 Regional Supplement to the Corps of Engineers 
Wetland Delinea>on Manual: Western Mountains, Valleys, and Coast Region (Version 2.0). The 
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botanical survey was conducted in accordance with the Mendocino County Local Coastal 
Program (LCP) and the California Na>ve Plant Society’s survey protocols. 
 
Through these rigorous scien>fic and regulatory compliant approaches, this report aims to 
provide an accurate and up-to-date hydrological and ecological evalua>on of the subject parcel 
in light of the proposed and exis>ng development. The proposed development consists of: 
 

A 2,000-sqp limited-density rural dwelling; 
 

A 744-sqp garage/accessory dwelling unit; and  
 

A 421-sqp storage shed (see loca>ons in Figure 1). 
 
The exis>ng development consists of: 
 

An opera>onal PG&E transformer, meter main, two subpanels, and underground 
electrical u>li>es; 
 

Two opera>onal residen>al wells, water storage tanks, and underground fresh water 
u>li>es; 
 

An opera>onal aerobic sep>c system; and 
 

An opera>onal driveway running from the property entrance encroaching on the 
Shoreline Highway to the proposed residen>al development sites (see loca>ons in Figure 
1). 

 
This document includes the findings of the wetland delinea>on and a floris>c botanical 
presence/absence survey, alongside the “Biological Scoping Survey” conducted by Dark Gulch 
LLC (see Appendix A). It also includes the 1998 “Delinea'on of Poten'al Jurisdic'onal Wetlands 
and Waters of the United States” analysis undertaken for the subject parcel by Wetlands 
Research Associates, Inc., and the “Botanical Survey” completed by Gordon E. McBride, Ph.D., 
Botanical Surveys (see Appendix B) as well as the 2007 “Wetland Delinea'on Subject to the 
California Coastal Act and the Mendocino County Local Coastal Program” completed by 
Redwood Coast Associates (see Appendix C). These extant reports have been prepared in 
accordance with the requirements set forth by the Mendocino County Local Coastal Program, 
California Coastal Act, and the Clean Water Act, and are based on the 1987 U.S. Army Corps of 
Engineers Wetlands Delinea>on Manual.
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Figure 1: Loca>ons of Exis>ng and Proposed Developments 

 
Sources: Elemental + Sparano & Mooney Architecture; Forrest Francis Surveyor, Mendocino, California 
(hops://www.mendocinosurveyor.com) 
Scale: 1’’= 40’
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The subject parcel under study is situated roughly 1.3 miles south of the Albion River Bridge 
(depicted in Figure 2) and to the west of the Shoreline Highway. This 12.52-acre property is 
accessible through a private entrance off the Shoreline Highway. 
 
Sarah Bradley, the principal biologist at Dark Gulch LLC, conducted ESHA wetland delinea>ons 
and botanical surveys between March and June 2024, dedica>ng approximately 24 person-
hours to these efforts. One category of presumed ESHA was iden>fied within the study area, 
verifying the extant wetlands delinea>on by Wetlands Research Associates, Inc. and Redwood 
Coast Associates, as well as the botanical findings of Gordon E. McBride, Ph.D., Botanical 
Surveys (see Figures 3, 6, and 10, as well as Appendices B and C): 
 

Seasonal Wetland ESHA – Two large swales were iden>fied, which run from the 
southeast corner of the study area to the north west corner. The swales include a 
vegetated drainage that ranges between 2 to 4 feet in width. The principle hydrological 
sources for the study area are precipita>on, groundwater, surface run-off, and seasonal 
water flow from on-and-off site sources. 

 
This comprehensive analysis by Dark Gulch LLC represents our expert judgment, extensive 
research, and data collec>on efforts. Throughout the project, collabora>ve consulta>ons were 
held with Dark Gulch LLC, the property owners, andthe County of Mendocino, the California 
Coastal Commission, the California Department of Fish and Wildlife, and the California North 
Coast Regional Water Quality Control Board. These interac>ons, including site visits on February 
21, 2024, and March 27, 2024, provided an opportunity for these agencies to establish own 
recommenda>ons, confirm demarca>ons of sensi>ve areas, and suggest appropriate measures 
for avoidance and protec>on. 
 
Figure 2: Loca>on Map of Subject Parcel 

  
Source: Elemental + Sparano & Mooney Architecture 
Scale: 1’’= 5000’

N 
IT \ ,. 

PACIFIC 
OCEAN 

7 



APN: 123-290-03  
BIOLOGICAL SCOPING, WETLAND DELINEATIONS,  

& BOTANICAL SURVEYS 
 
 

 7 

Figure 3: Presumed Seasonal Wetland ESHA & Exis>ng and Proposed Development  
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2. PROJECT DESCRIPTION 
 
The proposed development is to build a 2,000-sqp limited-density rural dwelling and a 744-sqp 
garage/accessory dwelling unit, and to connect these dwellings to the opera>onal aerobic sep>c 
system, wells, water storage tanks, and underground electrical u>li>es. The proposed 
development is also to build a 421-sqp storage shed. Figure 1 shows the footprint of the 
proposed development and Figure 3 depicts the presumed seasonal wetland ESHA in 
rela>onship to both exis>ng and proposed development. 
 
3. STUDY AREA DESCRIPTION 
 
3.1. General Site Descrip>on  
 
The subject parcel is a combined 12.52 acres in size and the study area was focused on a 100p 
buffer area around the exis>ng and proposed development (approximately 5 acres). The 
property is on a coastal terrace that slopes downward toward its western edge. 
 
3.2. Land-Use History  
 
The subject parcel has been under development for at least four decades, at least going back to 
the >mes around the Vested CDP# 1-81-85. Figure 4 depicts a satellite image from 2005, 
showing two driveways in place. In addi>on, in the mid-2000s, the subject parcel prepared for a 
parcel split with a second proposed single-family residence to be built in the northeastern 
corner of the property, necessita>ng driveway access along a north-south axis (CDP# 67-2006). 
Figure 4 depicts staging in the northeastern corner and improvements to the driveway along the 
north-south axis. Historic use of the subject parcel was most likely agricultural grazing, based on 
land use of the surrounding parcels. No evidence of historic logging exists, based on absence of 
large tree stumps throughout the parcel.   
 
Figure 5 (Panel A) depicts the wetland delinea>on map prepared by Wetlands Research 
Associates, Inc. (also see Appendix B) as well as a recent satellite image from 2023, showing the 
exis>ng driveway (see Figure 5, Panel B).  
 
In Figure 6, the wetland delinea>on map prepared by Wetlands Research Associates, Inc. is 
overlaid over both the 2005 satellite image (see Figure 6, Panel A) and the 2023 satellite image 
(see Figure 6, Panel B). Panel B demonstrates that the exis>ng driveway was historically placed 
in areas to avoid presumed ESHA wetlands.
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Figure 4: Shoreline Highway Encroachment and Historical Driveway Development 

 

Satellite image of subject parcel APN 123-29-03 with Shoreline Highway encroachment 
and driveways 
Image source: USDA/FPAC/GEO satellite 
Image date: 6/11/2005 



APN: 123-290-03  
BIOLOGICAL SCOPING, WETLAND DELINEATIONS,  

& BOTANICAL SURVEYS 
 
 

 10 

Figure 5: 1998 Wetlands Delinea>on and Exis>ng Driveway 
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Panel A: Wetland delineation of subject parcel APN 123-29-03 
Image source: Wetland Research Associates, Inc. 
Image date: 10/1998 

Panel B: Satellite image of subject parcel APN 123-29-03 with existing driveways 
Image source: Airbus 
Image date: 10/3/2023 
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Figure 6: Exis>ng Driveway (Panel B) Avoids 1998 Wetlands Delinea>ons  

Panel A: Wetland delineation with respect to 2005 satellite image of subject parcel 
Image source: Wetland Research Associates, Inc. and USDA/FPAC/GEO satellite 
Image date: 6/11/2005 (overlay represents an approximation) 

Panel B: Wetland delineation with respect to 2005 satellite image of subject parcel 
Image source: Image source: Wetland Research Associates, Inc. and Airbus 
Image date: 10/3/2023 (overlay represents an approximation) 
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3.3. Topography and Soils  
 
The eleva>on of the study area is approximately 140-240 feet above sea level. Different soil 
types have been iden>fied and mapped in 2023 by Brunsing Associates, Inc. in a full 
geotechnical inves>ga>on of the subject parcel: “The bedrock is overlain by Pleistocene terrace 
deposits of approximately 20 feet in thickness which cons>tute the upper bluff. These deposits 
have eroded to form a moderate slope which extends to the steeper bedrock bluffs below and 
is well vegetated. The terrace deposits are blanketed by 2 to 4 feet of topsoil consis>ng of dark 
brown, sop sandy silts which were porous with roots. The silts appear to be of low plas>city and 
of low expansion poten>al (tendency for soil volume change with changes in moisture content). 
Underlying the topsoil, our explora>on encountered orange-brown silty sands and clean sands 
(less than 5% fines) which extend to the maximum depth explored (16.5 feet). The sands are 
loose to dense and fine grained with few coarse sands. In general, the top two feet of these 
sands (underlying the topsoil) were loose, the underlying material is medium dense to dense. 
[.. ] No ac>ve landsliding or erosion were observed on the property bluffs. In general, the upper 
terrace deposits appear to be currently stable and well vegetated. The lower bluffs appeared 
generally stable with minor evidence of sloughing observed within the dark gray sandstone 
which forms the lower bluffs.” 
 
The Soil Survey of Mendocino County, California, Western Part iden>fies the soil type as 145 – 
Flumeville clay loam, 5 to 15 percent slopes.  This soil type is typically dark grey clay loam at the 
surface, with a subsoil that is grayish brown clay loam.  The lower 36 inches is light gray and 
white clay that has strog brown mooles.  Typically this soil type is used for livestock grazing, hay 
pasture or wildlife habitat.   
 
3.4. Climate and Hydrology  
 
The Mendocino Coast has a Mediterranean climate with average annual precipita>on of 40.24 
inches (WRCC, Sta>on Fort Bragg 5N, average for years 1895-2016), with the majority of rain 
occurring in winter months (November through March). 
 
The U.S. Fish & Wildlife Service’s Na>onal Wetlands Inventory was consulted in April 2024 and 
showed a wetland running to the north of the subject parcel (see Figure 7). No other wetlands 
have been iden>fied in the Na>onal Wetlands Inventory on the subject parcel. 
 
During field work, a seasonal wetland was observed with water flowing through culverts under 
the Shoreline Highway and onto the subject parcel, as iden>fied in extant wetland delinea>ons 
of the subject parcel. An forensic wetland delinea>on was conducted and is described in Sec>on 
5.  
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Figure 7: Wetland Iden>fied in the Na>onal Wetlands Inventory 

 
 
3.5. Vegeta>on and Natural Communi>es  
 
The majority of the study area is vegetated with sweet vernal grass (Anthoxanthum odaratum), 
slough sedge (Carex obnupta), horsetail (Equisetum telemateia), salal (Gaultheria shallon), 
Monterey cypresses (Cupressus macrocarpa), and Monterey pine (Pinus radiata). The presumed 
ESHA wetland contains overwhelmingly of slough sedge (Carex obnupta) and horsetail 
(Equisetum telemateia). Landscaping for agricultural purposes (fruit trees) and windbreaks with 
Leyland cypresses (Leylandii spp.) are present in select areas. Figure 8 illustrates vegeta>on and 
natural communi>es.
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Image source: National Wetlands Inventory, U.S. Fish & Wildlife Service 
Image date: 4/11/2023 
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Figure 8: Vegeta>on Map 
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3.6. Adjacent Lands  
 
Lands surrounding the study area include residen>al development with similar habitat.  
 
3.7. Exis>ng Development  
 
The surrounding proper>es to the north, south, and east are used for residen>al purposes. The 
exis>ng development on the subject parcel includes two residen>al wells, an aerobic sep>c 
system, underground electrical and water u>li>es, and access driveways and were permioed 
under Vested CDP# 1-81-85 and CDP# 67-2006.  
 
In par>cular, along the exis>ng driveway, a PG&E transformer, meter main, two subpanels, 
electrical u>li>es, and underground irriga>on have been permioed, were completed, and were 
then inspected by the County of Mendocino Department of Planning and Building Services 
under Permit #BF_2019-0593, per Vested CDP# 1-81-85. 
 
Shoreline Highway encroachment and exis>ng driveway improvements have been permioed by 
the State of California Department of Transporta>on under Permit# 0119-6-RS-0443 and have 
been approved in line with the s>pula>ons of the County of Mendocino Department and the 
State of California Department of Forestry and Fire Protec>on under Permit# 114-22.  
 
An opera>onal aerobic sep>c system has been permioed under the Vested CDP# 1-81-85, was 
professionally designed by David R. Miller of Willits, California, was professionally installed by 
Redwood Valley Gravel Products Inc., and was then inspected and approved by the County of 
Mendocino Division of Environmental Health under Permit# ST25022.  
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4. METHODOLOGY 
 
4.1. Maps and Scoping Tables  
 
Maps and scoping tables were created for the special-status plant species and wildlife with the 
poten>al to occur in the study area by reviewing the most up-to-date species lists for the 
California Department of Fish and Wildlife (CDFW), California Natural Diversity Database 
(CNDDB), and the California Na>ve Plant Society (CNPS).  
 
For purposes of this inves>ga>on, special-status plant species are vascular plants that are (1) 
designated as rare, threatened, or endangered by the state or federal governments; or (2) are 
proposed for rare, threatened, or endangered status; and/or (3) are state or federal candidate 
species, and/or (4) considered species of concern by the U.S. Fish & Wildlife Services and/or (5) 
are included on the California Rare Plant Rank (CRPR).  
 
The California Natural Diversity Database (CNDDB) was used to obtain records within nine 7.5 
minute quad maps of the study area (see Figure 9) and to compile both a map and lists of 
special-special status plants and animals with the poten>al to occur in the study area (see 
Figures 9 and 10). The CNDDB is a database providing loca>on and natural history informa>on 
on special-status plants, animals, and natural communi>es. The obtained lists were not limited 
to species listed in this document, it includes all species indicated by a search of all quads (i.e., 
Albion and Elk quads) with similar geology, habitats, and vegeta>on to those found in the study 
area. Because the CNDDB is limited to reported sigh>ngs, it is not a comprehensive list of plant 
species that may occur in a par>cular area. However, it is useful in refining the list of special-
status plant species that have the poten>al to occur on a par>cular site.  
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Figure 9: Special status plant species found within 5 miles of subject parcel. 
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Figure 10: Special status animal species found within a five mile radius of subject parcel 
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4.2. Field Work  
 
Principal biologist at Dark Gulch LLC Sarah Bradley conducted a full forensic wetland delinea>on 
and a revised floris>c botanical presence/absence survey on April 16, April 28 and May 3, 2024, 
dedica>ng approximately 16 person-hours to these efforts to compile a floris>c list of plants 
occurring in the study area and to iden>fy any rare resources having the poten>al to meet the 
LCP ESHA defini>ons. 
 
4.2.1. Wetland Delinea>on  
 
The process of wetland delinea>on began by observing the landscape for signs of surface water 
and plants adapted to water-rich environments. Detailed evalua>ons were carried out at 
specific sampling points, where the presence of wetland soils, water-loving plants, and water 
sources were examined following the procedures outlined by the 1987 U.S. Army Corps of 
Engineers Wetlands Delinea>on Manual and the 2010 Regional Supplement to the Corps of 
Engineers Wetland Delinea>on Manual: Western Mountains, Valleys, and Coast Region (Version 
2.0). The findings for each sampling point are detailed in Appendix D. The sampling points were 
marked in the field with 24-inch wooden stake with colored flagging and labeled with a Sharpie 
marker. The loca>on of each sampling point is shown in Appendix Figure A-1. The U.S. Army 
Corps of Engineers defines wetlands as areas where water-tolerant vegeta>on, water-influenced 
soils, and water presence converge. However, within the California Coastal Zone, an area is 
considered a wetland if it meets any one of the U.S. Army Corps of Engineers’ criteria (water-
tolerant vegeta>on, water-influenced soils, or water presence). Wetlands reported and mapped 
in this report are Coastal Act wetlands and may or may not be U.S. Army Corps wetlands. 
 
4.2.2. Revised Floris>c Botanical Presence/Absence Survey 
 
To guarantee that plants of poten>al special interest were visible and iden>fiable, visits were 
made to offsite reference plant popula>ons before the field surveys of the project. Plants 
verified at offsite reference sites observed by Dark Gulch during the 2024 botanical seasons 
included: pink sand verbena (Abronia umbellata var. beviflora}, Blasdale's bent grass (Agros's 
blasdal), pygmy manzanita (Arctostaphylos nummularia ssp. mendocinoensis), Point Reyes 
blennosperma (Blennosperma nanum var. robustum), Bolander's reed grass (Calamagros's 
bolanderi), coastal bluff morning glory (Calystegia purpurata ssp. saxicola), swamp harebell 
(Campanula californica), California sedge (Carex californica), Lyngbye's sedge (C. lyngbyei), 
deceiving sedge (C. saliniformis), Mendocino coast paintbrush (Cas'lleja mendocinensis), Point 
Reyes ceanothus (Ceanothus gloriosus var. gloriosus), Howell's spineflower (Chorizanthe 
howellii), round-headed Chinese-houses (Collinsia corymbosa), Oregon goldthread (Cop's 
laciniata), bunchberry (Cornus unalaschkensis) supple daisy (Erigeron supplex), supple daisy 
(Erysimum concinnum),  Pacific gilia (Gilia capitata ssp. pacifica), dark-eyed gilia (G. millefoliata), 
short-leaved evax (Hesperevax sparsiflora var. brevifolia), Mendocino cypress (Hesperocyparis 
pygmaea), Point Reyes horkelia (Horkelia marinensis), thin-lobed horkelia (H. tenuiloba), 
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harlequin lotus (Hosackia gracilis), hair leaved rush (Juncus supiniformis), perennial goldfields 
(Lasthenia californica ssp. macrantha), coast lily (Lilium mari'mum), leafy stemmed mitrewort 
(Mitellastra caulescens), Bolander pine (Pinus contorta ssp. bolanderi), white beaked rush 
(Rhynchospora alba), great burnet (Sanguisorba officinalis), Point Reyes checkerbloom (Sidalcea 
calycosa ssp. rhizomata), Maple-leaved checkerbloom (S. malachroides), purple stemmed 
checkerbloom (S. malviflora ssp. purpurea), and western dog violet (Viola adunca).  
 
During the conducted field surveys, every plant species encountered was classified to the most 
detailed taxonomic level required to iden>fy the presence of plants of special interest. The 
taxonomic classifica>on was based on “The Jepson Manual: Vascular Plants of California” 
(Baldwin 2012). Furthermore, “A Manual of California Vegeta>on Second Edi>on” (Sawyer 
2009), “Classifica>on of the Vegeta>on Alliances and Associa>ons of Sonoma County, CA, 
Volume 2” (Klein 2015), and the “California Natural Community List” (CDFW 2021) were u>lized 
to categorize and detail the typical plant communi>es observed. There is a risk of not detec>ng 
some species, such as when a rare plant is consumed by wildlife like deer at a >me it would 
have been visible and iden>fiable, leading to poten>al false nega>ves in the survey findings. 
Addi>onally, not all plants emerge from dormancy annually, making their detec>on inconsistent. 
Yearly varia>ons in weather can unpredictably affect when plants bloom; heavy rainfall, for 
instance, might cause certain species to flower earlier or later than usual. Regular visits to the 
site and ongoing monitoring at established reference loca>ons are strategies employed to 
minimize these errors. 
 
5. RESULTS 
 
Field work was performed to confirm/disconfirm the following: wetlands, plants, plant 
communi>es, special-status animals, and animal habitat in the study area. 
 
5.1. Floris>c Botanical Presence/Absence Survey  
 
The CDFW’s California Na>ve Diversity Database (CNDDB) Rarefind, was used to inform the 
search on flora previously reported in the vicinity of the project area.  
 

5.1.1. Special-Status Plant Species 
 

Forty-seven species of plant species were iden>fied in the Albion, Elk, Mendocino, 
Mathison Peak and Mallo Pass Creek quads of the study area and are listed in Appendix 
E.. No special-status plant speciess were observed during the protocol level biological 
surveys. 
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5.1.2. Special-Status Plant Communi>es  
 

Six terrestrial communi>es were iden>fied in the Albion, Elk, Mendocino, Mallo Pass 
Creek and Mathison Peak quads quads of the study area and are listed in Appendix E. No 
special-status plant communiVes were observed during the protocol level biological 
surveys. 

 
5.2. Wetland Delinea>on  
 
A rou>ne-level study of hydrology, soils, and vegeta>on indicators was conducted within the 
study area. The results for each sampling points were recorded on the data sheet (Appendix D) 
from the 2010 Regional Supplement to the Army Corps of Engineers Wetland Delinea>on 
Manual: Western Mountains, Valleys, and Coast Region (Version 2.0). The loca>ons of the 
sampling points are depicted in Appendix Figure A-1. The wetland hydrology, hydric soils, and 
hydrophy>c vegeta>on indicators used to make wetland determina>ons. Protocol-level 
samplings were only conducted in those areas that both showed a poten>al for being wetland, 
and which occurred in loca>ons with the poten>al to affect the exis>ng and proposed 
development. The sampling points were marked in the field with 24-inch wooden stake with 
colored flagging and labeled with a Sharpie marker. As a result of this field work, Figure 11 was 
created, which depicts the wetland delinea>on map. The presumed wetland on the subject 
parcel was calculated to be 1.1 acres in size. 
 
The method of selec>ng sampling points aligns with the 1987 U.S. Army Corps of Engineers 
Wetlands Delinea>on Manual. Several of the sampling points are representa>ve of the 
boundaries of the wetlands, in addi>on to sampling points at the proposed and exis>ng 
developments, providing a comprehensive forensic study of presumed wetlands.
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Figure 11: Updated Wetland Delinea>on Map 
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 5.2.1. Sampling Point SP01 – Proposed Limited-Density Rural Dwelling and Surrounding 
 

Sampling Point SP01 was chosen due to the proposed limited-density rural dwelling. 
Sampling point SP01 is representa>ve of the dashed circular area in Figure 1 drawn 
around the grey box >tled “Proposed Main House 2000 sqf” in Figure 1. Sampling SP01 
is also representa>ve of the area of the aerobic sep>c system, marked as “Sep>c 
Lids/Valve Box” and “PVC Line” in Figure 1. No wetlands, rare plants, or rare plant 
communiVes were observed at or within 100 feet of SP01. 

 
5.2.2. Sampling Point SP02 – Proposed Garage/Accessory Dwelling Unit and Surrounding 

 
Sampling Point SP02 was chosen due to the proposed garage/accessory dwelling unit. 
Sampling point SP02 is representa>ve of the grey box >tled “Proposed Garage-Studio 
744sqf” in Figure 1 and the circular CalFire turnaround to the north/northwest of it. No 
wetlands, rare plants, or rare plant communiVes were observed at or within 100 feet 
of SP02. 

 
5.2.3. Sampling Points SP03, SP06 – Storage Shed and Surrounding 

  
Sampling Points SP03 and SP06 were chosen due to the proposed storage shed. These 
sampling points are representa>ve of the grey box >tled “Storage Shed” in Figure 1. No 
wetlands, rare plants, or rare plant communiVes were observed at or within 100 feet 
of SP03 and SP06. 

 
5.2.4. Sampling Points SP04, SP05 – Presumed ESHA at Exis>ng Driveway Crossings 

  
Sampling Points SP04 and SP05 were chosen due to the presence of water in March 
2024 in an area where the exis>ng driveway crosses the presumed wetland depicted in 
the 1998 “Wetland Delinea>on” (see Figure 6, Panel B) and/or in areas where the 
exis>ng driveway is within 50 feet of presumed ESHA. Within the Coastal Zone of 
California, water present can meet “one parameter” defini>on of Coastal Act wetland, 
and Sampling Points SP04-05 were determined to represent a Seasonal Wetland ESHA. 
No rare plants or rare plant communiVes were observed at or within 100 feet of SP04-
05. Sampling Points SP04-05 confirm the existence of a wetland as iden>fied in the 1998 
report >tled “Delinea'on of Poten'al Jurisdic'onal Wetlands and Waters of the United 
States” by Wetlands Research Associates, Inc. Two large swales were confirmed, which 
run from the southeast corner of the study area to the north west corner. The swales 
include a vegetated drainage that ranges between 2 to 4 feet in width. The principle 
hydrological sources for the study area are precipita>on, groundwater, surface run-off, 
and seasonal water flow from on-and-off site sources. The water present in this area is 
largely due to a culvert under the Shoreline Highway that directs precipita>on/surface 
water from a neighboring parcel onto the subject parcel during heavy rainfall, instead of 
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the naturally-occurring drainage depicted in the U.S. Fish & Wildlife Service’s Na>onal 
Wetlands Inventory (see Figure 7). However, the occurrence of water is of seasonal 
nature. Of note, during site visits between February and May 2024, the subject area 
suffered from several rain storms with unusually high amounts of precipita>on 
(atmospheric rivers, as per NOAA). Nonetheless, the exis>ng driveway crossings 
including culverts were appropriately-size, effec>vely handling waterflow even during 
intense rainfall, and the exis>ng culverts and driveway have been professionally installed 
to direct waterflow to the established wetland areas. An altered hydrology due to 
culverts/driveway has not occurred. 

 
5.2.5. Sampling Point SP07 – Presumed ESHA in Alternate Access Driveway 

  
Sampling Point SP07 was chosen due to the presence of water in an area >tled “Grass 
Path” in Figure 1. Within the Coastal Zone of California, water present can meet “one 
parameter” defini>on of Coastal Act wetland, and Sampling Point SP07 was determined 
to represent a Wetland ESHA with water flowing from the neighboring property to the 
South onto the subject parcel (see Figure 12). No rare plants or rare plant communiVes 
were observed at or within 100 feet of SP07.  

 
Figure 12: Alternate Access Driveway (>tled Grass Path in Figure 1) Within Presumed Wetland 
ESHA 
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5.2.6. Sampling Point SP08 – Third culvert 
 
Sampling Point SP08 was chosen due to the presence of another culvert. No wetlands, 
rare plants, or rare plant communiVes were observed at or within 100 feet of SP08. 

 
5.3. Special-Status Wildlife Species – Poten>al Occurrences  
 
The CDFW’s California Na>ve Diversity Database (CNDDB) BIOS 6, was used to inform the search 
on fauna previously reported in the vicinity of the project area. Twenty species of animal 
species were iden>fied in the Albion, Elk, Mendocino, Mathison Peak and Mallo Pass Creek 
quads of the study area and are listed in Appendix E.  Protocol-level surveys were conducted for 
amphibians during a June 1, 2024 site visit. No special-status animals were observed during 
the protocol level biological surveys.  
 
6. REDUCED BUFFER ANALYSIS SUMMARY 
 
A Reduced Buffer Analysis, as outlined in Appendix F, was carried out to guide the establishment 
of appropriate safeguards for both sensi>ve species, as well as habitats deemed sensi>ve within 
the area of study. This analysis facilitated the formula>on of essen>al mi>ga>on strategies 
(detailed in Sec>on 7) aimed at minimizing the environmental footprint of both exis>ng and 
planned developments, ensuring their impacts on sensi>ve ecosystems are negligible. 
 
The proposed development project is strategically posi>oned beyond the 100-foot ESHA buffers, 
adhering to regulatory guidelines. Both the Limited-Density Rural Dwelling and the 
Garage/Accessory Dwelling Unit are within the building envelope of the Vested CDP# 1-81-85. 
The proposed storage shed is posi>oned beyond the 100-foot ESHA buffers. 
 
Similarly, the design and placement of the exis>ng aerobic sep>c system, along with its primary 
and replacement fields, observes a cau>ous distance from the 100-foot ESHA buffers, mi>ga>ng 
poten>al adverse impacts on presumed sensi>ve habitats. 
 
The exis>ng three culverts, along with the driveway that traverses these structures, may 
encroach upon what is believed to be the 50p buffer of a seasonal wetland ESHA. Note that the 
culvert at SP08 was not determined to be a wetland. Nonetheless, a delinea>on based on a 100-
foot diameter around these culverts iden>fies three poten>ally impacted zones, each covering 
an area of 0.18 acres, cumula>vely amoun>ng to 0.54 acres. A delinea>on based on a 20-foot 
diameter (i.e., greater than the width of the exis>ng 12-foot-wide driveway) around these 
culverts iden>fies three poten>ally impacted zones, each covering an area of 0.014 acres, 
cumula>vely amoun>ng to 0.042 acres. Appendix Figure A-1 depicts the impact area of the 
exis>ng driveway on the presumed wetlands at a conserva>ve 20-foot diameter delina>on. 
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This area may represent the impact on the presumed seasonal wetland ESHA. One of these two 
areas includes the exis>ng well, subpanel, piping, and water storage tank. Of note, development 
within 50-foot EHSA buffers occasionally necessitates a Report of Compliance to ensure that 
such development is situated in areas with minimal environmental impact. Nevertheless, 
biologists from Dark Gulch LLC have assessed that a Report of Compliance is not required in this 
case. This conclusion is based on (1) the low-impact nature of the exis>ng development, (2) 
diligent permi}ng on behalf of the previous and current landowners (as discussed in Sec>ons 
3.2. and 3.7.), and (3) the absence of viable alterna>ve loca>ons. The posi>oning of the 
driveway, crucial for connec>ng the Shoreline Highway with the proposed residence, does not 
allow for reloca>on elsewhere on the property without compromising ecological integrity. 
 
7. MITIGATION AND AVOIDANCE MEASURES 
 
The proximity of both exis>ng and proposed development to natural habitats has been 
thoroughly examined to assess their poten>al to disrupt sensi>ve species. This assessment was 
based on the methodologies and findings detailed in this report, along with the Reduced Buffer 
Analysis s>pulated by the County of Mendocino Local Coastal Program (Appendix F). From these 
analyses, it is our belief that the poten>al effects on presumed ESHA, specifically the presumed 
wetland, can be significantly reduced or en>rely circumvented by adop>ng the mi>ga>on 
strategies outlined below.  
 
To mi>gate the impact of both the current and future developments on the iden>fied seasonal 
wetlands ESHA, we propose the following measures. These strategies are designed to safeguard 
poten>al environmental resources located within a 100-foot radius of the development sites, 
ensuring their preserva>on and preven>ng detrimental effects. 
 
7.1. Poten>al Impact to Birds  
 
Removal of vegeta>on and construc>on ac>vity near trees and vegetated areas has the 
poten>al to disturb birds’ nes>ng process if it occurs during the nes>ng season. 
 

7.1.1. Avoidance Measure: Nest ProtecVon: Should ac>ve na>ve bird nests be found, 
ac>vi>es like vegeta>on removal or construc>on that could disturb nes>ng are 
prohibited within a 100-foot buffer zone, adjustable based on species, habitat, and 
disturbance levels. This buffer zone must be maintained un>l the fledglings are 
independent. A biologist should monitor the nest site weekly during the breeding season 
to confirm the buffer's effec>veness in preven>ng disturbances. 
 
7.1.2. Avoidance Measure: ConstrucVon Limited to Daylight: To reduce noise 
disturbance and the need for ar>ficial ligh>ng, construc>on ac>vi>es should be confined 
to daylight hours. 
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7.2. Poten>al Impact to Amphibians and Insects 
 
To mi>gate poten>al disturbances to amphibians and insects during construc>on, such as 
traversing their habitats and disturbing hiding spots under materials, the following protec>ve 
measures are recommended: 
 

7.2.1. Avoidance Measure: Contractor Training: Before star>ng construc>on, 
contractors should undergo training led by a qualified biologist on recognizing 
amphibians and insects na>ve to the Mendocino coast, within two weeks of beginning 
work. This training should cover dis>nguishing between species of special concern and 
more common species, along with the necessary steps and communica>on protocols if 
species of special concern are encountered. 

 
7.2.2. Pre-construcVon Surveys: At the start of each day, before ini>a>ng ground-
disturbing work, crews should conduct visual inspec>ons of the area to iden>fy any 
species of special concern or common animals present. 

 
7.2.3. Mindful Debris Management: When removing construc>on debris and handling 
wood stockpiles, materials should be moved carefully by hand to prevent harming 
amphibians. 

 
7.2.4. Rain Event Protocol: Construc>on should pause for 48 hours following a rain event 
to protect the habitat during wet condi>ons. Aper this period, a trained crew member 
will inspect the area for any species of special concern before resuming work. 

 
7.3. Poten>al Impact to Wetland Areas  
 
Rain, construc>on, and vegeta>on removal near presumed ESHAs may harm wetland habitats. 
Ground compac>on and disturbance from materials and vehicles are concerns during 
construc>on stages. Furthermore, introducing invasive species during construc>on and 
landscaping could nega>vely affect na>ve plants and habitats. 
 

7.3.1. RestoraVon MitgaVon Measure: Replant PotenVally Lost Wetland VegetaVon: 
Consider mi>ga>ng the possible impact of the exis>ng driveway crossings by plan>ng 
wetland vegeta>on in the amount to replace the protec>ve values of the impact area of 
the driveway on the parcel, at a minimum ra>o of one (1) to one (1), as per Mendocino 
County Code Sec. 20.719.020 - ESHA—Development Criteria. An appropriate na>ve 
wetland vegeta>on would be Pacific reedgrass (Calamagros's nutkaensis), which will be 
planted in an area of the property that is not currently a wetland. Proposed loca>ons of 
the new wetland is around SP06 and SP08, areas which currently are not wetlands. Using 
the results from the forensic wetland and waters delinea>on, the impact area was 
determined to be 0.042 acres. Inpu}ng the determined impact area into the U.S. Army 
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Corp of Engineers Mi>ga>on Calculator (12501-SPD.06), the Required Mi>ga>on was 
calculated to be 0.09 acres and 79 linear feet at a final ra>o of 2.2. However, since the 
impact is so small (e.g., less than one (1) acre) and isolated it may not be ecological 
reasonable to aoempt to recover and maintain a high level of biological produc>vity 
without major restora>on ac>vi>es, which may in turn have nega>ve ecological impacts, 
as per Mendocino County Code Sec. 20.719.025 - Wetlands and Estuaries. 
 
7.3.2. Avoidance Measure: Staging Area Plan: Posi>on all materials and vehicles in 
upland areas, maintaining a distance of over 100 feet from all ESHAs. 

 
7.3.3. Avoidance Measure: Best Management PracVces: Apply standard best 
management prac>ces to reduce erosion from construc>on. Limit ground disturbance 
and stabilize disturbed areas promptly using na>ve seeds or biodegradable materials. 

 
7.3.4. Avoidance Measure: Clean Machinery: To prevent the spread of invasive species, 
thoroughly clean heavy machinery, such as excavators and skid steers, offsite before use. 

 
7.3.5. Avoidance Measure: Non-Invasive PlanVng: Avoid plan>ng invasive species. Opt 
for non-invasive, na>ve vegeta>on to preserve the local ecosystem. Some invasive plants 
commonly found on the Mendocino coast that should be avoided are: lceplant 
(Carpobrotus edulis, C. chiloensis, & Delosperma sp.), cotoneaster (Cotoneaster 
franche'i & 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), montbre>a (Crocosmia sp.), redhot poker 
(Kniphofia uvaria), periwinkle (Vinca major), bulbil bugle lily (Watsonia meriana), and 
callalily (Zantedeschia aethiopica).  Instead, plan>ngof locally-sourced na>ve species 
appropriate to the habitat will be preferred.  This will help support na>ve pollinators, 
insuring that they have amble food and habitat. 
 
7.3.6. Current MiVgaVon Measures: Removal & Replacement of Non-NaVve Species: 
Currently, the owner is ac>vely removing non-na>ve Pinus radiata and replacing it with 
Pinus muricata. The crea>on of open space will also allow natural recruitment of na>ve 
species.  Ac>ve removal of targeted invasive species in ongoing, with par>cular 
emphasis on CAL-IPC (California Invasive Plant Council) listed species including: Bromus 
spp., Cirsium vulgare, Cirsium arvenses, and Digitalis purpurea. 

 
7.4. Restora>on Mi>ga>on and Monitoring Plan (RMMP) 
 
This restora>on mi>ga>on and monitoring plan (RMMP) is designed to comprehensively 
address how the aforemen>oned poten>al restora>on mi>ga>on measure (see 7.3.1.) will be 
monitored, ensuring ecological func>onality and compliance with regulatory standards. The 
plan’s flexibility allows for adap>ve management strategies to effec>vely respond to monitoring 
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outcomes and evolving site condi>ons. This RMPP is based on the regula>ons set in Mendocino 
County Code Sec. 20.532.065 – Wetland Restora>on Plan Procedures. This RMPP also addresses 
point 3 of the Recommenda>ons made by the North Coast Regional Water Quality Control 
Board in its leoer from April 26, 2024 and is intended to ensure compliance with the California 
Water Code and the Clean Water Act, as referenced in the leoer. In addi>on, it addresses the 
CEQA Guidelines Sec>on 15126.4(a)(1)(B), as referenced by the Mendocino Planning and 
Building Services Department. 
 

7.4.1. Regular Monitoring: Before any restora>on mi>ga>on begins, the property owner 
will use the results from the sampling point analyses (see Appendix D) as baseline data 
on exis>ng species and environmental condi>ons. This will serve as a reference point for 
future comparisons. Then, a regular monitoring schedule is set up, biannually, to 
observe and record the condi>ons of the wetland and surrounding areas. The property 
owner will u>lize a combina>on of visual inspec>ons, photographic records, and 
biological surveys to detect any invasive species or ecological changes. A response plan 
to manage invasive species will be implemented promptly as they are detected, 
including physical removal and poten>al chemical treatment methods approved for 
sensi>ve environments. The sizing of the exis>ng culverts is checked annually to omit 
any risk of plugging and poten>al crossing failure, and fine sediment discharge. 
 
7.4.2. Performance and Success Criteria: Aper 2 years of monitoring, cover of Pacific 
reedgrass (Calamagros's nutkaensis) should be >60% and increase by 2-5% yearly un>l 
the goal of 80% within the restora>on area is reached by the end of the monitoring 
period (i.e., 5 years). In addi>on, the area covered by other non-invasive species will be 
reduced to <10%. These specific values meet the CEQA Guidelines Sec>on 
15126.4(a)(1)(B), which recommends to adopt specific performance standards the 
mi>ga>on will achieve. 
 
The property owner and/or a consul>ng biologist will conduct an annual review between 
February and May each year to record these metrics and will make necessary 
adjustments to plan>ng strategies and/or management prac>ces based on annual 
performance to ensure ongoing success.  

 
7.4.3. 5-Year Success Criteria: Aper 5 years of monitoring, cover of Pacific reedgrass 
(Calamagros's nutkaensis) should be >80% and cover of non-invasive species should be 
reduced to <10%. These specific values meet the CEQA Guidelines Sec>on 
15126.4(a)(1)(B), which recommends to adopt specific performance standards the 
mi>ga>on will achieve. 

 
7.4.4. AdapVve Management and Long-Term ProtecVon: Data will be collected from 
regular monitoring to iden>fy trends or issues that may require interven>on. The  
property owner is prepared to adjust restora>on techniques, plant species selec>on, or 
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management prac>ces based on observed data and external factors like clima>c 
changes. The property owner has also started to implement physical barriers (hedge) to 
protect sensi>ve areas from human disturbances. 

 
7.4.5. Agency CoordinaVon: The North Coast Regional Water Quality Control Board and 
the County of Mendocino Department of Planning and Building Services will be kept 
informed of project progress through updates and consulta>on mee>ngs. The property 
owner ensures all construc>on and restora>on ac>vi>es comply with relevant permits 
and regula>ons. At the end of five years, a comprehensive review of the project’s 
success against these criteria will be conducted and reported the outcomes to these 
stakeholders 

 
7.4.6. DocumentaVon and ReporVng: The property owner maintains detailed records of 
all restora>on mi>ga>on, plan>ng, monitoring, and management ac>vi>es, and is 
prepared to submit regular reports to the appropriate agencies, detailing progress, 
compliance with permits, and any challenges faced. 

 
8. DISCUSSION 
 
In conclusion, it is the professional opinion of the qualified biologist at Dark Gulch LLC that the 
development, as exis>ng and proposed, has not and will not significantly degrade presumed 
ESHA resources. Second, there is also no feasible less environmentally damaging alterna>ve to 
exis>ng and proposed developments. The usage of the alternate access driveway iden>fied in 
SP07 does not represent a less environmentally damaging alterna>ve. Third, all feasible 
mi>ga>on and avoidance measures capable of reducing or elimina>ng development-related 
impacts have been adopted by the property owner. 
 
One category of presumed ESHA was iden>fied within the study area, verifying the extant 
wetlands delinea>on by Wetlands Research Associates, Inc. and Redwood Coast Associates, as 
well as the botanical findings of Gordon E. McBride, Ph.D., Botanical Surveys (see Figures 3, 6, 
and 11, as well as Appendices B and C): 
 

Seasonal Wetland ESHA – Two large swales were iden>fied, which run from the 
southeast corner of the study area to the north west corner. The swales include a 
vegetated drainage that ranges between 2 to 4 feet in width. The principle hydrological 
sources for the study area are precipita>on, groundwater, surface run-off, and seasonal 
water flow from on-and-off site sources. 

 
The proposed development is though�ully placed outside the 100-foot ESHA buffers, in 
compliance with environmental regula>ons. The Rural Dwelling and Garage/Accessory Dwelling 
Unit fall within the Vested CDP# 1-81-85 boundary, and the planned storage shed also respects 
the 100-foot ESHA buffers. 
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The property owner has implemented several protec>ve measures to mi>gate poten>al 
environmental impacts during construc>on. To protect bird nes>ng, a 100-foot buffer zone will 
be maintained around ac>ve nests, with biologists monitoring the effec>veness of this zone. 
Construc>on ac>vi>es will be restricted to daylight hours to minimize noise and light 
disturbances. Addi>onally, contractors will receive training on recognizing na>ve amphibians 
and insects, with daily pre-construc>on surveys to iden>fy and protect these species. Measures 
also include careful debris management, a 48-hour construc>on halt aper rain, and considering 
proac>vely plan>ng wetland vegeta>on. The staging of materials and machinery cleaning 
protocols will be in place to prevent invasive species spread, emphasizing the plan>ng of non-
invasive, na>ve vegeta>on to preserve local ecosystems. 
 
The exis>ng and proposed development does not cause significant harm to the iden>fied 
environmental resource. There are no prac>cal alterna>ves with less environmental impact 
available for the property owner to reach the CDP-vested building envelope of the proposed 
residence. All achievable measures to minimize or eliminate the environmental impacts of the 
project have been put into ac>on. 
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Dark Gulch Environmental Consulting 

Biological Scoping Survey - 2700 North Highway One, Albion CA 95410 

May 4, 2023 

Introduction: 

A biological scoping survey was conducted on 11 February 2023 by Principal Consulting Biologist Sarah Bradley in which the 

existing vegetation present was noted. The Study Area, as shown in Figures 1, is a highly disturbed habitat that is described as 

landscaped and developed. While there is a potential for 69 species of special concern to occur on or near t he Study Area, no 

species of special concern were observed during the scoping session. Previously Viola adunca (a special plant due to its host 
status for the Behren's Silverspot Butterfly) and Point Reyes checkerbloom were identified during a 2005 botanical survey and 

wetland delineation. An updated wetland delineation and biological survey were conducted in 2007. At that t ime a wetland of 

approximately two acres was identified, along with two small wetlands previously identified in the earlier survey. The Study Area 

has been previously described as "west sloping marine terrace bound to the east by Highway One and to t he west by near­
vertical oceans bluffs. Much of the site is characterized by introduced perennial grassland vegetation. Coastal scrub habitat 

occurs near the edge of the bluff and is sparse acres the· steep vertical face. 

The Manual of California Vegetation (CNPS 2023) t he California Natural Community List (CDFW 2023) and the ca lifornia Natural 

Diversity Database (CNDDB) (CDFW 2023) were used to identify potential species that might occur within the Study Area. The 

CNDDB recognizes all communities and plants ranked at a State level of S3 or lower as sensitive. 

Dark Gulch Environmental Consulting • PO Box 14, Fort Bragg CA 95437 • Sarah@darkgulch.com • 707.734.0922 
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Figure l: Photos of driveway In Project Site, looking to the east 

Procedure: 

Prior to a site visit, all pertinent databases were queried to gather information regarding the Study Area. This includes the 

above-referenced sites as well as the US Fish and Wildlife Wetlands Mapper and UC Davis's Soils Web. All information was 

compiled and reviewed prior to the site visit to give the biologist the best understanding of the potential occurrences and factors 
t hat could affect the development of this project. A site visit was made, and the Study Area was thoroughly reviewed, and 

photographs were taken as references. Finally, all. queries from CNDDB were analyzed and the potential for occurrence was 

determined based on t he condition of the Study Area. A final determination was made after all data was reviewed and 

comparison of the site photographs were made. 

Dark Gulch Environmental Consulting • PO Box 14, Fort Bragg CA 95437 • Sarah@darkgulch.com • 707.734.0922 
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Proposed Project: 

This report is being prepared as part of the application process for permitting to build a single-family home, a garage and studio, 

an entry gate, and a storage shed . . The entire project site is approximately 2.1 acres in size. Currently, there is a well, septic 

system, driveway network and planted/revegetated are-as within the proposed project site. The proposed house site is located 

to the east of the property and is outside of the 100 foot buffer for the wetlands. of the project site. The lot is a bordered to the 
west by the Pacific Ocean. Highway One forms the eastern border of the property. The northern border is Whitesboro Cove. 

The area to the south of the project site is a single family home site one acre in size. 

Habitat Integrity: 

Habitat integrity is defined as the ability of an ecological system to support and maintain a community of organisms that has 

species composition, diversity and functional organization comparable to those of natural habitats within a region. The Study 

Area has good habitat integrity. The wetlands are being protected and appear undisturbed. Large areas of the project site are 

described as introduced perennial grassland. These same habitats are described in studies performed in 2005 and 2007. These 

consistent findings indicate that the project site is stable and large-scale changes/disturbance are not occurring. The driveway is 
an existing gravel driveway and is adequately constructed to protect ESHA resources from degradation. 

Figure 2: Photo of vegetation, located an south side a/ the Study Area. 

Dark Gulch Environmental Consulting • PO Box 14, Fort Bragg CA 95437 • Sarah@darkgulch.com • 707.734.0922 
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Figure 3: Large wetland located In the center of the Project Site. 

Dark Gulch Environmental Consult ing • PO Box 14, Fort Bragg CA 95437 • Sarah@darkgulch.com • 707.734.0922 
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Figure 4: View of proposed building site 

Dark Gulch Environmental Consulting • PO Box 14, Fort Bragg CA 95437 • Sarah@darkgulch.com • 707.734.0922 
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Figure 5: Proposed building site looking to the west. 

Results 

The Study Area is a well-studied site, and this current study confirms previous findings. The Study Area is comprised of (1) 

wetlands, (2) introduced perennial grasslands, (3) Monterey pine forest and (4) coastal bluff scrub. The Monterey pines forests 

and coastal bluff scrub are both very small in size. In comparing the previous studies with the current conditions, it was found 

that the conditions are as previously reported. The existing botanical study and wetland delineation appear to be accurate to 

current conditions and no further studies are proposed. 

Dark Gulch Environmental Consulting • PO Box 14, Fort Bragg CA 95437 • Sarah@darkgulch.com • 707.734.0922 
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APPENDIX B: 
1998 WETLAND DELINEATION AND 

BOTANICAL SURVEY 

 
 

Download here: 
 

-nyurl.com/2300NHwy1AppendixB 
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APPENDIX C: 
2007 WETLAND DELINEATION  

 
 

Download here: 
 

-nyurl.com/2300NHwy1AppendixC 
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APPENDIX D: 
SAMPLING POINTS 
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Appendix Figure A-1: Sampling point loca>ons 
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SPECIES STATUS* HABITAT REQUIREMENTS

POTENTIAL TO 
OCCUR IN 
STUDY AREA

SURVEY 
RESULTS

pink sand verbena

Abronia umbellata var. 
breviflora

Blasdale's bent grass

Agrostis blasdalei

pygmy manzanita

Arctostaphylos nummularia 
ssp. mendocinoensis

Humboldt County milk-vetch

Astragalus agnicidus

Thurber's reed grass

Calamagrostis crassiglumis

coastal bluff morning-glory

Rank 1B
A perennial herb found on coastal dunes, coastal strand; located 
on foredunes and interdunes with low vegetation cover.  
Elevation range: 0 - 10 meters.  Blooms: June - October.

No Potential.  The Study 
Area is above the 
accepted elevation range 
and no suitable habitat 
exists.  

Not Present.  No 
suitable habitat 
present

Rank 1B

A perennial rhizomatous herb found on coastal dunes, coastal 
bluff scrub, coastal prairie; located on sandy to gravelly substrate 
close to rocks of bluff faces.  Typically located in nutrient poor 
areas with sparse vegetation cover.  Elevation range: 0 - 150 
meters.  Blooms: May - July.

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present 
during the 
scoping survey; 
completed 
outside of this 
species 
blooming season

Rank 2B
An annual rhizomatous herb is found in coast scrub (mesic) and 
freshwater marshes and swamps.  Elevation range: 10 - 60 
meters.  Blooms: May - August.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present 
during the 
scoping survey; 
completed 
outside of this 
species 
blooming season

Not Present.  No 
suitable habitat 
present

Rank 1B

A perennial evergreen shrub found in closed-cone coniferous 
forests with acidic sandy clay.  Typically found in pygmy-pine 
forest or chapparal.  Elevation range: 50 - 200 meters.  Blooms: 
January.

No Potential.  The Study 
Area lacks appropriate 
soils for this species. 

Not Present.  No 
suitable habitat 
present

Rank 1B
A perennial herb found in broadleaved upland forest, North coast 
coniferous forests; openings and disturbed areas.  Elevation 
range: 120 - 180 meters.  Blooms: April - September.

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Rank 1B
A perennial herb found on coastal dunes, coastal scrub; located 
on coastal bluffs.  Elevation range: 0 - 105 meters.  Blooms: May - 
September. 

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present 
during the 
scoping survey; 
completed 
outside of this 
species 
blooming season
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POTENTIAL TO 
OCCUR IN 
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Calamagrostis crassiglumis

coastal bluff morning-glory

Calystegia purpurata ssp. 
saxicola
California sedge

Carex californica

livid sedge

Carex livida

Lyngbye's sedge

Carex lyngbyei

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Rank 2A
A perennial rhizomatous herb found in bogs and fens.  Typically 
associated with sphagnum swamps and peatlands.  Elevation: 
range: unknown.  Blooms: unknown.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 2B
An annual rhizomatous herb is found in coast scrub (mesic) and 
freshwater marshes and swamps.  Elevation range: 10 - 60 
meters.  Blooms: May - August.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B
A perennial herb found on coastal dunes, coastal scrub; located 
on coastal bluffs.  Elevation range: 0 - 105 meters.  Blooms: May - 
September. 

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

A perennial rhizomatous herb found in marshes and swamps, 
brackish or fresh water.  Elevation: 0 - 10 meters.  Blooms: May - 
July. 

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Rank 2B

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 2B

A perennial rhizomatous herb found in bogs and fens, closed-
cone coniferous forests, coastal prairie, meadoes, marshes and 
swamps; located in drier area of swamps, bots and marsh 
margins.  Elevation range: 90 - 335 meters.  Blooms: May - 
August.
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deceiving sedge

Carex saliniformis

Humboldt Bay owl's-clover

Castilleja ambigua var. 
humboldtiensis

Oregon coast paintbrush

Castilleja litoralis

Mendocino Coast paintbrush

Castilleja mendocinensis

Rank 1B

A perennial hemiparasitic herb found in coastal bluff scrub, 
coastal scrub, coastal prairie, closed-cone coniferous forest, 
coastal dune; typically located on open sea blufs and cliffs.  
Elevation range: 0 - 160 meters.  Blooms: April - August.

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B
A perennial rhizomatous herb found in coastal prairie, coastal 
scrub, marsh & swamp, meadow & seep, pond shores and wet 
openings.  Elevation range: 3 - 320 meters.  Blooms: May - July.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 2B
An annual semiparasitic herb ound in marsh and swamp, salt 
marsh, wetland.  Elevation range: 0 - 3 meters.  Blooms: April - 
August. 

Rank 2B
A perennial hemiparasitic herb found in sandy soils associated 
with coastal bluff scrub, dunes, and scrub.  Elevation range: 15 
100 meters.  Blooms: June.

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.
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Howell's spineflower

Chorizanthe howellii

Oregon goldthread

Coptis laciniata

bunchberry

Cornus unalaschkensis
Mendocino dodder
Cuscuta pacifica var. 
papillata
swamp harebell

Eastwoodielia californica

supple daisy

Erigeron supplex

Rank 2B
A perennial rhizomatous herb found in bogs and seeps, meadows 
and fens associated with north coast coniferous forests.  
Elevation range: 60 - 1920 meters.  Blooms: May - July.

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 1B An annual parasitic vine found on coastal dunes.  Elevation range: 
0 - 50 meters.  Blooms: June - October.

No Potential.  The Study 
Area lacks appropriate 
habitat. 

Not Present.  No 
suitable habitat 
present

Rank 1B A perennial herb found on coastal bluff scrub, coastal prairie.  
Elevation range: 10 - 50 meters.  Blooms: May - July.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 4.2

A perennial rhizomatous herb found in meadows and seeps, 
North coast coniferous forests, wetlands and streambanks.  
Elevation range: 500 - 2000 meters.  Blooms: February - 
November

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 1B
This annual herb is found in sandy areas of coastal dunes, coastal 
prairies and coastal scrub.  Elevation range: 0 - 45 meters.  
Blooms: May - July.

Rank 1B

A perennial rhizomatous herb found in bogs and fens, closed-
cone coniferous forests, coastal prairie, meadows, freshwater 
marsh, North coast coniferous forests, typically located in 
wetlands within a varieity of surounding habitats.  Elevation 
range: 1 - 405 meters.  Blooms: June - October.

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.



APN: 123-290-03  
BIOLOGICAL SCOPING, WETLAND DELINEATIONS,  

& BOTANICAL SURVEYS 
 
 

 70 
 

SPECIES STATUS* HABITAT REQUIREMENTS

POTENTIAL TO 
OCCUR IN 
STUDY AREA

SURVEY 
RESULTS

bluff wallflower

Erysimum concinnum

Pacific gilia

Gilia capitata ssp. pacifica

dark-eyed gilia

Gilia millefoliata

short-leaved evax

Hesperevax sparsiflora var. 
brevifolia

pygmy cypress
Hesperocypress pygmaea

hair-leaved rush

Juncus supiniformis

Rank 2B
A perennial rhizomatous herb found near the coast in bogs and 
fens and freshwater marshes and swamps.  Elevation range: 20 - 
100 meters.  Blooms: April - May.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B
A perennial evergreen tree found in a closed-cone coniferous 
forest; located on podzol-like soils (Blacklock series).  Elevation 
range: 30 - 600 meters.

No Potential.  The Study 
Area lacks appropriate 
habitat. 

Not Present.  No 
suitable habitat 
present

Rank 1B
An annual herb found in coastal bluff scrub, coastal dune; located 
on sandy bluffs and flats near the immediate coastline.  Elevation 
range: 0 - 215 meters.  Blooms: March - June.

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B
An annual herb found in the chapparal, coastal bluff scrub, 
coastal prairie, valley and foothill grasslands.  Elevation: 5 - 1665 
meters.  Blooms: April - August

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B An annual herb found in coastal dune habitat.  Elevation range: 2 - 
30 meters.  Blooms: April - June. 

No Potential.  The Study 
Area lacks appropriate 
habitat. 

Not Present.  No 
suitable habitat 
present

Rank 1B An annual/perennial herb found on cliffs, coastal bluffs, dunes 
and prairies.  Elevation: 0 - 185 meters.  Blooms: March - June.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.
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small groundcone

Kopsiopsis hookeri
Baker's goldfields

Lasthenia californica ssp. 
bakeri

perennial goldifelds

Lasthenia californica ssp. 
macrantha

marsh pea

Lathyrus palustris

coast lily

Lilium maritimum

northern microseris

Microseris borealis

Rank 2B
This perennial herb is found in bogs and fens and meadows and 
seeps associated with lower montane coniferous forests.  
Elevation range: 1000 - 2000 meters.  Blooms: June - September. 

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 1B
A perennial herb found in closed-cone coniferous forests, coasts 
scrub; located in openins in scrub and coastal forest habitat.  
Elevation range: 60 - 250 meters.  Blooms: April - October

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 2B
A perennial rhizomatous herb, often parasitic, found in north 
coast coniferous forests.  Elevation range 90 - 885 meters.  
Blooms: April - August. 

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 2B

A perennial herb found in bogs and fens, coastal prairie, coastal 
scrub, lower montane coniferous forest, marsh and swamp, north 
coast coniferous forest, wetlands.  Elevation: 1 - 100 meters.  
Blooms: March - August.   

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B
A perennial herb found in coastal bluff scrub, coastal dune, and 
coastal scrub.  Elevation range: 0 - 500 meters.  Blooms: January - 
November.

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B

A perennial bulbiferous herb found in closed-cone coniferous 
forest, coastal prairie, coastal scrub, broadleaf upland forests and 
North Coast coniferous forests; typically located on sandy soils, 
often in raised hummock or bogs and roadside ditches.  Elevation 
range: 5 - 475 meters.  Blooms: May - August. 

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.
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leafy -stemmed mitrewort

Mitellastra caulescens
seacoast ragwort
Packera bolanderi var. 
bolanderi

North Coast phacelia

Phacelia insularis var. 
continentis

Bolander's beach pine

Pinus contorta ssp. 
bolanderi

white-flowered rein orchid

Piperia candida

angel's hair lichen

Ramalina thrausta

white beaked-rush

Rhynchospora alba

Rank 4.2

This perennial rhizomatous herb is found in mesic habitats 
associated with broadleafed upland forests, lower montane 
coniferous forests and the north coast coniferous forests.  It is 
usually found in meadows and seeps.  Elevation range: 5 - 1700 
meters.  Blooms: March - October.

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 2B
A perennial rhizomatous herb found in north coast coniferous 
forests and coastal scrub habitats.  Elevation range: 10 - 170 
meters.  Blooms: March - May.

No Potential.  The Study 
Area lacks appropriate 
habitat. 

Not Present.  No 
suitable habitat 
present

Rank 2B
A perennial rhizomatous herb found in freshwater marshes and 
swamps, meadows and seeps and bogs and fens.  Elevation 
range: 60 - 2040 meters.  Blooms: June - August. 

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 1B

A perennial herb that sometimes exists in serpentine soil.  Broad 
leaved upland forest, lower montane coniferous forest, North 
coast coniferous forests.  Elevation range: 30 - 1310 meters.  
Blooms: March - May.

No Potential.  The Study 
Area lacks appropriate 
habitat. 

Not Present.  No 
suitable habitat 
present

Rank 2B
An epiphytic fruticose lichen found on dead twigs and other 
lichen in north coast coniferous forests.  Elevation range: 75 - 430 
meters. 

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 1B
An annual herb found in sandy and sometimes rocky soils in 
coastal bluff scrub and coastal dunes.  Elevation range: 10 - 170 
meters.  Blooms: March - May. 

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B
A perennial evergreen tree that is found in closed-cone 
coniferous forests with podzol-like soils.  Elevation range: 75 - 
250 meters.  Blooms: unknown. 

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present
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great burnet

Sanguisorba officinalis

Point Reyes checkerbloom

Sidalcea calycosa ssp 
rhizomata

maple-leaved checkerbloom

Sidalcea malachroides

Siskiyou checkerbloom

Sidalcea malviflora ssp. 
Patula
purple-stemmed 
checkerbloom

Sidalcea malviflora ssp. 
purpurea

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Rank 1B

Rank 1B

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 2B

A perennial rhizomatous aquatic herb found in wetland habitats 
associated with the north coast coniferous forests: bogs and fens, 
meadows and seeps and marshes and swamps.  Elevation range: 
60 - 1400 meters.  Blooms: July - October. 

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 4.2

A perennial herb often found in disturbed areas.  Broad leaved 
upland forest, coastal prairie, coastal scrub, north coast 
coniferous forests, ripairan woodland.  Elevation range: 0 - 730 
meters.  Blooms: March - August. 

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

Rank 1B
A perennial rhizomatous herb found in freshwater marshes and 
swamps located near the coast.  Elevation range: 3 - 75 meters.  
Blooms: April - September. 

High Potential.  The 
Study Area is within the 
accepted elevation 
range, has appropriate 
habitat and has known 
occurences in the area.

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.

A perennial rhizomatous herb assocated with coastal bluff scrub, 
coastal prairie and north coast coniferous forests.  Elevation 
range: 15 - 880 meters.  Blooms: April - August.

A perennial rhizomatous herb that lives in broad leaved upland 
forest and coastal prairies.  Elevation range: 15 - 85 meters.  
Blooms: May - June.  

Moderate Potential.  The 
Study Area has 
appropriate habitat but 
there are no known 
occurences in the vicinity

Not Present.  No 
individuals were 
identified during 
the protocol-
level scoping 
survey.
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SPECIES STATUS* HABITAT REQUIREMENTS

POTENTIAL TO 
OCCUR IN 
STUDY AREA

SURVEY 
RESULTS

Hoffman's bristly 
jewelflower

Streptanthus glandulosus 
ssp. Hoffmanii

Santa Cruz clover

Trifolium buckwestiorum

Monterey clover

Trifolium trichocalyx

Methuselah's beard lichen

Usnea longissima

Rank 1B
An annual herb found in often serpentinite soils in chaparral, 
cismontane wooldand and valley and foothill grasslands.  
Elevation range: 120 - 475 meters.  Blooms: March - July.

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 1B
An annual herb found in gravelly margins of broadleafed upland 
forests, cismontane woodland and coastal prairie.  Elevation 
range: 105 - 610 meters.  Blooms: April - October. 

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 4.2

A fruticose lichen found on tree branches, usually on old growth 
hardwoods and conifers, broad leaved upland forest, north coast 
coniferous forests.  Elevation range: 50 - 1460 meters.  Blooms: 
unknown.

No Potential.  The Study 
Area is below the 
accepted elevation 
range. 

Not Present.  No 
suitable habitat 
present

Rank 1B
An annual herb that lives in closed-cone coniferous forest (sandy 
openings, burned areas).  Elevation range: 30 - 305 meters.  
Blooms: April - June. 

No Potential.  The Study 
Area lacks appropriate 
habitat. 

Not Present.  No 
suitable habitat 
present
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SPECIES STATUS HABITAT REQUIREMENTS POTENTIAL TO OCCUR 
IN STUDY AREA

Point Areana 
mountain beaver

Aplodontia rufa 
nigra

Sonoma tree vole

Arborimus poma

Pacific tailed frog

Ascaphus truei

Least Concern

Range includes Cascade Mountains and Pacific coastal 
areas of North America.  Can be found in clear, cold, 

swift-moving mountain streams with course 
substrates.  Primarily in older forest sites, requires 
microclimate conditions that are more common in 

older forests. 

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 

Endangered

Burrow sites are typically found on moist and steep 
north facing slopes or gullies with well-drained and 

friable soil.  Studies suggest that the most important 
factors in habitat use are cool thermal regime, 

adequate soil drainage and softness and abundant 
food supply and a high percentage of cover of lush 

herbaceous and small diameter woody plants.  Found 
in mesic coastal scrub, nortern dune scrub, the edges 

of conifer forest and riparian plant communities. 

No Potential.  The Study Area 
is outside of the known range 

of this particular species. 

Decreasing

Inhabits northwestern California, from Freestone, 
Sonoma County north through Mendocino, Humboldt 
and western Trinity counties to the south fork of the 
Smith River, Del Norte County.  Habitat consists of 

mixed evergreen forests, wet and mesic old growth 
Douglas fir forests.  Nests in trees 2 - 50 meters above 

the ground.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 
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SPECIES STATUS HABITAT REQUIREMENTS POTENTIAL TO OCCUR 
IN STUDY AREA

Obscure bumble bee

Bombus caliginosus

Western bumble bee

Bombus occidentalis

marbled murrelet

Brachyramphus 
marmoratus

Mendocino 
leptonetid spider

Calileptoneta wapiti

Decreasing

Occurs along the West Coast and Mountain West of 
North America from Arizona, New Mexico and 

Mediterranean California, north through the Pacific 
Northwest.  This species nests underground in cavities 

such as old squirrel and other animal nests.

High Potential.  Appropriate 
habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.

Vulnerable

Range includes Mediterranean California and the 
Pacific coast.  Inhabits open grassy coastal prairies and 
coast range meadows.  Nesting occurs underground as 

well as above ground in abandoned bird nests. 

High Potential.  Appropriate 
habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.

Endangered

Occurs in California, Oregon, Washington, British 
Colombia, south-east Alaska, Prince William Sound, 
Kenai Peninsula, Lower Cook Inlet, Barren Islands, 

Afognack and Kodiak Islands amongst other locations.   
Nests in old-growth and older-aged trees; forested 
areas with multiple canopy layers and high moss 

abundance are strongly preferred.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 

None Occurs in northern California coniferous forests.
No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 
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SPECIES STATUS HABITAT REQUIREMENTS POTENTIAL TO OCCUR 
IN STUDY AREA

Townsend's big-
eared bat

Corynorhinus 
townsendii

white-tailed kite

Elanus leucurus

North American 
porcupine

Erthizon dorsatum

tufted puffin
Fratercula cirrhata
Pomo bronze 
shoulderband

Helminthoglypta 
arrosa pomoensis

Least Concern Found in a variety of locations that rane from 
coniferous forests and woodlands, deciduous riparian 
woodland, semi-desert and montane shrublands.  The 

most common is evergreen forests. 

High Potential.  Appropriate 
habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.

None

Occurs in the southern half of Canada, and northern 
and western United States, as well as scattered 

populations throughout the eastern US.  Found in a 
wide variety of habitats including dense forests, tundra 

grasslands and destert shrub communities.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 

Least Concern
Uses trees with dense canopies for cover.  Forages in 
undisturbed, open grasslands, meadows, farmlands 

and emergent wetlands. 
High Potential.  Appropriate 

habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.

Decreasing This species has a very large range, including islands 
and rocky outcroppings along the coastlines. 

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 

Critically imperiled Range is heavily redwood-timbered canyons of 
Mendocino County.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 
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SPECIES STATUS HABITAT REQUIREMENTS POTENTIAL TO OCCUR 
IN STUDY AREA

lotis blue butterfly

Plebejus anna lotis

Purple martin

Progne subis

Northern red-legged 
frog

Rana aurora

Foothill yellow-
legged frog

Rana boylii

Endangered This species probably occurred in wet meadows and 
sphagnum willow bogs. 

High Potential.  Appropriate 
habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.

Least Concern

This species is widely but locally distributed in forest 
and woodland areas at low to intermediate elevations.  

They are found in broadleaved upland forest, lower 
montane coniferous forests.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 

Least Concern

Range extends from southwestern British Colombia to 
northwestern California.  In vicinity of quiet permenant 

waters of streams, marshes or ponds.  Sometimes 
found in damp woods and meadows some distance 
from water.  Occurs in sites with dense vegetation 

close to water and some shading.

High Potential.  Appropriate 
habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.

Decreasing

Range extends from Pacific drainages from the upper 
reaches of the Willamette River system to the San 

Gabriel River.  Inhabits partially shaded, rocky streams 
at low to moderate altitudes in areas of chaparral, 

open woodland and forest.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 
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SPECIES STATUS HABITAT REQUIREMENTS POTENTIAL TO OCCUR 
IN STUDY AREA

California red-legged 
frog

Rana draytonii

Southern torrent 
salamander

Rhyacotriton 
variegatus

Stable

Range extends from southern Mendocino County 
through Polk, Tillamook and Yamhill counties, Oregon.  
Inhabits coastal coniferous forests in small, cold, clear 

high-gradient mount streams and spring seepages.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 

Decreasing

Range extends from southern Mendocino County to 
northernwestern Baja California.  Inhabits in or near 
quiet permanent water of streams, marshes, ponds, 

lakes and other quiet bodies of water. 

High Potential.  Appropriate 
habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.
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SPECIES STATUS HABITAT REQUIREMENTS POTENTIAL TO OCCUR 
IN STUDY AREA

Behren's silverspot 
butterfly

Speyeria zerene 
behrensii

Red-bellied newt

Taricha rivularis

Endangered

An occupied or potential site must have two key 
resources: 1) caterpillar host plants; and 2) adult 

nectar sources.  Distribution of the Behren's silverspot 
butterfly is highly dependent on these resources.  

Coastal terrace prairie is a dense grassland dominated 
by perennial grasses, on sandy loam soils on marine 

terraces below about 330 meters elevation and within 
the zone of coastal fog.  In addition to perennial and 

annual grasses, the coastal prairie vegetation includes 
bracken ferns and woody shrubs and trees such as 

coyote brush, red alder, salal, and conifers.  Violets, in 
particular the early blue violet, need to be present, as 

they are the butterfly's larval host plant.  Nectar 
sources need to be available for foraging adults during 
the summer flight period.  In addition to availability of 
violets and nectar plants, areas with shelter from wind 

may affect habitat suitability.  The coastal prairies 
within the species range are frequently windy during 
the butterfly flight season, with winds predominantly 
from the northwest.  Trees and large shrubs, as well 

as topographic features, can provide sheltered pockets, 
where microclimates are more favorably flight and 

essential activities during windy periods.  

High Potential.  Appropriate 
habitat exists for this species, 
but no individuals were seen 
during protocol-level surveys.

Least Concern
Range extends from Honeydew, Humboldt County to 

the Russian River, Sonoma County.  Inhabits mountain 
streams and rivers in coastal woodlands and redwood 

forests.

No Potential.  The Study Area 
lacks appropriate habitat for 

this particular species. 
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Analysis of the proposed project utilizing Mendocino County LCP 
ordinance section 20.496.02(a) through (k).  
  
Development Criteria   
(1) Width.  The width of the buffer area  There is no feasible alternative to 
shall be a minimum of one hundre (100) proposed developments within the  
feet, unless an applicant can demonstrate,  ESHA buffer given site and legal  
after consultation and agreement with the  constraints.  Impacts are considered to 
Department of California Fish and Wildlife be of minor significance due to the  
and County Planning staff, that one hundred specific characteristics of the wetlands 
feet is not necessary to protect the resources being impacted. 
of that particular habitat area from possible    
significant disruption caused by the  No new land division is proposed.  
proposed development.  The buffer area   
shall be measured from the outside edge   
of the Environmentally Sensitive Habitat   
Areas and shall not be less than fifty (50)    
feet in width.  New land division shall not be    
allowed which will create new parcels   
entirely within the buffer area.     
Developments permitted within a buffer   
area shall generally be the same as those    
uses permitted in the adjacent    
Envionmentally Sensitive Habitat Area.   
    
Standards for determining the appropriate   
width of the buffer area are as follows:   
(a) Biological Signicance of Adjacent Lands.   
Lands adjacent to a wetland, stream, or riparian   



APN: 123-290-03  
BIOLOGICAL SCOPING, WETLAND DELINEATIONS,  

& BOTANICAL SURVEYS 
 
 

 83 

habitat area vary in the degree to which they are 
functionally related to these habitat areas.  
Functional relationships may exist if species 
associated with such areas spend a significant 
portion of their life cycle on ajacent lands.  The 
degree of significance depends upon the habitat 
requirements of the species in the habitat area 
(e.g. nesting, feeding, breeding, or resting).  
Where a significant functional relationship exists, 
the land supporting this relationship shall also be 
considered to be part of the ESHA, and the buffer 
zone shall be measured from the edge of these 
lands and be sufficiently wide to protect these 
functional relationships.  Where no significant 
functional relationship exist, the buffer shall be 
mesured from the edge of the wetland, stream, 
or riparian habitat that is adjacent to the 
proposed development. 

No significant relationship exists 
between the lands adjacent to the 
wetlands. 

(b) Sensitivity of Species to Disturbance.   The 
width of the buffer zone shall be based, in part, 
on the distance necessary to ensure that the 
most sensitive species of plants and animals will 
not be disturbed significantly by the permitted 
development.  Such a determination  shall be 
based on the following after consultation with the 
Department of Fish and Wildlife or others with 
similiar expertise. 

No rare, threatened or endangered 
plants or animals are known to utilize 
the existing wetland areas as habitat.  
The potential impacts associated with 
the already installed county-permitted 
driveway will not signifcanly disturb 
other "sensitve" species which may be 
associated with the ESHA's. 

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

Habitat is of poor quality for fish and 
wildlife species.  

(ii) An assessment of the short-term and long-
term adaptability of various species to human 
disturbance. 

Associated species are considered to 
be highly adaptable to disturbance at 
the levels expected. 
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(iii) An assessment of the impact and activity 
levels of the proposed development on the 
resource. 

Impacts are considered to be of minor 
significance due to the specific 
characteristics of the wetlands being 
impacted.  Impacts will not vary 
significantly with expected activity 
levels.  

c) Susceptibility of Parcel to Erosion.  The width 
of the buffer zone shall be based, in part, on an 
assessment of the slope, soils, impervious 
surface coverage, runoff characteristics, and 
vegetative cover of the parcel and to what degree 
the development will change the potential for 
erosion.  A sufficient buffer to allow for the 
interception of any additional material eroded as 
a result of the proposed development should be 
provided. 

Impacts from erosion are expected to 
be minimal due to slope and best 
management practices that will be 
implemented for development. 

(d) Use of Natural Topographic Features to 
Locate Development.  Hills and bluffs adjacent 
to ESHA's shall be used, where feasibie, to buffer 
habitat areas.  Where otherwise permitted, 
development should be located on the sides of 
hills away from ESHA's.  Similiarly, bluff faces 
should not be developed but shall be included in 
the buffer zone. 

It is not feasible to locate development 
according to topographical features. 

(e) Use of Existing Cultural Features to Locate 
Buffer Zones.  Cultural features (e.g. roads and 
dikes) shall be used, where feasible, to buffer 
habitat areas.  Where feasible, development 
shall be located on the side of roads, dikes, 
irrigation canals, flood control channels, etc., 
away from the ESHA. 

No existing cultural features provide 
added buffering capabilities. 
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(f) Lot Configuration and Location of Existing 
Development.  Where an existing subdivision or 
other development is largely built-out and the 
buildings are a uniform distance from a habitat 
area, at least that same distance shall be 
required as a buffer zone for any new 
development permitted.  However, if that 
distrance is less than one hundred (100) feet, 
additional mitigation measures (e.g. planting of 
native vegetation) shall be provided to insure 
addtional protection.  Where development is 
proposed in an area that is largely undeveloped, 
the widest and most protective buffer zone 
feasibile shall be required. 

Mitigation measures are outlined in 
report and are designed to account for 
potential impacts to wetlands. 

(g) Type and Scale of Development Proposed.    
The type and scale of the proposed development 
will, to a large degree, determine the size of the 
buffer zone necessary to protect the ESHA.  Such 
evaluations shall be made on a case-by-case 
basis, depending upon the resources involved, 
the degree to which adjacent lands are already 
developed, and the type of development already 
existing in the area. 

The type and scale of proposed 
developments are such that only minor 
impacts to the wetlands are expected. 

(2) Configuration.   The buffer area shall be 
measured from the nearest outside edge of the 
ESHA (e.g., for a wetland from the landward edge 
of the wetland; for a stream from the landward 
edge of riparian vegetation or the top of the bluff). 

Buffer areas have been measured from 
outside edge of ESHA's. 

(3) Land Division.  New subdivisions or boundary 
line adjustments shall not be allowed which will 
create or provide for new parcels entirely within a 
buffer area. 

No new subdivision or boundary line 
adjustments are proposed.  

(4) Permitted Development.   Development 
permitted within the buffer aea shall comply at a 
minimum with the following standards: 
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(a) Development shall be compatible with the 
continuance of the adjacent habitat area by 
maintaining the functional capacity, their ability 
to be self-sustaining and maintain natural 
species diversity. 

Development is located in the only 
feasible locations.  It is compatible 
with other development in the vicinity 
and has been thoughtfully designed to 
minimize impacts to ESHA's. 

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

No other feasible site is availabe on the 
parcel. 

(c)  Development shall be sited and designed to 
prevent impacts which would degrade adjacent 
habitat areas.  The determination of the site shall 
include consideration of drainage, access, soil 
type, vegetation, hydrological characteristics, 
elevation, topography, and distance from the 
natural stream channels. 

Mitigation will include removal of 
exotic and invasive species and 
replacemet of native species to 
enhance the existing wetland.   

(d) Same as 4(a)   

(e)  Structures will be allowed within the buffer 
area only if there is not other feasible site 
available on the parcel.  Mitigation measures, 
such as planting riparian vegettion, shall be 
required to replace the protective values of the 
buffer area on the parcel, at a minimum ratio of 
1:1 which are lost as a result of development 
under this solution. 

No other feasible site is availabe on the 
parcel. 

(f) Development shall minimize the following:  
impervious surfaces, removal of vegetation, 
amount of bare soil, noise, dust, artificial light, 
nutrient runoff, air pollution, and human 
intrusion into the wetland and minimize 
alteration of natural landforms.   

Proposed development minimizes all 
of the listed activities, to the greatest 
extent feasible. 

(g).  Where riparian vegetation is lost due to 
development, such vegetation shall be replaced 
at a minimum ratio of 1:1 to restore protective 
values of the buffer area. 

No riparian vegetation will be lost. 
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(h).  Aboveground structures shall allow peak 
surface water flows from a 100 year flood to pass 
with no significant impediment. 

The wetlands are created by an offsite 
seep and by offsite drainage.   

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

No impacts to hydraulic capacity, 
subsurface flow paterns, biological 
diversity, and/or biological or 
hydrological processes, either 
terrestrial or aquatic are projected.  

(i).  Priority for drainage conveyance from a 
development site shall be through the natural 
stream environment zones, if any exist in the 
development area.  In the drainage system 
design report or development plan, the capacity 
of natural stream environment zones to convey 
runoff from the completed development shall be 
evaluated and integrated with the drainage 
system whenever possible.  No structure shall 
interrupt the flow of ground water with in the 
buffer strip.  Foundations shall be situated with 
the long axis of interrupted impermeable vertical 
surfaces oriented parallel to the ground water 
flow direction.  Piers may be allowed on a case by 
case basis. 

No structure shall interrupt the flow of 
ground water within a buffer strip. 

(k).  If findings are made that the effects of 
developing an ESHA buffer area may result in 
signifcant adverse impacts to the ESHA, 
mitigation measures will be required as a 
condition of project approval.  Noise barriers, 
buffer areas in permanent open space, land 
dedicated for erosion control, and weland 
restoration, including offsite drainage 
improvements, may be required as mitigation 
measures for development adjacent to 
environmentally sensitive habitats. 

Mitigation measures are outlined in the 
attached report and are designed to 
account for potential impacts to 
ESHA's and associated buffers. 
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APPENDIX G: 
RESULTS OF U.S. ARMY CORPS OF 

ENGINEERS MITIGATION 
CALCULATION 

(12501-SPD.06) 
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required fot tut rtpllcerrenl ot funclioot wring 

! .....__.......,Ill, if f'litlA'"''~"' h_ ,..,._.,:.,e,d ,. 

Ptoj&el Manago,: Menlo Rekneon / Sacab BcadkW 
Non-lklel wetland Hydrology; soe,oootbr Oooood . .. , ac:,n ltm:1i'l dls1anc:e: 311 linear feet 
Collffln B Column C 
MitlgaOon Site Name-: eastern Mtland MitlgaUon Site Nam&: 
MitlgaUon Type; -- MitigaUon Type,: 

I ORM ~source Type; Noo-Odal Mtland ORM ~source Type: 
C,owatdinlHGM type: ..,,. ... ~rdinlHGM type: 
Hvd....-....u: seasonctltv flooded IHvd....&.v.u: 

Starting ratto: 1.0 : 1.0 S1artlng ratio: 1. 0 : 1.0 
Ratio$dju,tment: 0.0 Rat io adjustment: 
B.aiseline ratio: 1.00 : 1.00 ~seine ratio: 1.00 : 1.00 
PM 'ust if'tcatlon: ... PM lust itication: see Table 1 
Ratio adjustment lrom BMI Ratio adj1ntmont rrom BMI I ......,..&dure lal tachedl: ' 1,_...,ed!Jre latlachedl: ' Baseline ratio: ' 1.00 Baseline ratio: ' 1.00 

Ratio cKfjus tment: I Ratio '1djustment L.._ 

Ratio adjus tment: 0 Re,t k) adjUSl l1'$\t; ____J 
PM Ju,tifk:ation: lnwtl and nitlgaUon would be Wlhin the PM ju,tific:etlon: 
same area 
Ratio adjustment: 0 R,tlQ adjustment: __J 
PM jusllficatM enhancement of exlsUng wetland PM j1J1tlfleatlon: 

Ratio ed]U$lmtn\: 0 Ral io iK!jU$1tnfflt: ___J 
PM Justtr1Catlon: no corwertk>n PM jostlflcatioo: 

Ratio adjustment 0 Ratio adjustment: __J 
PM Justification: uncertainty racton: gentf1lly nol PM justification: 

'PP!ic•ble 

Ratio adjus tment: 0 Rat io adjustment: ___J 
PM juslifieeitiOn: ei. No planned deleiy PM ,lustitieat1on: 

Baseline ratio from 2.e. b or c: 1.00 : 1.00 c; 1.00 : 1.00 Baselwle ratio from 2.a. b or e: 0.00 : 1.00 
Total adjustments (3-8): 1.20 Total adjustments (3-8): 0,00 Total adjustments (3-8): 0.00 
Flnal ,all« 2.20 : 1.00 Final ral io! 1.00 : 1.00 Final ratio: 0.GO : 1.00 
Proposed iffl>a,ct (total): 0.042 acres Rem!ming ~l: 0.00 .,,, .. Remaining ~ I (acres}: "'"'"' 

36 linear feet 0 linear feet R&imfning ~ (lnear feel): fwALUEI linear feet 
10 Resouree lype: 0 to Resource type-: 0 10 Resource type: 0 
~,din or HGM; riverine Cowilrdin ot HGM r!Yerine Cowardln or HGM. riverine 

seasonal! seasonally s easonally 
Hyd,ology: y flooded Hyd,ology: flooded Hyd,ologyc flooded 
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Tabla 1: Qualitative comparison of functions (functional 1099 vs . gain) (Instructions at bottom). 

Functions (Column A) Impact site Mitigation site 
I Short- or long-term surface water storage l low low 

Subsurface water storaae low low 
Moderation of oroundwater flow or discharne moderate moderate 
Dissioation of enemv low low 
CVclina of nutrients low low 
Removal or elements and compounds low low 
Retention of partiwlates low low 
Exoort of ornanic carbon moderate moderate 
Maintenance of plant and animal communities moderate moderate 

Function (Column 8) Impact site Mitigation site 
Short- or long-term surtace water storage 
Subsurface water storaae 
Moderation of aroundwater flow or dlscharoe 
Dissioatkln of enemv 
Cvclina of nutrients 
Removal of elements and cornoounds 
Retentkln of oartlculates 
Export of organic carbon 
Maintenance of plant and animal communities 

Function (Column C) Impact site Mitigation si te 
short- or long-term sunace water storage 
Subsurface water storage 
Moderation of oroundwater flow or dischame 
Dissipation of enemv 
Cvcllna of nutrients 
Removal of elements and comoounds 
I Retention of oarticulates 
Export of organic carbon 
Maintenance or plant and animal communities 

Instructions: 

PM Juatlllcatlon: Impact and mitigation are 
wl1hln the same water body, habitat type, 
which means that functional gain and loss 
would be equal. 

PM Justlftcatlon: 

f 
1. Describe amount of functional loss (Impact) and gain (mitigation) In each respective column. Gain and loss can be 
2. Note: alternate lists of functklns may be used. 
3. Note: a single adjustment should be used to account for all runctions combined (see example 7 in attachment 12501.3) 
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1.0 INTRODUCTION 

This report presents the results of our geotechnical investigation that Brunsing Associates, Inc. 
(BAI), performed for the planned Reimann residence at 2300 North Highway 1, Albion, 
Mendocino County, California. The project site is located on the coastal bluffs, approximately 7 
miles south-southeast of the town of Mendocino. The site is shown on the Vicinity Map, Plate 1. 

It is our understanding that the project will consist of a residence and detached garage, as shown 
on the Site Map, Plate 2. The residence will consist of a single-story structure with concrete 
slab-on-grade floors; the garage will consist of a two-story structure with concrete slab-on-grade 
floors. We understand that the upper story of the garage structure will consist of living space. 
Based on the plot plan provided (Sparano, 2023) the proposed residence is to be situated 50 feet 
northeast of the ocean blufftop and the garage is to be located approximately 180 feet west of the 
ocean blufftop . This report is being completed to provide an updated geologic report for Coastal 
Development Pe1111it (CDP) 1-81-085 as required by the California Coastal Commission. 

Our approach to providing the geotechnical and geologic information necessary to perf01111 this 
investigation and evaluation utilized om knowledge of the geologic conditions in the site vicinity 
and our experience with similar projects. Field exploration and laborato1y testing for this 
investigation were directed towards confirming anticipated geotechnical and geologic conditions 
in order to provide the basis for our conclusions and recommendations. 

The scope of our geotechnical services, as outlined in our Professional Services Agreement dated 
May 11, 2023, consisted of reviewing previous file data including published maps and aerial 
photographs, engineering geologic field reconnaissance, subsurface exploration, laboratory 
testing on soil and bedrock samples, engineering and geologic analyses, evaluation of future 
effects from sea level rise, and the preparation of this report. 

2.0 INVESTIGATION AND LABO RA TORY TESTING 

2.1 Published Research 

As part of our investigation, we reviewed published geotechnical literature, including geologic, 
fault, and seismic hazard maps for the site and vicinity. We also reviewed previous 
geologic/geotechnical reports prepared by BAI on nearby properties. Included in our review was 
a previously completed geologic report for the property by J.R. Bovyer, Consultant, dated 
September 5, 1981; The Staff Report: Consent Calendar, provided by the California Coastal 
Commission, North Coast District, dated October 16, 1981, which describes the Approval with 
Conditions of CDP # 1-81-085; and, the Plot Plan of the project area, prepared by Sparno + 
Mooney Architecture dated June 2, 2023. A list of selected published references reviewed for 
this investigation is presented in Appendix A. 

2.2 Reconnaissance 

BAI's principal geotechnical engineer and principal engineering geologist pe1formed a 
reconnaissance of the terrace and upper bluff at the property on June 8, 2023. They 
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photographed the site and marked the boring locations. On June 15th , our senior engineering 
geologist performed our subsurface exploration and a bluff reconnaissance. Drone photographs 
of the project site and adjacent bluffs were taken during favorable weather conditions on August 
8, 2023. 

2.3 Aerial Photograph Studies 

Our reconnaissance was augmented by studying vertical aerial photographs from the California 
Coastal Records Project (www.californiacoastline.org). We reviewed vertical, color aerial 
photographs of the site dated 1986 and 1993. From Google Earth, we reviewed vertical, color 
aerial photographs of the site dated 2023, 2021, 2019, 2018, 2016, 2012, 2010, 2009, 2006, 
2005, 2003, 1998 (black and white). 

In addition to reviewing vertical aerial photographs, we also obtained oblique-angle aerial 
photographs from the California Coastal Records Project (www.cali forni acoas tline.org). We 
qualitatively compared oblique aerial photographs of the site from 1972, 1979, 2002, 2005, 2009, 
2013 and 2019. The 1979 and 2019 photographs are presented herein as our Coastal Oblique 
Aerial Photographs on Plate 3. The results of our photograph studies are incorporated into 
Section 5 .4 of this report, Bluff Retreat. 

2.4 Subsurface Exploration 

Our subsurface exploration was conducted on June 15, 2023. The exploration consisted of 
drilling, logging, and sampling four exploratory test borings using a track-mounted drill rig 
utilizing 4.5-inch diameter solid-stem flight augers. The borings were drilled to depths of 9.5 to 
16.5 feet below the ground surface. The approximate boring locations are shown on Plate 2. 

Our senior engineering geologist made a descriptive log of each boring and obtained relatively 
undisturbed tube samples of the soil and bedrock materials encountered for visual classification 
and laboratory testing. Relatively undisturbed samples were obtained using 3.0-inch outside 
diameter modified California (CA) split-barrel sampler and a 2-inch outside diameter Standard 
Penetration Test sampler (SPT). The inside of the sampler barrels contained liners for retaining 
the soil samples. The samplers were driven by a 140-pound drop hammer falling 30 inches per 
blow. Blows required to drive the CA sampler were converted to SPT blow counts I for 
correlation with empirical test data, using a conversion factor of 0.64. Blow counts are presented 
on the boring logs alongside the sample locations. 

Logs of the test borings showing the various soil types encountered and the depths at which 
samples were obtained are presented on Plates 4, 5, 6, and 7. The soils are classified in 
accordance with the Unified Soil Classification System outlined on Plate 8. The various 
descriptive properties used to describe the soils are listed on Plate 9. 

1 SPT blow cow1ts provide a relative measure of soil consistency and strength and are utili zed in our engineering analyses. 

2 
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2.5 Laboratory Testing 

Soil samples obtained during our subsurface exploration were transported to our laboratory and 
examined to confirm field classifications. Laboratory tests were performed on selected samples 
to estimate their pertinent geotechnical engineering characteristics. Laboratory testing consisted 
of moisture content, dry density, triaxial-compression, and direct shear tests. The test results are 
presented opposite the samples tested on the boring logs. A key to test data is provided on 
Plate 8. The triaxial compression tests data are presented on Plate 10. The direct shear test data 
is presented on Plate 11. 

3.0 SITE CONDITIONS 

The project site is located on an elevated marine terrace west of Highway 1. The terrace was 
created during the Pleistocene Epoch, when glaciation caused sea level fluctuations which 
created a series of steps or te1i-aces cut into the coastal bedrock surface by wave erosion. The 
tenace slopes generally west, toward the Pacific Ocean. The project site is bounded to the west 
by steep ocean bluffs; to the north and south by undeveloped space and estate properties; and to 
the east by Highway I. 

Based on drone reconnaissance and our review of available imagery, the bluffs are composed of 
steep to near vertical slopes of approximately 140 to 160 vertical feet of height. The upper 20 
feet of the bluff consists of erodible material which forms slopes of 3H: 1 V and is vegetated with 
grass, shrubs, and trees. The lower bluff is composed of resistant bedrock which extends to a 
boulder, cobble, and sand beach below. Slope gradients in the lower bluffs ranged from 2H: 1 V 
to near vertical. 

Site vegetation on the terrace consists of a dense cover of grass and weeds. Established trees 
were observed along the south and southwest perimeter and eastern extents of the property. 
Surface water was not observed at the time of our reconnaissance. Drone photographs show two 
groundwater seeps within the lower bluffs. A drone photograph showing the condition of the 
bluffs on August 8, 2023 is shown on Drone Photograph, Plate 12. 

4.0 SITE GEOLOGY AND SOIL CONDITIONS 

The Mendocino County coastal area, east of the San Andreas Fault, is comprised of sedimentary 
bedrock of the Tertiary-Cretaceous Period, coastal belt of the Franciscan Complex. The 
Franciscan bedrock exposed within the lower 1/3 of the bluffs consists of light gray sandstone 
with some shale. Based on drone photographs, this bedrock appears thinly bedded with 
moderate fracturing and appears to dip generally to the southeast. This bedrock has been eroded 
in places to a resistant bench that extends west from the base of the bluff. The middle 1/3 of the 
bluff is composed of massively bedded and moderately fractured dark gray sandstone which has 
eroded to near vertical slopes. 

The bedrock is overlain by Pleistocene terrace deposits of approximately 20 feet in thickness 
which constitute the upper bluff. These deposits have eroded to form a moderate slope which 
extends to the steeper bedrock bluffs below and is well vegetated. The terrace deposits are 

3 
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blanketed by 2 to 4 feet of topsoil consisting of dark brown, soft sandy silts which were porous 
with roots. The silts appear to be of low plasticity and of low expansion potential (tendency for 
soil volume change with changes in moisture content). Underlying the topsoil, our exploration 
encountered orange-brown silty sands and clean sands (less than 5% fines) which extend to the 
maximum depth explored (16.5 feet). The sands are loose to dense and fine grained with few 
coarse sands. In general, the top two feet of these sands (underlying the topsoil) were loose, the 
underlying material is medium dense to dense. 

No evidence of active faulting was observed in the site vicinity and the published references we 
reviewed did not indicate faults on or trending towards the property . The active, San Andreas 
Fault is located offshore, approximately 2.5 miles to the southwest. 

No active landsliding or erosion were observed on the property bluffs. In general, the upper 
terrace deposits appear to be currently stable and well vegetated. The lower bluffs appeared 
generally stable with minor evidence of sloughing observed within the dark gray sandstone 
which forms the lower bluffs. 

5.0 DISCUSSION AND CONCLUSIONS 

5.1 General 

Based on the results of our reconnaissance and subsurface exploration, we conclude that the site 
is geologically and geotechnically suitable for the proposed residence and garage. The main 
geological/geotechnical considerations affecting the proposed construction are loose and porous 
near-surface soils, settlement, bluff stability, bluff erosion/retreat rate, strong seismic shaking 
from future earthquakes and liquefaction. These considerations and their possible mitigation 
measures are discussed below. 

5.2 Weak and Porous Soils 

The areas of our borings are blanketed by between 2 and 4 feet of surface soils and subsoils that 
are soft/loose to medium dense and porous. Foundations and slabs placed directly upon these 
soils could undergo damaging differential settlement. Weak soils will collapse when loaded in a 
saturated condition. The weak and porous soils can be removed and replaced as compacted fill 
according to the specifications of this report or foundation support can be derived from the 
underlying supporting soils. 

5.3 Settlement 

Assuming foundations are designed and constructed in accordance with our recommendations, 
we estimate that the maximum post-construction settlement due to foundation loads will be less 
than ¾ inch. We judge that post-construction differential settlement will be less than ½ inch 
between adj acent foundations. 

4 
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5.4 Bluff Retreat and Stability 

Our site reconnaissance and quantitative review of aerial photographs indicate the bluffs have 
remained generally unchanged since 1979. Areas of potential instability observed within the 
1979 oblique aria! photographs show minimal evidence of continued erosion and instability and 
are currently well vegetated. Available imagery indicates minor sloughing and erosion within 
the base of the terrace deposits. Based on these observations and our experience with similar 
projects in the area the average bluff retreat ( erosion) rate along the ocean bluffs is 
approximately 2 inches per year. At this average rate, and with a projected increase rate due to 
sea level rise as shown in Tables 1 and 2, the bluff edge could erode back approximately 18.8 
feet over the next 75 years. Small periodic slumps within the upper bluffs should be expected 
during the design life of the proposed improvements. 

BAI' s estimated erosion rate is significantly less than the rate given in Open File Report 2007-
1133 (0.2 meters, or approximately 16 inches per year) for this region. If the USGS rate were 
accurate, the bluff edge would have retreated approximately 27 feet over the last 20 years, which 
is clearly not the case. 

5.5 Sea Level Rise Effects on Bluff Retreat 

Rapid sea-level rise of approximately 400 - 450 feet occurred between 18,000 and 8,000 years 
before present, according to "Rising Seas in California", Griggs, et al, 2017. Sea levels have 
remained relatively constant since that time. However, sea levels have started rising again. The 
California Coastal Commission (CCC) recently adopted the Science Update, dated November 7, 
2018 to the 2015 Interpretive Guidelines for addressing Sea Level Rise in Local Coastal 
Programs and Coastal Development permits. The Science Update provides sea-level rise 
projections for the San Francisco coastal area, as follows in Table 1: 

5 



Table 1: Sea Level Rise Projections* 
Documented 

(Medium-High Risk Aversion Rise 
Time Period Sea Level Rise (Feet) Inches Inches 

2000 0 0 
2023** 0.6 7.4 1.8 

2030 0.8 9.6 
2040 1.3 15.6 
2050 1.9 22.8 
2060 2.6 31.2 
2070 3.5 42.0 
2080 4.5 54.0 
2090 5.6 67.2 

2098** 6.6 79.7 
2100 6.9 82.8 

*California Coastal Commission, Sea Level Rise Policy Guidance, 2018 
**BAI interpolated 
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Likely 
Rise 

Inches 

3.4*** 
4.6**** 

*** Assumes little or no increase to the rate of sea level rise over the next 7 years 
**** Assumes little or no increase to the rate of sea level rise over the next 17 years 

Recent sea level rise projections by the California Coastal Commission show that by 2098, the 
sea level will be as much as approximately 79.7 inches higher than the baseline of 2000. 
However, according to the National Oceanic and Atmospheric Administration (NOAA) San 
Francisco tide gauge, sea level rise of just 1.8 inches has occurred since 2000, rather than the 7.4 
inches, projected. 

Based upon historic aeria l photographs and site observations, the current historic, average bluff 
retreat rate appears to be 2 inches per year (Tab le 2). The hard bedrock within the lower bluffs is 
very erosion resistant. Even with a 25-inch sea level rise by 2061, from 2023 elevations, the 
ocean wave erosion will sti ll be resisted by hard bedrock. 

Table 2: Bluff Retreat Rate 

Span 
Cumulative Sea Retreat Rate Amount of 

Years Level Rise (inches per Retreat 
(years) 

(inches)* year) (inches) 
2023-2038 15 14.2 2.0"/vr. 30 
2038-2053 15 23.6 2.5"/y_r. 37 .5 
2053-2068 15 39.6 3. 0" /y_r. 45 
2068-2083 15 57.6 3. 5" /y_r. 52.5 
2083-2098 15 79.7 4.0"/yr. 60 

225" = 18.8' 

* Projected per California Coastal Commission (approximate) 
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5.6 Tsunami Hazard 

As typical of the Mendocino County coastal area, the site could be subject to large stonn waves 
or tsunami waves. In February 1960, the Point Cabrillo Light House was damaged by an 
approximately 65 feet high storm wave (meteorological tsunami, or "meteotsunami"). No such 
waves are recorded at the light house from 1909, the year it was built, to 1960. The 1960 wave 
broke over the lighthouse building, but not the light tower. The wave picked up large, offshore 
rocks and threw them onto the bluffs and into the building. A tractor was needed to pull the 
rocks out of the building. Recently, on January 5, 2023, the lighthouse building was again hit by 
a storm wave which broke open the back doors and flooded the interior to a depth of about 2 feet. 
Given the height of the property bluffs (140 to 160 feet) potential for future large storm waves, 
impact or inundation from a severe stom1 surge or tsunami event is considered a minimal risk for 
the site. 

5.7 Seismicity and Faulting 

As is typical of the Mendocino County area, the site will be subject to strong ground shaking 
during future, nearby, large magnitude earthquakes originating on the active San Andreas fault, 
or possibly other, more distant fault systems. The intensity of ground shaking at the site will 
depend on the distance to the causative earthquake epicenter, the magnitude of the shock, and the 
response characteristics of the underlying earth materials. Generally, engineered structures 
founded in supporting mate1ials and designed in accordance with current building codes are well 
suited to resist the effects of ground shaking. 

No evidence of recent faulting was observed or shown in the site vicinity on the published 
geologic maps that we reviewed for this investigation. Therefore, the potential for fault rupture 
at the site is considered low. 

5.8 Slope Stability Analysis 

Our bluff stability analyses were perforn1ed to correspond, as a minimum, to the guidelines by 
California Coastal Commission, "Establishing Development Setbacks from Coastal Bluffs," 
Proceedings, California and the World Ocean '02. The document recommends a factor of safety 
greater than or equal to 1.5 for static conditions and 1. 1 for seismic conditions and a horizontal 
seismic coefficient of 0.15. 

We also followed the guidelines prepared by (1) American Society of Civil Engineers (ASCE) 
and Southern California Earthquake Center (SC/EC) "Recommended Procedures for 
Implementation of Division of Mines and Geology Special Publication 11 7, Guidelines for 
Analyzing and Mit igating Lands lide Hazards in California", dated June 2002 and (2) California 
Geological Survey (CGS) "Guidelines for Evaluating and Mitigating Seismic Hazards in 
California" dated 2008. 

The cross-section A-A', as shown in Appendix B, was created from Plate 2, Lidar data, our site 
observations and subsurface exploration. Four soil and bedrock units, with different density and 
strength parameters, were identified within the bluff for our stability analyses. Unit "1" is the 
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sandy si lt to silty sand that are soft/loose, Unit "2" is the sands (little to no fines) that are medium 
dense to dense, Unit "3" is the weathered sandstone, and Unit "4" is the little weathered 
sandstone. Table 3 summarizes soil and bedrock parameters used. 

Table 3: Soil and Bedrock Parameters 
Unit Wet Density (pcf) Cohesion (psf) Friction Angle (<Ii) 

1 123 500 0 
2 115 0 45 
3 130 900 0 
4 135 6,800 0 

The above assigned strengths were determined from strength test results obtained from this site, 
adjacent sites as well as from back-analysis of the slope stability calculations. The stability of 
the bluff slope was analyzed using the computer program SLIDE 5.0 by Rocscience, Inc. The 
results of our stability analyses are presented in Appendix B. 

The results of our stability analyses indicate that the bluff at section A-A' has a factor of safety 
less than 1.5 for static conditions and a factor of safety greater than 1. 1 for pseudo-static 
conditions, seismic coefficient of 0.15 . 

The results of our stability analyses indicate that the bluff along section A-A' has the potential 
for instability within 13 feet from the bluff edge. 

5.9 Liquefaction and Densification 

Liquefaction results in a loss of shear strength and potential soil volume reduction in saturated 
sandy, silty, silty/clayey, and also coarse gravelly soils below the groundwater table from 
earthquake shaking. The occurrence of this phenomenon is dependent on many factors, 
including the intensity and duration of ground shaking, the soil age, density, particle size 
distribution, and position of the groundwater table. 

We have evaluated the liquefaction potential for the site using site modified peak ground 
acceleration. The results of our analysis indicate the site has a potential for liquefaction during a 
des ign earthquake. 

Where the probability of liquefaction, factor of safety, was 1.3 or less, we performed an analysis 
to estimate induced vertical settlement due to liquefaction. This analysis was based on 
procedures by Idriss and Boulanger, 2008, with 2014 update. The results of our analysis are 
shown in Table 4 below. Liquefaction analysis results are presented in Appendix C. 

Lateral spreading is generally caused by liquefaction of marginally stable soils underlying gently 
to steeply-inclined slopes. In these cases, the saturated soils move toward an unsupported face, 
such as an incised river channel or body of water. Based on review of our borings and nearby 
unsupported slope faces, we conclude that there is a minor potential for lateral spreading in the 
area and shown in Table 4. 
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BAI has performed an evaluation of earthquake induced settlement in dry sand. The analysis 
was based on procedures by Pradel, D.J., 1998, "Procedure to Evaluate Earthquake-Induced 
Settlements in D1y Sandy Soils" and are shown in Table 4. 

Table 4: Liquefaction Settlement, Densification and Lateral Disolacement 
Boring Settlement (inches) Lateral Displacement Settlement in Dry 

(inches) Sand (inches) 
B-1 0.5 5.0 3.2 

·-- -- . -·- ---•-- ------·· --... -••-- ·-- -···----··- ---•·-··--·-- •--•--··--·---•----.. ,---•··- -----•--•--·•--· ·------··-···--•--···--•--···· 

B-2 0.8 3.7 2.8 
B-3 0.1 0.4 1.7 
B-4 0 0 3.0 

To mitigate the concern of vertical settlement due to liquefaction, the planned building should be 
supported on drilled piers penetrating the underlying supporting soils or spread footings 
underlain by compacted fill. Recommendations for the foundations are presented in Section 6.0 
of this report. 

6.0 RECOMMEND A TIO NS 

6.1 Bluff Edge Setbacks 

Based on our aerial photograph, bluff retreat analysis and slope stability analysis, we recommend 
the following bluff edge setback for future improvements . Using the erosion rates presented in 
Table 2, the property bluffs could potentially erode back (retreat) 19 feet over the next 75 years. 
The 19-foot erosion setback should be increased by 13 feet determined from our slope stability 
analysis. This results in a setback of 32 feet, adding a factor of safety of 1.5, the total setback 
would be 48 feet from the bluff edge. Our bluff setback is based upon a period of 75 years, 
considered by the CCC to be the economic lifespan of a structure, and the projections of 
increased retreat rates resulting from sea level rise. 

6.2 Site Grading 

6.2.1 Clearing and Stripping 

Areas to be graded should be cleared of existing vegetation, rubbish, existing structures, and 
debris. After clearing, surface soils that contain organic matter should be stripped. In general, 
the depth of required stripping will be about 2 to 4 inches; deeper stripping and grubbing may be 
required to remove isolated concentrations of organic matter or roots. The cleared materials 
should be removed from the site or stockpiled for later use in landscape areas, as appropriate. 

6.2.2 Structural Area Preparation 

As used in this report, "Structural Areas" refers to the foundation envelopes and the areas 
extending five feet beyond the foundations, and to exterior concrete slabs areas and the areas 
extending three feet beyond their edges. 
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Within building areas including areas of exterior concrete slab-on-grade, existing weak soils 
should be removed to their maximum depth. We anticipate that this will require excavations of 
up to 4 feet below existing grades as determined by the by the geotechnical engineer or 
engineering geologist in the field at the time of construction. Deeper excavating may be 
necessary to remove isolated weak soils. Prior to fill placement, a geotextile stabilization fabric, 
such as Mirafi HP370, WinFab 370HP, or equal, should be placed over the excavation bottom in 
accordance with the manufacturer's specifications. 

Based on the project information provided by you, it is our understanding that the residence will 
be constructed 4 feet below existing grade to reduce its visibility from surrounding area. It is 
likely that this excavation to subgrade will remove much of the weak soils, however the 
underlying material may be prone to settlement under construction loads. To provide adequate 
concrete slab-on-grade support, it is recommended that a minimum of 18 inches of material 
below the final subgrade be over excavated and replaced as properly compacted fill according to 
the specifications provided in this report. Alternatively, interior slab-on-grade floors can be 
structurally designed to span between foundation elements. 

After the recommended excavations are complete, BAI should observe the soils exposed to 
confirm suitable materials are present. The exposed soils should then be scarified to about six 
inches deep, moisture conditioned to at least optimum moisture content and compacted to at least 
90 percent relative compaction as determined by the ASTM D 1557 test procedure, latest edition. 
These moisture conditioning and compaction procedures should be observed by BAI to check 
that the soil is properly moisture conditioned and the recommended compaction is achieved. 

The site soils encountered in the test borings are suitable for re-use as compacted fill. Fill 
material, on-site or imported, should be free of perishable matter and rocks greater than three 
inches in largest dimension, have an expansion index less than 30 and be approved by BAI 
before fill placement. Fill should be placed in thin lifts (six to eight inches depending on 
compaction equipment), moisture conditioned to near optimum moisture content, and compacted 
to at least 90 percent relative compaction, to achieve planned grades. 

6.2.3 Finish Grading 

Finished surfaces should be graded to drain away from structures and foundations. A minimum 
surface drainage gradient of three percent is recommended. 

Subgrade soil should be finished true to line and grade to present a smooth, firm, and unyielding 
surface. Finished surfaces should be maintained moist and free of shrinkage cracks until covered 
by permanent construction. Fill surfaces allowed to dry out and crack should be re-moisture 
conditioned to at least optimum moisture content and re-compacted prior to pavement 
installation. 
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6.3 Foundation Support 

6.3.1 Drilled Piers 

The structures can be supported on a system of drilled cast in place concrete piers interconnected 
with grade beams. Drilled piers should be at least 12 inches in diameter and should be embedded 
a minimum of five feet into supporting soils, as determined by BAI. The supporting soil was 
encountered at approximately 5 to 8 feet below existing ground surface. The drilled piers should 
be at least 10 to 13 feet in length . Pier length and diameter should be determined by a structural 
engineer based on our recommendations. Bedrock was not encountered within our borings; 
however, bedrock is anticipated to be approximately 20 feet below the existing ground surface. 
If one pier penetrates bedrock, all the piers should penetrate bedrock. A perimeter drain should 
be constructed as shown on the attached Plate 13. 

Pier spacing should be no closer than 3 pier diameters, center to center. The drilled piers should 
be designed to gain support from skin friction. A skin friction value of 300 pounds per square 
foot (psf) of shaft area may be used in the supporting soil, for dead loads plus live loads. For 
total downward loads due to wind or seismic forces, the pier capacity can be increased by one 
third. Uplift frictional capacity for piers should be limited to 2/3 of the allowable downward 
capacity. When final pier depths have been achieved, as determined by BAI, the bottoms of the 
pier holes should be cleaned of loose materials. BAI should observe the drilling and final clean 
out of the pier holes, prior to the placement of reinforcing steel. 

Resistance to lateral loads can be obtained using passive earth pressure against the face of the 
foundations. An allowable passive pressure of 250 psf (rectangular distribution) can be used 
within the supporting soil. Passive pressure should be neglected within the upper 5 feet of 
existing ground surface. Passive pressure can be projected over two pier diameters. 

If groundwater is encountered during construction, the pier holes should be dewatered prior to 
placement of reinforcing steel and concrete . Alternatively, if more than six inches of 
groundwater has entered the pier hole, concrete can be tremied into place with an adequate head 
to displace water or slurry. Concrete should not be placed by freefall in such a manner as to hit 
the sidewalls of the excavation. 

Caving soils may be encountered. The driller should be prepared to case pier holes where caving 
occurs. If used, the casing would need to be withdrawn from the pier holes as the pier concrete 
is placed. 

6.3.2 Spread Footings 

The proposed structures can be supported on reinforced concrete footings in compacted fill. 
Footings can be designed using an allowable soil bearing pressure of 2,500 pounds per square 
foot (psf) for dead plus live loads. A 33 percent increase in bearing pressure is allowable for 
total loads, including wind or seismic loads. Footing elements within compacted fill pad should 
be founded at least l 8 inches below lowest adj acent finish grade with at least 24-inches of 
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compacted fill below the footing. Wall footings should be no less than 12 and 15 inches wide for 
one and two-story construction , respectively. 

No subsurface structures (such as subsurface walls, tanks, other foundations, or utility lines) 
should extend below the footings, or within a zone defined by a 45-degree angle projected 
downward from the outside, bottom edges of the footings. Completed foundation excavations 
should be observed by a representative from BAI prior to the placement of reinforcing steel. A 
perimeter drain should be constructed as shown on the attached Plate 13. 

Resistance to lateral loads can be obtained using passive earth pressure against the face of the 
foundations. An allowable passive pressure of 200 psf per foot of depth below subgrade and 
frictional resistance of 0.30 times net vertical dead load, are appropriate for footing elements 
poured neat against supporting natural and approved engineered fill soils, if required. Passive 
pressure should be neglected within the upper 6 inches. 

6.4 Seismic Design Criteria 

The structure should be designed and/or constructed to resist the effects of strong ground shaking 
( on the order of Modified Mercalli Intensity IX) in accordance with cun-ent building codes . The 
California Building Code (CBC) 2022 edition indicates that the site classification for the 
property is Site Class F, due to the potential for liquefaction. BAI is anticipating that the 
fundamental period of vibration will be equal to or less than 0.5 seconds, for which a site­
response analysis is not required in accordance with ASCE 7-16. However, if the structural 
engineer determines that the fundamental period of vibration is greater than 0.5 seconds, BAI 
will need to re-evaluate the site and may need to perform a site response analysis. Based on a 
site response analysis not being required, BAI is using Site Class D for design. Accordingly, 
CBC indicates that the following seismic design parameters are appropriate for the site: 

Table 5: Seismic Design Parameters 
Site Class = D 
_Map2ed Spectral Response Acceleration at 0.2 sec Ss = 2.035g __ 
_ Mapped Spectral Response Acceleration at 1.0 sec S,= 0.841g __ 
Modified Spectral Response Acceleration at 0.2 sec SMs = 2.035g __ 
Modified Spectral Response Acceleration at 1.0 sec SM1= 1.430g 
_Design Spectral Response Acceleration at 0.2 sec Sos= 1.357g __ 
Design Spectral Response Acceleration at 1.0 sec So,= 0.953g 
Site Coefficient Fa= 1.0 
Site Coefficient Fv = 1.7 

·······--·· ··- ·•·•··· 
, __ ., ___ ________ 

~(?_l'lg:period transition period TL= 12 
Seismic Design Category = E 

6.5 Concrete Slab Support 

If a structural-supported concrete slab is used (i.e., the slab is supported by and able to span 
between, interconnecting foundation elements without gaining support from underlying soil), 
then over-excavation of subgrade soils is not required. However, topsoil containing organics 
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should be removed beneath the planned slab (as much as 12 inches in depth below existing 
ground surface). 

Concrete slabs on grade not supported by foundation elements should be supported on properly 
compacted fill placed in accordance with our recommendations previously presented in 6.2 Site 
Grading. The compacted fill can be crushed drain rock or native soils placed in thin lifts and in a 
manner to prevent segregation; moisture conditioned to near optimum moisture content and 
compacted to 90 percent relative compaction to provide a firm unyielding surface. The drain 
rock should not be loose but vibrated in place to ensure a tight inter-locking of the rocks. 

Regardless of means of support, interior concrete slab floors should be underlain by at least four 
inches of clean, free draining ¾ inch crushed rock, to act as a capillary moisture break. An 
underslab drain should be constructed, as shown on the attached Plate 13. If a soil-supported 
slab is used, shrinkage cracks within the subgrade soils should be closed by wetting before 
crushed rock placement. 

Where migration of moisture through the floor slab would be detrimental to its intended use, the 
installation of a vapor ban-ier membrane should be considered. The moisture/vapor barrier 
geomembrane, placed upon the gravel layer, should be at least 15 mils thick (i.e., Stego ® Wrap 
Vapor Barrier, or equivalent), installed in accordance with the manufacturer's specifications to 
prevent moisture migration through the seams. With a 15-mil minimum thickness membrane, 
the 2 inches of wetted sand typically placed upon the membrane may be omitted. Construction 
of moisture/vapor barrier does not guarantee the prevention of moisture moving through the floor 
slab. However, this provision should substantially reduce the potential for moisture-vapor 
problems on the floors and/or future mold and mildew problems. 

6.6 Retaining Walls 

If retaining walls are utilized, they should be provided with permanent back drainage to prevent 
buildup of hydrostatic pressure or designed to resist hydrostatic pressures. Drainage and backfill 
details are presented on Plate 14. In areas where movement of moisture vapor through the wall 
would be detrimental to its intended use, installation of a vapor retarder membrane should be 
considered. Construction of vapor retarders does not guarantee the prevention of moisture 
moving through concrete walls. Quality, placement, and compaction requirements for backfill 
behind subsurface walls are the same as previously presented for fill. Light compaction 
equipment should be used near the wall to avoid overstressing the walls. Retaining walls should 
be designed to resist the lateral earth pressures presented on Plate 15. 

In addition to static loads, the retaining walls should also be designed to resist potential seismic 
loads, in accordance with CBC requirements. For seismic loads, a pressure increment equivalent 
to a triangular distribution is recommended, varying from 0 (zero) pounds per square foot (psf) at 
the top of the retaining portion of the wall to 25H psf at the bottom of the retaining portion, 
where "H" is the height of the retaining portion (resultant dynamic thrust act at 0.33H above the 
base of the wall). 
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6.7 Site Drainage 

Because surface and/or subsurface water is often the cause of foundation or slope stability 
problems, care should be taken to intercept and divert concentrated surface flows and subsurface 
seepage away from the building foundations . Drainage across the lot should be by sheet-flow. 
Surface grades should maintain a recommended three percent gradient away from building 
foundations. Under slab drainage and foundation drains should be provided as shown on 
Plate 13. 

7.0 ADDITIONAL SERVICES 

BAI should review and provide consultation during preparation of final development plans. 
Prior to construction, BAI should review the final grading plans, and soil related specifications 
for conformance with our recommendations . During construction, BAI should be retained to 
stake the bluff edge to ensure the proper setback. During construction, BAI should be retained to 
provide periodic observations, together with field and laboratory testing, during site preparation, 
placement and compaction of fills, if required. Our reviews and tests would allow us to verify 
conformance of the work to project guidelines, determine that soil conditions are as anticipated, 
and to modify our recommendations, if necessary. 

8.0 LIMITATIONS 

This geotechnical investigation was performed in accordance with the usual and current 
standards of the profess ion , as they relate to this and similar localities . No other warranty, 
expressed or implied, is provided as to the conclusions and professional advice presented in this 
report. Our conclusions are based upon reasonable geological and engineering interpretation of 
available data. 

The samples taken and tested, and the observations made, are considered to be representative of 
the site; however, soil and geologic conditions may vary significantly between test borings and 
across the site. As in most projects, conditions revealed during construction excavation may be 
at variance with preliminary findings . If this occurs, the changed conditions must be evaluated 
by BAI, and revised recommendations be provided as required. 

This report is issued with the understanding that it is the responsibility of the Owner, or his/her 
representative, to ensure that the information and recommendations contained herein are brought 
to the attention of all other design professionals for the project, and incorporated into the plans, 
and that the Contractor and Subcontractors implement such recommendations in the field. The 
safety of others is the responsibility of the Contractor. The Contractor should notify the owner 
and BAI if he/she considers any of the recommended actions presented herein to be unsafe or 
otherwise impractical . 

Changes in the condition of a site can occur with the passage of time, whether they are due to 
natural events or to human activities on this, or adjacent sites. In addition, changes in applicable 
or appropriate codes and standards may occur, whether they result from legislation or the 
broadening of knowledge. Accordingly, this report may become invalidated wholly or patiially 
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by changes outside of our control. Therefore, this report is subject to review and revision as 
changed conditions are identified. 

The recommendations contained in this report are based on certain specific project information 
regarding type of construction and current improvement locations, which have been made 
available to us. If conceptual changes are undertaken during final project design, we should be 
allowed to review them in light of this report to determine if our recommendations are still 
applicable. 
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CLAYS, SIL TY CLAYS, LEAN CLAYS 

ORGANIC SIL TS AND ORGANIC SIL TY OL CLAYS OF LOW PLASTICITY 

INORGANIC SILT, MICACEOUS OR 
MH DIATOMACEOUS FINE SAND OR SILTY 

SOILS 

CH INORGANIC CLAYS OF HIGH PLASTICITY 

ORGANIC CLAYS OF MEDIUM TO HIGH OH PLASTICITY, ORGANIC SILTS 

PEAT, HUMOUS, SWAMP SOILS WITH HIGH PT ORGANIC CONTENTS 

KEY TO TEST DAT A 
LL - Liquid Limit Consol - Consolidation 

Pl . Plasticity Index El - Expansion Index 

■ Sample Retained SA - Sieve Analysis 

0 Sample Recovered , Not Retained 

~ Bulk Sample 

□ Sample Not Recovered 

CA - California Modified Split Barrel Sampler 3.0-inch O.D. 

CM - California Modified Split Barrel Sampler 2.5-inch O.D. 

SPT - California Spl it Barrel Sampler 2.0-inch 0.D. 

SH - Shelby Tube 

RC • Rock Coring 

Recovery - Percent Core Recovered 

Shear Strength, psf l ! Confining Pressure, psf 

Tx 1564 (1440) - Unconsolidated Undrained Triaxial 

TxCU 1564 (1440) - Consolidated Undrained Triaxial 

DS 2020 (1440) - Consolidated Drained Direct Shear 

FVS 520 - Field Vane Shear 

UC 1500 - Unconfined Compression 

pp 1500 - Field Pocket Penetrometer 

Sat - Sample saturated prior to test 

'SJ_ Initial Groundwater Level Reading 

.!. Second Groundwater Level Reading 

RQD • Rock Quality Designation (length of core pieces >- 4-inches / core length) 
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RELATIVE DENSITY OF COARSE-GRAINED SOILS 

Relative Density 

--·- --- --- -----

Very loose 
Loose 

Medium dense 
Dense 

Very dense 

Standard Penetration Test Blow Count 
(blows per foot) 

---

4 or less 
5 to 10 

11 to 30 
31 to 50 

More than 50 

CONSISTENCY OF FINE-GRAINED SOILS 

Consistency Identification Procedure Approximate Shear 
Strength (psf) 

Easily penetrated several inches with fist 
Easily penetrated several inches with thumb 

Penetrated several inches by thumb with moderate effort 
Readily indented by thumb, but penetrated only with great effort 

Readily indented by thumb nail 

Less than 250 
250 to 500 

500 to 1000 
1000 to 2000 
2000 to 4000 

Very soft 
Soft 

Medium stiff 
Stiff 

Very stiff 
Hard indented with difficulty by thumb nail More than 4000 

Dry 

Damp 

Moist 

Wet 

Saturated 

NATURAL MOISTURE CONTENT 

No noticeable moisture content. Requires considerable moisture to obtain optimum 
moisture content* for compaction. 

Contains some moisture, but is on the dry side of optimum. 

Near optimum moisture content for compaction. 

Requires drying to obtain optimum moisture content for compaction. 

Near or below the water table, from capillarity, or from perched or ponded water. All 
void spaces filled with water. 

• Optimum moisture content as determined in accordance wi th ASTM Test Method 01 557, latest edition. 

Where laboratory test data are not available , the above field classif ications provide a general indication of 
material propert ies; the classifications may require modificat ion based upon laboratory tests. 
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Sample Source Classi fication 

• B- 1 at 6 ft 
LIGHT ORANGE-BROWN SIL TY 

SAND (SM) 

III B-2 at 13 ft 
LIGHT ORANGE-BROWN SIL TY 

SAND (SM) 

... 8-4 at 4.5 ft 
DARK BROWN SIL TY SAND (SM) 

- - --

·--- ;,i; -

6 

Confining 
Pressure 

(psf) 

1152 

2160 

864 

- . 

8 

Ultimate 
Strain 

Dry 
Strength 

(%) 
Density 

(psf) (pcf) 

2559 5.2 107 

5161 4.4 100 

2051 9.7 103 

Job No.: 13264.01 UNCONSOLIDATED UNDRAINED TRIAXIAL COMPRESSION 

Brunsing Associates, Inc. TEST RESULTS 

5468 Skylane Blvd ., Sui te 201 e:Eo 
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Moisture 
Content 

(%) 

15.1 

11 .8 

18.5 
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NORMAL PRESSURE, psi 

Sample Source Classification yd MC% C q> (dcgroo) 

Initial 104 4.3 
• B-1 at 16.0 ft LIGHT ORANGE-BROWN SAND (SP) 0 48 

After 103 18.8 
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REFERENCE: 
Photograph taken on-site 
August 8, 2023. 
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NOTES: 

Building Perimeter Foundati on,--....,,.·:·· · ; " 
.<] :-.<1.·· ·Ll 

_;_ -<:·_tt-.· f.ll..:."3,·l{ll_:;~·/!_'(/~~1L(~~-,!!..~-:~:'.!..!..~:.;/l!/~';),''!j../;:;,'.:_.: 

~~ .. ~~-~Ll 

(j~ r,•4 : ~ \.'., L,.' 

! ________ _ ______ _ 

,,c'._ ____________ _ •1 ·"' !:. • 

~1 ~,t, ~~: ~~-~~--A~~•-/~: 

Drain Rock Wrapped 

in Geotextile Filter 

Fabric (see Note 1) 

""- 4-inch Perforated Pipe 

(see Note 2) 

PERIMETER FOUNDATION DRAINAGE DETAIL 
(Not to Scale) 

2-inch Thick Sand Cushion 

(if required by Project Structural 

Engineer and/or Architect) 

Vapor Retarder Membrane (see Note 4) ____ _ 

4-inch of Drain Rock (see Note 1) 

4-inch Perforated Pipe (see Note 2) 

20 Feet on Center Maximum 

Spacing Between Pipes 

UNDER SLAB DRAINAGE DETAIL 

(Not to Scale) 

2 inch minimum 

1. Drain rock should be clean, free-draining 3/4-inch cru shed rock. 

2. Perimeter foundation drain rock should be wrapped in a non-woven geotextile filter fabric (Mirafi 140N or equivalent) or 

Class 2 permeable material, without filter fabric, per Caltrans standard specifications, latest edition . 

3. Pipe should be SOR 35 or equivalent, perforations placed down, sloped at least 1 percent to gravity outlet. 

4. A clean-out pipe wi th cap should be installed at the up-slope end of the pipe, pipe elbows should be 45 degrees or 

less (for "snake" access). 

5. Vapor retarder should be at least 15-mils thick and installed in accordance with the manufacturer's specifications. 

Job No.: 13264.01 PERIMETER FOUNDATION AND UNDER SLAB 
Brunsing Associates, Inc. DRAINAGE DETAILS PLATE 
5468 Skylane Blvd., Suite 201 CEO 

REIMANN RESIDENCE 
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NOTES: 

gJ E 
_c ::J 
u E 
C ·c 

C\J .E 

Retaining Wall 

Drain Rock 
(See Note 1) 

- 211. min,---j 

1.0 ft. min. of Approved 

Compacted Select Backfill 

: Drain Rock or Approved 

1'Compacted Select 

Backfill 

2 in. min . 

4 in. Perforated Pipe 

(See Note 2) 

RETAINING WALL DRAINAGE DETAIL 

(Not to Scale) 

I 

(1) Drain rock should be clean, free-draining 3/4-inch crushed rock and should be wrapped in a non-woven geotextile 

fi lter fabric (Mirafi 140N or equivalent), or Class 2 permeable material, without filter fabric, per Caltrans standard 

specifications, latest edition. 

(2) Pipe should be SOR 35 or equivalent, placed wi th perforations down, and sloped at 1 percent to drain to gravity 

outlet. 

(3) A clean-out pipe with cap should be installed at the up-slope end of perforated pipe, and pipe elbows should be 45 

degrees or less (for "snake" access). 
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_.. ... :, ( .'; 
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Hw 

·, ~ ~ 

(fr 

I -- :S: • I ~ ~ ~ H w H 
psf psf psf psf 

PASSIVE 
PRESSURE 

AT-REST 
(See Note 1) 

ACTIVE 
(See Note 1) 

HYDRO- SEISMIC 
STATIC (See Note 4) 

(See Note 2) 

NOTES: 
(1) If the wall at the surface of the backfill cannot move more than about 0.1 percent of its' height, at-rest soil pressures should be used. 

(2) If the wall is drained the above hydrostatic pressure does not have to be used. See Plate 14 for drainage and backfill details. 

(3) The above pressures should be used where backfill slope is flatter than 3 horizontal to 1 vertical (3H: 1 V). Where backfill slope is 
between 3H: 1 V and I.SH: 1 V, use active pressure of 55H psf and at-rest pressure of 87H psf, respectively. 

(4) For additional design seismic pressures see the Retaining Walls section ofthis report. 

r 
psf 

Surcharge 
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Caution: This email originated from outside of the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From:
To: Liam Crowley
Cc:
Subject: CDFW comments: CDP_2024-0004 (Reimann & Schilke) - re-referral
Date: Friday, January 10, 2025 8:57:02 AM

Liam,
Thank you for the opportunity to review this CDP application and associated documents
including the updated biological report and RMMP. Please see this email for CDFW’s
comments and recommendations.

It is CDFW’s understanding that the project description has been revised to include only the
following: (1) the construction of a single-family residence, (2) the creation of a landscaped
berm/knoll surrounding the residence, (3) the creation of a berm separating the residence and
existing parking area, (4) portions of a water catchment area outside of any ESHA and/or ESHA
buffers, (5) the construction of an ADU with an attached garage, (6) the construction of a
storage shed, (7) repairs and improvements to existing fencing only in areas outside of ESHA
and/or ESHA buffers, (8) the drilling of one (1) test well and conveyance of water lines only
outside of ESHA and/or ESHA buffers, (9) a new entry gate only outside ESHA and/or ESHA
buffers, (10) new fencing only outside ESHA and/or ESHA buffers, (11) after-the-fact permitting
of an existing driveway, and (12) mitigation of impacts to wetlands due to the development of
the previously unpermitted driveway, including implementation of the RMMP. CDFW provides
the following comments and recommendations in our Trustee Agency role to assist the County
as Lead Agency in assessing a project’s potential impacts:

CDFW comments:
1. The site’s resources, as updated in the biological report and RMMP, are not reflected on

the CDP application’s site plan. This is problematic as it does not include the full extent
of wetlands as per the wetland delineation (reviewed and approved by the Regional
Board), does not identify the seasonal wetland creation site (a mitigation requirement
from the Regional Board), and it appears the water catchment system will either be
within ESHA, as designated by the updated biological report, or within the LCP’s
required buffers for ESHAs. CDFW does not have sufficient information to determine if
the proposed development will or will not impact resources as the site plan (pdf page 18
of 111 and page 41 of 111, landscaping plan) report conflict the representation of
development and the resources documented onsite as presented in the updated
biological report, RMMP, and wetland delineation. The updated biological report and
wetland delineation states (pdf page 25 of 91) states, “The proposed development
project is strategically positioned beyond the 100-foot ESHA buffers, adhering to
regulatory guidelines. Both the Limited-Density Rural Dwelling and the
Garage/Accessory Dwelling Unit are within the building envelope of the Vested CDP# 1-
81-85;” however, the development appears to encroach both into ESHA and the ESHA
buffers. Please provide an updated site plan and ESHA map that identifies:

a. Location of the proposed seasonal wetland creation (page 83 of 111). It seems
appropriate that the ESHA buffer on the current wetland ESHA should be
extended to encompass this feature and it should also have a buffer identified for
it as per the LCP (either 100’ or 50’ with the buffer analysis). The buffer analysis
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would also need to be updated to incorporate the seasonal wetland creation. 
b. The full extent of resources as per the updated wetland delineation and biological

report.
c. Location and extent of low, symbolic fencing (see recommendation below).

2. It is CDFW’s understanding that the proposed landscaping berm was a requirement
from the property’s initial CDP. Is the berm still required by either the County or the
Coastal Commission to screen the development from Highway 1? The berm would most
likely require soil to be imported to the site, which may significantly increase the
introduction of invasive plant species. See pdf page 39 of 111 (landscaping notes).

3. The water catchment system as identified on the site plan appears to encroach into
wetlands or their buffers. Please provide more information as to the construction and
maintenance of this catchment system in addition to its proposed use. Any
development in identified wetlands, as the updated wetland delineation, would be
subject to the authority of the Regional Water Quality Control Board and require
consultation and most likely, permitting from that regulatory agency.

4. Has CalFire 30’ and 100’ defensible space been incorporated into the development
footprint? Will the CDP include a fire protection plan within the development envelope
that outlines the allowable maintenance for fire safety and defensible space?

5. The installation of the existing driveway resulted in the fill of wetlands; however, the
property owner has worked with the Regional Water Quality Control Board to resolve the
Notice of Violation (April 2024). While the existing driveway was not installed as per the
property’s initial CDP, removing the existing driveway and installing it in the southern
location would most result in additional impacts to natural communities and wetlands
(see updated wetland delineation).

6. Future development or maintenance of the eastern watercourse and its culvert would
be subject to notification to California Department of Fish and Wildlife under Fish and
Game code section 1600 in addition to permitting by the Regional Water Quality Control
Board.

7. Casting seed to establish wetland vegetation in the seasonal wetland may not be
sufficient to achieve the success criteria (within five years); planting plugs would
increase the likelihood of achieving success criteria cover requirements. PDF page 27 of
91 of the updated biological report and wetland delineation states, “Consider mitigating
the possible impact of the existing driveway crossings by planting wetland vegetation in
the amount to replace the protective values of the impact area of the driveway on the
parcel, at a minimum ratio of one (1) to one (1), as per Mendocino County Code Sec.
20.719.020 - ESHA—Development Criteria. An appropriate native wetland vegetation
would be Pacific reedgrass (Calamagros's nutkaensis), which will be planted in an area
of the property that is not currently a wetland. Proposed locations of the new wetland is
around SP06 and SP08, areas which currently are not wetlands.” Additionally, the
updated report includes performance and success criteria for Pacific Reed grass (7.4.2.
Performance and Success Criteria: Aper 2 years of monitoring, cover of Pacific
reedgrass (Calamagros's nutkaensis) should be >60% and increase by 2-5% yearly until
the goal of 80% within the restoration area is reached by the end of the monitoring
period (i.e., 5 years). In addition, the area covered by other non-invasive species will be
reduced to <10%.” The planting palette within the RMMP does not include the planting
of this species. Will this species be added to the wetland planting palette?

8. Page 81 of 111: transects or plot be established to measure cover during the required
monitoring and reporting period?

9. Has the County discussed a deed restriction with the applicant to prevent future
development of the mitigation area and ESHAs as delineated in the 2024 updated
biological report and wetland delineation? It would seem appropriate to restrict future
development on the property due to the extent of wetland features and impacts to them
through unpermitted development.

10. Appendix E of the updated biological report and wetland delineation indicates the high
potential for species to occur including bats and California red-legged frog, but
mitigation measures do not include appropriate avoidance, minimization or survey
requirements for these species before or during construction. Has the project consulted
with the USFWS for the potential presence of California red-legged frogs, a federally-
listed (threatened) species? The report also indicates suitable bat habitat was identified
onsite during protocol level surveys but did not identify the survey protocol or describe



the location or type of habitat present. The mitigation measures did not include
measures to avoid or minimize impacts to bat species through seasonal avoidance or
other means.

Recommendations:

1. All fencing including that proposed along the coastal trail access shall be of a
wildlife-friendly design.

2. The landscaping notes/plan should be revised to develop a planting palette that
consists of locally native, appropriate species and not include any invasive plant
species (see pdf pages 41-43 of 111).
a. Culinary plants and fruit trees, etc., should be planted in designated areas where

they cannot escape into the native natural communities onsite or result in
competition to native species proposed to vegetate the landscape berm.
Culinary herbs should be established separately from the native vegetation that
is proposed to vegetate the berm.

b. The berm’s planting palette shall consist of locally, native species. The referral
packet identified the planting palette for the berm. Some species are
appropriate, such as Pacific reed grass, but others may not be. As an example,
yellow bush lupine, which is not a locally native species and may be a
problematic species, is proposed for planting on the berm. It is CDFW’s
understanding that the local California Native Plant Society, the Dorothy King
Young chapter, recommends not planting this species. Please see their website
for more information on the Mendocino coast’s native vegetation and the
chapter’s contact information.

3. Invasive species shall be targeted for removal property-wide for a period of no less
than ten years. If non-native tress including Monterrey pines are removed, they shall
be replaced with locally appropriate, native species. Recommend removal of the
non-native tree and shrub species that have been planted along the driveway.

4. Develop a landscaping/restoration plan that includes planting palettes for both
landscaping and other planting property-wide, that includes invasive species
management (locations, monitoring, and reporting) as well as means and methods
to manage the invasive species.

5. To reduce potential for incidental encroachment into ESHA and ESHA buffers, install
low, symbolic fencing at the outside edge of ESHA buffers and where development
occurs within ESHA and/or ESHA buffers, the fencing shall be installed at the edge of
development including on the edge of the driveway. Please see the attached markup
as an example. The site plan should be updated to include the location and extent of
this fencing.

6. Page 81 of 111: Recommend establishing photo vantage points and map of those
locations with cardinal points.

7. Page 81 of 111: The annual monitoring report example mentions target wildlife
species. What are the target wildlife species?

8. Incorporate mitigation measures, when revised (see below) as conditions of
approval.

9. Revise mitigation measures to indicate what actions would be taken if species are
found during pre-construction surveys including notification to the appropriate
agencies and identification of suitable habitat to relocate species.

10. PDF page 29/91 of the updated biological and wetland delineation states, “The
property owner and/or a consulting biologist will conduct an annual review between
February and May each year to record these metrics and will make necessary
adjustments to planting strategies and/or management practices based on annual
performance to ensure ongoing success.” The monitoring and any adjustments to
planting strategies or management practices should be conducted by a qualified
biologist or individual with the education and experience to identify the flora and
fauna of coastal Mendocino County.

11. PDF page 30 of 91 in the updated biological report states, “The property owner has
also started to implement physical barriers (hedge) to protect sensitive areas from
human disturbances.” The location of this hedge and the species planted are not



shown on the site plan or described further within the application’s documents.
Where is this hedge located? The hedge should not include non-native species.

Please give me a call to discuss any questions you may have regarding these comments and
recommendations.
Best, Jenn

Jennifer Garrison
Senior Environmental Scientist Specialist
Coastal Conservation Planning – Northern Region
32330 North Harbor Drive, Ft Bragg, CA 95437

REPORT POACHERS & POLLUTERS: 1-888-334-2258 
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